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Presentatien of financial information

The financial stalements for the year ended

31 March 2022 have been prepared on the historicat
cost basis, except for the revaluation of properties,
inveslments classified as fair value through proiin
or loss and derivatives. The financiai statements
are prepared in accordance with UK-adopted
International Accounting Standards and the relevant
legal requirements ¢t the Companies Act 2006
[YFRS. On 31 December 2020 EU-adopted IFRS
was brought into UK law and became UK-adaptead
International Accounting Standards, with future
changes to IFRS being subject io endorsement by
the UK Endorsement Board, The cansehidated
financial statements have transitioned to UK-
adopted Iniernational Accounting Standards for the
year ended 31 March 2022, This change constitutes
a thange in accounting framewark. However, there
is ne impact on recognilion, mMeasurement or
disclasure in the year reported as a result of the
change in framework inthe current financial year

the Group has adopted a number of minor
amendments to standards effective in the year
issued by the IASB. none of which have had a
material impact on the Group. The accounling
policies used are gtherwise consistent wilh those
centained in the Group's previous Annval Report
and Accounts for the year ended 31 March 2021,
The Group’s interests in jeint ventures and funds
are shown as a single tine iterm en the income
statement and balance sheet and all subsidiaries
are cansolidated at 100%.

Management considers the business principally
an § praportionally consolidated basis when setling
the sirategy. determining annual priorities, making
investment and financing decisions and rewewing
perfarmance. This inciudes the Group’s share of
joint ventures and funds on a line-by-line basis and
excludes non-contralling interests in the Group's
subsidiaries, The financial key performance
indicalors are also presented on this basis, Reler
ta the Financial review for a discussion of the IFRS

Other Informaticn

239 Otherinformation [unaudited}

244 EPRAbest praclice
recommendations on
sustainability reporting

245  Tenyearrecord

246 Sharebolder information

resulis, We supplemment aur IFRS figures with
non-GAAP measures, which management uses
internatly. IFRS measures are labelled as such

See our supplementary disclosures which start

on page 233 for reconcilialions, in addition to Nole 2
In the financial stalements and the glossary found
at britishland com/glossary.

integrated regorting

We inlegrate social and envirgnmenlal information
throughout this Report in Uine with the International
Integrated Reporting Framewark. This reflects

how our industry-teading sustainability strategy

is integrated into our business, detivering lasting
value for a¥ our stakeholders. We publish adddtionat
socnat and environmental data in our Sustainability
Accounts found at britishland com/data.

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.

Visrl britishland.com for mare 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
274p $251m  727p 21.92p
2021.18.8p 2021: €201m 2021: 648p 2021.1504p

IFRS EPS IFRS profit after tax IFRS net assets Assets under management
103.3p 2960m £6,733m £14.3bn
2021:111.2)p 2021: €£11,083Im 2021: £3,983m 2021: €12.7on

Operational highlights

'Stakeholder outcomes

39m sq ft

leasing activity

Our strongest performance in
10 years

1.7m sq ft

committed developments

Inctuding 585.000 sq ft
at Canada Waler

14.8%

tetal accounting return

Oriven by the EPRA NTA per
share uplift af 12.2%

23,949

beneficiaries fream our
community activities

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

6.8%

valuation gain across
the portfalio

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

£1.3bn

gross development value of
urban logistics pipeline

Assembled in 12 months

632

kg CO,e per sqm
average embodied carbon in

office developments

Pricritising re-use of existing
materials and piloting more
sustainable alternatives

£2.2bn

capital activity

Including £290m fram Canada
Water and £494m from
Paddington Central

|past year end)

A

senior unsecured credit rating

With £1.1bn af financing activity
during the year

2 British Land Annual Report and Accounts 2022

5-star

GRESB rating

Including a 5 stas 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 to create
value. We identify key themes in our markets and invest behind
them. To do this, we make timely decisions to recycle capital out of
mature assets and into development and value accretive acquisitions.

Read about our Strategy on pages 16-27

Best in class platform

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

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

Attractive development pipeline

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

opportunities with a gross development value of

Read more about our developments on pages 20-21

Excellent ESG track record

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

Read abaut pur pipeline of developments an pages Z20-21 and cur decision
making process on page 100

Strong balance sheet

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

to progress our strategy.

Read about our financial policies and principtes on pages §1-83

British Land Annual Repert and Accounts 2022 3



REASONS TQ INVEST iN BRITISH LAND continued

Canada Water:
our investment
case in action

Fhe British Land Company PLC 00621320
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Focus on value
creation

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

Read about gur strategy on pages 16-27

image is a CGI

4 British Land Annual Report and Accounts 2022

Best in class
platform

Our expertise across investment,

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

the scherne. We will continue to use our
platform to develop and manage the
Masterplan an behali of the joint venture.

Read abou!t our people o0 pages 17 and 35-37



Attractive
development pipeline

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

Read moare 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. Our strong track
record of community engagement was key
to achieving planning far this scheme and
we continue to suppert local people for
example through affordable space, helping
young entrepreneurs grow their business.

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

British Land Annual Report ang Accounts 2022
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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 our
approach to managing risk as well as
providing access to new opportunities.

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



GUR PORTFOLIO

Knowledga Quarter

The British Land Company PLC 005621920

] o Horton & Shoreditch  Broadgate
Los: %Zgganmss o Hoston (3 32 acre office-led
i "
. Campus adjacent
Regent’s Place St Pancras ta Livperponrl !
13 acre office-led 2 Station il Street Stati i
Campus in London’s 'Y Ogustyn oo bat an::\::::m reeiatalion
Knowledge Quarter Regenr’s 1avian #ch hel
9 Park Ofd Streel
(o] ’ O
Edgware Fyeringdon Sharedileh
Road 9 High Sireet O
Paddingtan O (@)
Station The West End M,
Q2= " West & Bond Creativa hub aorgate O Q
Sireel == - - E
[e) Enm-n;am The City Liverpoal §:
Grlord ourt Road Srees Station 3
Circus Blackiriars
Maylair o o
o
Piccadilly
S
£ o
¢
.
Sauth Bank
Canada Water L4
Masterplan Q

11 acre office-led
Campus close to
Paddington Statian

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

Our Campuses combine well connected,
high quality and sustanable buildings
with an atiractive public realm where
businesses can cluster together to

drive growth and innovation.

We are delivering a fourth Campus
at Canada Waler and have identified
opportunities to take this successful

. medel putside Lendeon, targeling centres

of inngvation such as Oxfory, Cambridge
and well established research parks.

We create value through development and
have assembled an 8.6m sg ft development
pipeline across our Campuses, with 1.7m
sq ft already commtted.

3 British Land Annuat Report and Accounts 2022

53 acre redevelopment
schemeinzone 2

8.6m sq ft pipeline of Campus developments

2-3 Finsbury Avenue, Canada Water

Brogdgate

Some images are CGls

Read mare about our siralegy on pages 16-27

Priestley Centre, Surrey
Research Park
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Retail & Fulfilment

OQur Retail & Fulfilment [ United Kingdom
portfolio focuses on formats which
complement the growth of online.

A key focus is urban logistics in London.
In 12 months we have assembled &
development-led pipeline of opportunities
with a gross development value of £1.3bn
which align to gur expertise in delivering
compiex projeris in | andan,

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

Qur porifolio of shopping centres includes Retail & Fulfiiment
well located open air schemes, as well as A modern, well located

e~ Ltradilional-covered centreST——— - - UK network
Portfolio highlights - -

£14.3bn

managed assets

£10.5bn

owned assets

22.2m

sq ft of floor space

£458m

annhualised 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

Innavation Campuses
opportunity

British Land Annual Repart and Accounts 2022 ?



HOW WE DELIVER VALUE

Places
People
Prefer

QOur inputs —>

People

- Breadih and depth of our experlise

- Diverse and inclusive environment

- Culture of teamwork and collaboration

Portfolio

-2 = Well.connacted, high quality London Campuses

- Prime portfolio of well located retail parks
- Attractive development pipeline facused on
Campuses and urban logistics in Lendon

Relationships

- Close customer relationships

- Successfuijaint veniure partnerships
- Strong links with local communities
- Trusted partner for lpcal authorities
- Good relationships with key suppliers

Financial strength

- Strong balance sheet

- Diverse and flexible sources of inance

- Successful partnerships which mitigate risk

The British Land Company PLC 00621920

Qur purpose is to create and
manage Places People Prefer

Our competitive strengths
in development and active
asset management

srations &
acemaking

Sustainahle

huildings

Our values underpin everything we do:

Listen and
understand

Bring your
whole self

British Land Annual Report and Accounts 2022

Be smarter
together

Build for
the future



- Our business model —>

British
& Land

Places People Prefer

The British Land Campany PLC 00621920

Delivering value for
our stakeholders

Investors

We target an average total agcounting
return {TAR] of 8-10% through the cycie by
focusing our capital on oppartunities which
leverage our skill set in asset management
and development to create value.

14.8% TAR

People

We creale a diverse and inclusive
environment which enables our people
to achieve their potential. Our portfolic
includes some of the maost exciting
opportunities in real estate, enabling us
10 attract the best talent in the industry.

[69%

engagement score

Customers

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

39m sq ft

leasing

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

Actively manage

& develop

We provide high quality,
maodern and suslainable
space which we manage
ourselves to respond to
customers’ needs. We
provide the flexibility for
customers ta grow with us
and we redevelop our space
to drive incremental returns.
All our developmenis are
nel zero carbon.

Recycle capital

We actively recycle capital
out of mature assets and
inio opportunities where

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

wilh partners to mitigate
financial risk and access the
best opportunities and we
supplement returns with
management fees from
joint projects.

Sustainability

Susiainability is ingrained in everything we do. Qur strong track record in environmental
and social sustainability drives value for our business and delivers pasitive outcomes for

our slakeholders,

Read about our strategy on pages 15-27

British Land Annual Repart and Accounts 2022

Communities

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

354

suppsrted into employment

Partners & suppliers

Woe develop tong term relaticnships with
suppliers, local authorities and partners
to deliver projects which are successful
far all stakeholders.

71%
main contractor spend within fecal
Londen boroughs

Read about our stakeholders on pages 32-34

b



CHAIRMAN'S STATEMENT

Tim Score
Chatrman

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

for our business

“Our platform at British Land
is unique”

Dear Shareholders

One year aga, our Chief £xecutive, Simon
Carter, set out a clear strategy (o facus
our husiness an what British Land does
best - development and aciive asset
management. Qur ptatform at British
tand is unique: we have delivered some

of the highest quality and most complex
developments in London and we have a
full suite of operational capabiities ranging
from investmeni to planning, development,
assel management and sustainability.
These are strong compelitive advantages
which we align to growth areas in

our markels.

10 British Land Annual Repart and Acgounts 2022
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Strategic and operational
progress

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

the office is a key advantage in this respect,
underpinning a record year for leasing.
Building on this appraach, this year we have
acquired our first Campus asseis outside
London, where we see a real opportunity

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

We have alsa targeted oppactunities in
urban logistics, where our ability 1o develop
complex schemes means we ¢an untock
value by repurposing or intensifying existing
buildings which others may be unable to do.
From a standing start, our urban logistics
pipeline is now £1.3bn in gross development
valye and is focused on Landon.

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



Underpinning our approach is an active
programme of capital recycling. We agreed
a joint veniure at Canada Water with
AustralianSuper, enabling us to accelerate
the delivery of our Masterplan, enhancing
our returns but also helping to manage the
risk assaciated with a project of this scale.
Post year end. we sold a 75% interest in
the majority of our assels al Padcington
Central, creating a new joinl venturs where
we have jaint control and releasing capital
{o 1argel growth opporiunities elsewhere.
Cverall, aur appreach bas delivered a total
accounting return of 14.8%.

Supporting Ukraine

To support thase affected by the war
in Ukraine we donated £25,000 to the
Disaster Emergency Cemmittee which
included matching personal donations
from cur people. We alsc donated
£5,000 to the Ukrainian Cathedral in
Marylebone, close te our head office.

At Paddington Central, we pledged
£30,000 funding for a scheme to
support the Ukrainian Institute setting
up an English Language Schoal for
refugees and have donated space to
hosi ctassrooms at Storey Club. At a
number of assets, we have rolled out
specific QR codes o enable pecple 1o
make danations 1o the British Red
Cross easily.

Continued focus on ESG

Despile the disruptions of the pandemic, we
have maintained our focus on sustainability.
We delivered our second net zera carbon |
develapment at 1 Triton Square and are on
site at Canada Water, which will be one of
London's most sustainable redevelopment
projects ever. | continue to believe that
sustainability represents a real campetitive
advantage for our business: we ran

‘whole life’ carbon assessments on

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

On the standing portfolio, we have
compleied net zerc assel audits at our
largest assets and have a clear plan to
impraove efficiency building by building.
On pages 49-59 we have provided full

disclosure on the climate-related risks and

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

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

been impacted by Covid-19. One of our
strongest social contributions is connecting
customers with communily partners.
because they have a real willingness and
ability 1o provide support in key areas like
educalion, employment and local business.

The British Land Company PLC 00621920

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

to that. This year we also launched the
New Diorama Theatre at Broadgate, with
20,000 sq ft of free space for artistic use,
supporling the recovery of the arts and
encouraging people to retura to Londan
post pandemic.

Our people

Our strategy is focused on sur competitive
strengths, so our people are critical toils
success. We know that to be mast effective,
we need to cultivate a truly diverse and
inclusive culture, so this year we launched
our Biversity, Equality & Inclusion Strategy,
setting aut commitments to drive this
agenda at British Land between now and
2030 you can read more about this on
pages 35-37. | was pleased that this

year we ranked 15" in the FTSE Women
Leaders Review for wemen 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 continued
throughout the year, the wellbeing of our
people has been our priority and we have
an established framewaork ta support this,
focusing on mental health. We have been
delighted to see our awn cffice return to
life. Like our occupiers, we believe that
physically working together is critical to
our success and we are already seeing
the benefit of that.

Broadgate

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

Image is a CO!
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CHAIRMAN'S STATEMENT continued

Financial position

Our strong financial position has supgorted
our strategy, enabling us to investin
opportunities which will create long term
value for our business. Ta maiatain this
momentum, we are actively recycling
capital out of mature assets, most recently
crystallising £694m of vatue from the part
sale of Paddington Central post year end,
which reduced loan to value to 28.4%

lon a pro forma basis).

Development is a key driver of returns and
central to gur strategy, but we take a very
measured approach 1o hew commitments.
In addition to focusing on areas of strength,
we increasingly work in partnership to
share risk and access the best opportunibies,
with new joint ventures agreed 3l Canada
Water and post year end, at Paddinglon.
We act quickly to fix developmenit costs
and have benefited from this in the current
envirgnment, with 91% of commiited
development costs atready fixed. Qur
strang rekationships with cantractors.

built up over many years alsa position

us well on our future commitments.

We were also pleased thal our debt
transaction for 100 Liverpool Street has
been voted Financing (Jeal of the Year:
UK by Real Estate Capital Europe. This
was our first ‘Green Loan” and an
exceilent precedent.

Peterhouse
Technolegy Park

8.25 acre site just
outside Cambridge
centre comprising four
buildings which are
fully let to ARM for its
global headquarters,
Acquired for £75m.
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The Board

This year we strengthened our Baard 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 busingss.
We were also delighted to welcome Mark
Aedy to the Board in September 20721.

Nichelas Macpherson has decided not 1o
seek re-election at the AGM in July 2022 ai
the conctusion of which he will stand down.
Nicholas has served with distinction an the
Board since 2014 and we thank him for his
valuable contributions.

Qutlook

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

We have laid the foundations to lake

~ BUF CIWpUs MeYel oulside TaAddn wilh
acquisitions in Cambridge and Guildford,
and centinue Lo assess similar opportunilies
in established hubs ol inngvation. We have
assembled a significant pigeline in urban
logistics and our experlise in complex
development and assel management
positions us well to build en this. In addition,
our platferm pravides an excellent base
from which o embark on new spportunities;
at Canada Water, {or example, we have the
scope te do that, with education, healthcare
and residential all exciting potential
growth markats.

British Land Annual Report and Accounts 2022
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Haowever, we are very aware thal global
events and their repercussions in our
markets pose a potential challenge for us.
Escalating prices impacl our occupiers,
consumers and our own development
activity. We are taking aclions te mitigale
these risks and looking forward, we benefil
from very strong relalionships 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 sel to do 50 exceptionally well,
50 we look ferward with confidence. On
behalf of the Baard, | would like to extend
my thanks to the whole British Land team
for the huge centributian they have made
this year, which gnce again, has often been
achieved in challenging circumstances.

(o

Tim Score
Nen-Executive Chairman

Read aur Chairman's infraductian ta carparale
governance on page 99




- CHIEF EXECUTIVE'S REVIEW

Simaon Carter
Chief Executive

Delivery against strategy
driving strong performance

We have a clear strategy to exploit our
competitive strengths in active management
and sustainable development to drive value
for our sharehalders across our Campuses,
Retail Parks and Lenden Urban Logistics.
Our platform makes us the partner of
choice for inslitutional investars, enabling
us o recycle capital, earn fees and
crystallise returns. The success of this
approach is reflected in the strength of

our {easing, where our Campus maodel

is an important differentiator, and by the
exceptional performance of cur Retait
Parks. In Urban Logistics, we have
assembled a development pipeline over
the last year with a gross development
value of £1.3bn focused bn London where
the market dynamics are very favourable.
Our strategy and operational performance
has delivered a tctal accounting return of
14.8% for the year.

Operational performance

Campus teasing aclivity was strang at 1.7m
sq ft of lettings and renewals, 5.4% ahead
of ERV. This includes letting er placing
under gption alt the office space at our

1 Broadgate development, securing £13.7m
of rent. Post year end, we were pleased to
have placed a further 103.000 sq ft under
offer at our Norton Folgate development,
represenling another £7.5m of rent. Today.
businesses have high expectations for
their workspace with demand facused

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

inwards yield shift of 11bps.

The British Land Company PLC 00621920

in Retail & Fulfilment, lettings and renewals
covered 2.2m sq ft of space, including 1.5m
sq ft of long term deats, overall 2.8% ahead
of ERV. Retail Parks. where we are the UK
number 1 owner and operator, accounted
for 60% of that activity. They are the
preferred format for retailers, reflecting
their anline thannel compalibility and
affordability. underpinning improved
occupational demand. As a result,

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

This performance is a strong endarsement
of the value proposition we identified

early. fallowing which we agreed £400m

cf acquisitions of Retail Parks. Shopping
centre values were down 6.1% althaugh
the rate of decline decelerated in the
secend half.

Strategy

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

- Campuses - Dynamic neighbourhoods
focused on customers in growth and
nnovation sectors including technology.
science, engineering and health; and

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

British Land Annual Report and Accounts 2022 13



CHIEF EXECUTIVE'S REVIEW continued

Progress against the Priorities for our business
A year age, we identified four clear priarities for our business. We have delivered sirong progress in each area since the starl of the

financial year which is summarised below:

Priarity Progress in FY22

The British Land Company PLC 005621920

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

Realising the potential of

the Masterplan
- Acquired £102m of assets outside of London aligned to grewth and innovation including

sSes . . .
our Campu Peterhause Technology Park in Cambridge, The Priesttey Centre and Waterside House in Guildiord
- Attracted innovative and growing businesses to our Campuses including lettings of 134,000 sqft to
JUL and 254,000 sq ft to Allen & Overy at 1 Broadgate and 315,000 sq f1 to Meta at 1 Triton Square
- Sterey occupancy improved to 86%
O - Oelivered 1 Triton Square, our second net zero development, fully (et to Meta
Pragressing value - On site with 1,7m sq [t of net zero developrment, with new commitments including Phase 1 of Canada

accretive development

Water and Phase 2 at Aldgate, aur first build to rent residential develapment
- On site at The Priestley Centre, Guildford, our first lab enabled office

- 91% of costs fixed across committed develapmenits; benefitting from excellent, tong terrm relationships
with Tier 1 contraclors
- 1.3m sq ft planning consents received in the year with a further 2.5m sq ft under submission |based on

grass areal

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

Targeting the
oppartunities in
Retail & Fulfilment

acquisition of 3 12.5 acre site in Wembley for £157m
- £350m retail park acquisitions in the year including the remaining 22% in MUT at £148m GAV and NIY of
8% taking our ownership to 100%

- Increased retail park occupancy by 270bps to 97.4%

O - Total capital activity of £2.2bn

Active capital recycling

- E645m Retail & Fulfilment acquisitions
-= E102m additions to our Campuses portiolia
- £1.1bn of financing activily in the year

- £&94m sale of 75% of majority of assels at Paddington Central past year end
- £290m sale of 50% in the Canada Waler Masterplan

Campuses

The key theme underpinning our focus on
Campuses is thal demand will gravitale to
the best, most sustainable space. Building
on our success at Broadgate. Regent's
Place and Paddingten Central, we are
delivering a fourth Campus at Canada
Water, a 53 acre development opportunity.
Inorder ta accelerate the delivery and
returns of that schema we sold 50% of

our share ko AustralianSuper for £290m

in March 2022 creating a new joint venture
with a partner who sharas our visien for
Canada Water. This project will be a kay
driver of value for aur business; Phase 1
delivers an IRR for British [.and of ¢.11%
and the whole project s expected to deliver
¢. £2bn of value far British Land and
AustralianSuper, equating to an !RR in the
low teens. In April 2022, we also announced
that we had exchanged on the sale of 75%
of the majority of assets in Paddington
Central. This has been an excellent
investrment for British Land, delivering

3 total property return of 9% per annum
since acquisition. The proceeds from

this transaction will be invested in value
accretive development opportunities acress
aur portfolio, as well as the ather growth
areas we have identified,

We continue to evolve our Campus model
to align with high growth and innovation
sectors. Qur model is particularly altractive

to businesses which like to cluster togethar,

in sectors such as technelogy, science

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

We alsg see the potentiat 1o drive value

by taking the Campus model outside of
London. We are largeting development
opportunities in innovation hubs such as
the Golden Triangle and made £102m of
acquisitions in Cambridge and Guildford

in the year. These are epportunities which
play ta gur Campus skills, including asset
management, development, placemaking
and cormmunity engagament. We are oan
site with our first lab enabled office a1

The Priestley Centre which is one of twa
properties we acquired on Surrey Research
Park, together totalling £27m and in
Cambridge, we acquired the Peterhouse
Techngtogy Park far £75m in August.

Retail & Fulfitment

In Retail, iast year, we identified a value
opportunity in Retail Parks reflecling
attractive relalive yields coupted with
customer preference for this format.
Our portfolio is now vatued at £2.1bn
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which includes acquisitions of £350m in the
year lin addition to the £49m in FY21). This
timely investment meant we benefitted from
significant yield compression 1o deliver a
31.6% total properiy return on the retail
park portfolio as a whole. We expect to
make further, selective acquisitions given
our competitive advaniage in sourcing.
underwriting and asset managing but

we will maintain cur discipline on returns.

In Urban Logistics, the chronic shartage
of space in London i5 the key theme
underpinning cur focus on this part of the
market. Oemand is strong reflecting the
growth of e-commerce and in particular
rising consumer expectations for same
day/next day delivery. This has been
supplernented by new sources of demand
such as “quick commerce” and "dark
kitchens™. Supply of the right kind of
space in Lendeon is highly constrained and
requires innovative solutions to increase
density and rapurpose space which plays
well to gur skill set in site assembly,
planning and delivering complex
developments in Central London.

In the first year of aur strategy, we have
established a pipeline of urban logistics
development opportunities totailing £1.3bn




ol yross development value which focuses
on London and will deliver a sizeable
platiorm for British Land in this exciting
grawth markel. Hannah Close in Wembley,
our most recent acguisition, is an excellent
example of how even in a highly competitive
marketi, we ¢an leverage our skills in
planning and development to intensify
existing buildings through multi-storey
development to creaste value. We also invest
in repurpesing epportunities including the
Finsbury Square car park, centrally located
in the City as well as ather opportunities
across our portfelio. Overall, the blended
farecast IRR fram acquisition for our vrban
logistics opportunities is c.15% which is at
the top end of our target range of 10%-15%.

Capital allocation and

balance sheet

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

our. nimble and value driven approach
with'£1.2bn of asset sales and E747m of
acquisitions. The recent Paddington Central
transaction has further strengthened our
balance sheet with pro forma loan ko value
now at 28.4%, well positioned n current
markets. Qur performance demonstrates
that we are atlocating capital smartly,
with strong valuation uplifts an cur
developments and our Retail Parks.

Woe target an average tatal accounting
return of 8-10% through the cycle. This is
based on a total property return of around
7-8%, adjusted for administration costs and
the positive impact of leverage. We seek to
create value through active management
and development. We target development
IRRs of 10-15% compared to our slanding
investments where returns and risks are
typically lower. We will remain facused on
acuively recycling capital and will look to
crystallise value from mature and lower
returning assels and reinvest inlo higher
returning opportunilies.

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

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

We are pleased 1o be announcing a full
year dividend of 21.92p, in line with our
policy of setting the dividend at 80% of
Underlying EPS,

Qur people

We are delighted to see our people back in
the office. Like so0 many of eur customers,
we canlinue 1o recagnise the benefits that

nybrid werking brings and to support our
people with more flexible arrangements,
whilst alsa reaping the benefits of working
mare collaboratively when together in

the otfice.

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

the Parker Review on ethnic diversity

at Board level. We were also pleased to
be the first UK REIT to achieve Disability
Srnart Acereditation from the Business
Disability Forum.

Bhavesh Mistry joined us as Chief Financial
Officer in July 2021 and we are already
benefitiing from the fresh perspective he
brings. We ware alsa pleased to welcome
Mark Aedy to the Board as a Non-Executive
Director in September 2021. Nichelas
Macpherson has decided not to seek
ra-election as a Non-Executive Director ai
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 2014 and we thank
him for his valuable contribution.

Outlook

We are mindful that the year ahead witl be
impacied by heighlened macroecanomic
and geo-political uncertainty, 1n the context
of higher inflation, we are seeing investors
rotate out of bonds and increase their
altocations to real estate, particularly in
subsectors with strong pricing power and
affordable rents. We are well positioned

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

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

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

We expect the strang occupational demand
for our Campus developments to continue,
reflecting their market (eading sustainability
credentials. We target BREEAM Qutstanding
ratings on developments and just 1% of
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available London office buildings

are BREEAM Dutstanding. This year
conslruction cost inflation is likely 10

be between 8-10% and we are pleased to
have fixed 91% of the cost on our cammitted
development programme of 1.7m sq fL.
Farecasting is difficult with elevated
uncertainty, but our base case is for
construction cost inflation to moderate

t¢ 4-5% cver the next 18 menths as
commodity, transportation and energy
prices continue to increase but at a lower
rate and capacity in the construction
industry stowly increases. The attractive
IRRs we are forecasting on our development
pipeline of 10-15% incorporate these levels
of construction cost inflation and additional
contingencies. Higher land values mean
that returns from London development

are more insulated to cost inftation than
development in other parts of the cauniry
and we anticipate being able to achieve

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

our base case.

In Retail Parks, we attract a broad tenant
base and space is more affordable than
slternative formats, thereby making them
atltractive for retailers facing increased
margin pressures due Lo rising input prices
and labour costs; supply is relatively tighl,
with retail parks accounting for around
10% of the total retail market and vacancy
falling. We expect the value play opportunity
in retail parks to continue and our ability o
unlock value through asset management
means we are weltl placed to make further
acquisitions whilst retaining a strong focus
on returas. Overall, we expecirents to

be stable with some growth for smaller,
well-located parks with further yietd
compression likely. For shopping centres,
we 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 attractive
medium term returns.

In Urban Logistics, the market in Lendon
1s chrontcally undersupplied and demand
remains strong, underpinned by the
continued growth of same day delivery.
We expect strong rental growth of

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

i

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.

L()ur key focus areas: J

Campuses

. " " Dur Campuses combine well ~ " Condon Campuses: Innovation Campuses _ -
cennected, high guality and Our Camypuses are animportant  outside London:
sustainable buildings with differentiator for us. With our expertise in planning,

development and asset
management, we see a clear
opportunity te take our Campus
moadel to key hubs of innovation
like Oxford and Cambridge.

an attractive public realm
and great amenities.

Businesses are able to cluster
together and expand and their

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

is an important advantage. surrounds them.

&

Retail & Fulfilment

QOur Retail & Fullilment portfolio Retail parks: Urban legistics:
is focused on reiail parks which We zre the market leader in UK Our sirategy is to intensify and
camplement the growth of online.  retail parks, which have emerged  repurpose existing buildings to

. 3s the preferred format for deliver new urban logistics space
We are also building a ! h R
. retailers due to thewr lower in London where supply is highly
developrment-ied urban logistics . T .
business in London and have accupancy costs and conslrained, requiring inpovative
N o compatibility with online. - development-led solutions.

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

| We have four strategic priorities for our business: |

(O Realising the potential of (O Targeting the opportunities
our Campuses in Relail & Fulfilment
QO Progressing value ) Active capital recycling

accretive development

jument R

o A
ur Icng tenm conutl



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

Elizabeth

Investmenti Associate: works on acquisitions and
dispasals across the Company's retail, effice and

urban logistics portfolio. Part of Peterhouse
Technology Park acquisition team.

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

securing plaaning permission for the 718,000 sq ft

2 Finsbury Avenue.

7

Karina

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

our buildings and deliver net zero developments.

Alex
Difice Leasing Director: part of the team which
leased 1 Broadgate to Atlen & Overy and JLL.

Lynn

Project Director, Norton Folgate: responsible for
development design, procurement construction
and managernent.

Ermma

Head of Brand and Experience: responsible
for creating assel drands and experiences
that engage wilh our audiences.

The British Land Company PLC 00621920

Nina

Estate Director, Regent’'s Place: responsitile for
operational and day-to-day property management
of the Campus.

Hursh

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

9

Ade

Head ol Emptoyee Relations: part of the team
responsible for delivering our people agenda
and driving aur Diversity, Equality and
Inclusion strategy.

1. Investment

- Acquired £29%mn cof urban logistic
oppaorlunities, amassing a portfolio
with a3 GOV over £1.3bn

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

2. Leasing & asset management

- 3.9m sq ft of leasing across the gortfolio,

the strongest in ten years

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

3. Praoperty management

- 4.4/ customer satisfaction score

- Actively reduced service charge budgets
for our customers by £30m over the
Cevid-1% periog

4. Planning

- 1.3m sq ft {gross areal of planning

consents achieved including 2 Finsbury

Avenue and International House, Ealing

- Further 2.5m sq ft {gross areal planning
applications under submission

5. Development

- Completion of 1 Triton Square

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

6. Finance

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

- Refinancing date exiended to late 2025

- Senior unsecured credit rating of A’

7. Sustainability

- Second net zero carbon development
at 1 Triton Square

- 29 net zero asset audits completed
at our assels

- 103 community initiatives delivered
atour places

8. Marketing

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

9. People

- 69% siaff engagement score, with 85%
recommending British Land as a place
towork

- 8.1% reduction in the ethnicity pay gap

- B.4% reduction in the gender pay gap
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~~office portfolio across London. Because we,

STRATEGY IN ACTION - LEVERAGING OUR BEST IN CLASS PLATFORM

Our unique
Campus model

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

of amenities nearby for people

to enjoy outside of office.

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

own the spaces hetween our buildings, we

can curate an engaging public realm and

our placemaking activities help to foster a

sense of community amengst our occupiers

and with local people. The Campus model

also enables occupiers to grow with us -

occupiers can upscale on or between our

Campuses and we provide additional

flexibility through Storey, enabling them to

take additional space on a short term basis.
1 Broadgate
Image is 3 CG]

Alien & Overy

"Our move to Broadgate is a really
important step forward for every one of
our partners, employees and clients wha
come to our office in London, The new
office space is g step-change in terms of

successful
bUSin esses energy consumption and better reflects
the way we want the tirm to work in the

This year, we fully pre-let lor placed under  futyre. The building will cantribute ta an
option} 1 Broadgate to lawyers Alten & estimated 80% reduction in our annual
Overy and real estate services firm JLL, London office carbon emissions as well as
four years ahead of completion. having market-teading certifications for its
environmental impact and the weltbeing
of those who will call Broadgate their
place of work.”

Attracting

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

Gareth Price,
Managing Partner
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JLL

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

the Broadgate campus and its

Community Framewur.k.“

Stephanie Hyde,
Chief Executive, JLL UK

Alten & 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 Technalogy Park

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

The areas in and around the Golden
Triangte 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 of the
universities. At the same time, supply of
space is highly constrained. Atternative
locations with successful research
centres benefit fram the same dynamics.

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

The British Land Company PLC 00621920

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

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

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

one of the UK's maost successful
technology businesses.

This acquisition affers a number of
opportunities; we are well placed to benefit
trom a strong rental market and two of

the buildings are lab-enabled enabling

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

Attractive
development
pipeline

We have created attractive
opportunities for development
across our portfolio.

Completed

A 1 Triten Square

Office-led redevelopment at Regent’s Place, fully
pre-let to Meta, Low emnbodied carbon at 434 kg
C0:e per sqm, wikth residual embodied carbon
offsetl through certified schemes, making this
our second net zers carbon development.

369,000 sq ft

Committed

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

... . _ 81,000 sq ft

& Norton Folgate

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

336,000 sq ft
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4 Aldgate Place, Phase 2
Build-lo-rent residential-ied
scheme in Aldgate, delivering
159 homes with 19,000 sq ft
of office space.

136,000 sq ft

A 1 Broadgate

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

544,000 sq ft
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Near term Medium term

¥ Euston Tower

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

578,000 sq ft

A 2-3 Finsbury Avenue

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

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

Three buildings delivering a mix of office, retail, Office-led redevelapment at Paddington Central,
teisure and residential with 245 homes planned achieved planning in 2021. British Land retains
across a range of tenures and affordability. a minimum 50% interest in the development

following 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 development

All images are CGis apart from 1 Triton Square 559,000 Sq ft
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STRATEGY IN ACTION - LEVERAGING OUR BEST IN CLASS PLATFORM continved

‘Our proven
track record
in sustainable
development

Sustainability has heen central to
the way we develop our space for
more than two decades. In 2004 we

launched our Sustainability Brief for
Developments and we completed our

first ‘whole life’ carbon assessment
in 2009, This strong track record
means that we are leaders in this
field and today, we are well placed

to meet demand which is gravitating

towards more sustainable space.

This year 100 Liverpool Street, gur first
net zero carban development, was named
Green Building Project of the Year by
BusinessGreen and received a UK Civic
Trust Award for making an outstanding
contribution to the quality and appearance
of the built environment.

17,000 sq ft

Timber floors retained, together
with original brickwark and
Victorian ironware

BREEAM'

EXCELLENT

Blossom Yard & Studios
image is a CGI

Refurbishing, extending and
creating new buildings

At Norton Folgate, we are refurbishing and
extending warehouses which are more than
130 years old to create new buildings,
delivering 334,000 sq ¢t of madern
workspace in a historic part of London.
Interlinking the old and the new has called
for innpvative canstruction techniques and
complex temporary works. The project
draws heavily on our skills and experience
of complex development in London.
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60%

of construction spend
to small and medium
sized businesses

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

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

guality benefits.



Achieving our sustainability goals
at Norton Folgate

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

but we also re-use internal materials
wherever possible.

At Blossom Studios, one of the buildings
within the Norton Folgate development we
have done both. We retained atmast 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 as iron
columns and glazed bricks to preserve the
original character of the building. New
materials focused on respansibly sourced

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

As a result we currently expect embodied
carbon te be 403 kg COze per sqm {434 kg
COse per sqm for the whole

redevelopment), ahead of our 2030 target.

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

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

and to support biodiversity,

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

Circular ecanomy and materials

Almost all the existing fagade structure and
floors retained

© 100% FSC/PEFC wood
o Concrete with 40% cement replacement [GGBS]

Energy and carbon

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

e Air source heat pumps
o Rooftep salar panels
o Highly efficient heat recovery

Energy efficient internai/external ighting
and cantrel

o All electric building with 100% green power

@ Smart enabled to analyse and optimise
operationatl performance

Climate resilience

m Rainwater attenuation tank enabling
rainwater harvesting

Water
Low-flow water fixtures achieve 40%
patable water use reduction

Wellbeing

Excellent thermal comfort complying with
BREEAM and WELL thermat comfort criteria

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

@ Sterage capacity for 136 bicycles
with changing facilities

Biodiversity

@ Landscaped courtyard

L.
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STRATEGY IN ACTION — LEVERAGING OUR

Creating value
in Retail

Our Retail & Fulfilment portfolio

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

of retai! park space in the UK.

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

24

BEST IN CLASS PLATFORM conlinued

Identifying the value opportunity

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

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

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

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

- they are well suited to ‘ship from store’,
where retailers deliver goods to
custemers directly from their
stores, effectively using them
as minilogistics facilities.

British Land Annual Report and Accounts 2022
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A number of retailers, including Marks &
Spencer and Next, have reported strong
perfermances on their retail parks and
continue to invest in this format.

Retail parks present a clear oppertunity
for us to drive value 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
Hercutes Unit Trust that we did not
already own.

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



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

Customer

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

area’s first multi screen cinemna in 15 years.

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

Preston Benson,
The Really Local Group

The British Land Company PLC 00621920

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

For example, this year, at Ealing we

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

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

QOur asset management activities include
making a pesitive contribution to our
local communities.

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

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

Community partner

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

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

Identifying
opportunities
in Urban
Logistics

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

04
>5% pa
Average rental growth
forecast 2022-2026

£82m

acquisition

Image is a CGI

fn Londan, 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
more innavative sclutions to create space.
These dynamics are driving exceptional
rental growth, and are ¢reating a
campelling opportunity for British Land as
our skill set in delivering complex, mixed
use, sustainable developments means we
can access and unlock oppartunities that
others cannot.

[ Urban logistics J

Thurrock Shopping Park

Retail parks which are located an major
arterial routes can provide an attractive
repurposing opportunity, particularly in
Landon and the Sauth East, where rents for
legistics and retail space are converging.

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

in Landon.

We focus on sites within the M23 which are
accessible to large vehicles travelling into
Londan from araund the country and well
\ocated for smaller, electric vehicles or
bikes which manage the tast mile delivery.

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

value of £1.3bn which spans Greater London.

to operate as a retail park. We witl also
intensily the asset through multi-storey
development which is particularly cost
effective as the elevation of the building
means that both the upper and lower
floors have ground access.

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



IHannah Close, Wembley

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

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

Its pxcellent piihtic transport connectivity
will also help attract employees to

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

Finsbury Square Car Park

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

Llast mile delivery.

To target this opportunity, we acquired

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

£1.3bn

GDV wrban logistics
development pipeline

$157m

acquisition

The British Land Company PLC 00621920

¥20m

acquisition
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MARKET DRIVERS The British Land Company PLC 00621920

Investing in key themes and
responding to macro trends

London office market Retail market Logistics market

e Or steategy.is closely Key theme: Key theme: Key theme:

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

Demand gravitating towards
bestin class space

Retail parks emerging as the
preferred format for retailers

Accelerating demand for
urban locations

Driven by:

Demand for space that
supports collaboration,
innovation and culture
Emphasis an space which

is attractive to staff and
promotes wellness; exceltent
transpart conneclhions, range
of amenities and engaging
public realm preferred
Sustainability credentials
high on the corparate agenda

Driven by:

Lewer ccecupancy costs which
are more aitractivein 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 retail parks to be
converted to logistics has
supported demand in
investmeant markets

Driven by:

Growth of e-commerce
during the pandemic

which fuelied demand

for logistics space
Heightened expectations for
same day/next day delivery,
driving a preference for
more central localions
Additional saurces of
demand, including "quick
commerce” and "dark
kitchens” focused on London

Our response:

Pragressing Campus
developments
Targeting customers
fram growth and
innovation seclors
Retrofitting our standing
portfolio to improve
sustainability credentials
Rolling cut BREEAM
certifications

Recycling out of

mature assets

(O Realising the potential of

our Campuses

QO Active capital recycling
(O Progressing value

accretive development

QO Net zero by 2020
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Our response;

Investing in undervalued
retail parks

Identifying and investing in
retail park opportunities with
potential for togistics uses
Identifying opportunities for
logistics development on
our portlolio

(O Targeting the opportunities

in Retail & Folfilment

(O Active capital recycling

Our responsa:
- lInvesting in development-led

urban logistics opportunities
in London

identifying oppertunities

for urban logistics on

our Campuses

() Targeting the opportunities

in Retail & Fulfilment

O Active capital recycling

(O Pragressing value

accretive development




context

Key theme:

Heightened uncertainty, with
increasing input costs and rising
interesi rates

Environment

Key theme: .
Continuing focus on net zerc

Society

Key theme:
Biggesi real income squeeze in
3 generation

The British Land Company PLC 004621920

Science & technology

Key theme: ) ‘
Innovation sectors an emerging
engine of UK growth

Driven by:

- 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 impact of leaving the EU,
continues te impact tabour
markets and drive
shortages in sectors
such as consiruction

Driven by:

- Occupiers wanting buildings
which support their pwn
sustainability targets

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

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

Driven by:

- 54% increasein the
markel energy price cap,
dispropartionately impacting
low-income households

- Inflation rising faster
than expected

- Ristng national insurance
contributions and frozen
income kax thresholds

- Imcreasing wage expeclaticns
and the impact of the
cost afliving crisis on
disposable incomes

Driven by:

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

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

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

Our response:

- Acting early to lock
in constructian costs

- Supperting the Ukrainian
Institute setting up an
English Language School
for refugees, denations to
the Disaster Emergency
Committee and Ukrainian
Church in Lendon

- Reavised aurinterest rate
management policy tc ensure
debt is appropriately hedged

(O Progressing value
accrelive development

(O Place Based approach

Qur respohse:

- Delivering an our Pathway
to Net Zero

- Adding sustainability
meirics to Board
remuneration targets

- Ensuring that ail
Exco members have
sustainability objectives

() Realising the potential of
our Campuses

() Progressing value
accretive development

(O Net zero by 2030

Dur response:

- Delivering on our Place
Based approach. Praritising
strong tocal partnerships,
focusing on areas we can
make the biggest impact

- Commitment to paying
the Living Wage where
we have direct contrel

- Helping local people access
‘geod work” through our
Bright Lights skills and
employment programme

- Keeping the employee
proposition attractive
ang under review

(O Place Based approach

Qur response:

- Investing in innovation
Campuses in areas of
academic excellence

- Targeting growth and
innovation customers

- Investment into Fifth Wall's
Climate Technology Fund

(O Realising the potential of
our Campuses

(O Progressing value
accretive development

(O Active capital recycling
(O Net zero by 2030
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OUR KEY PERFORMANCE INDICATORS The British Land Company PLC 005621920

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

Monitoring our
performance

KPis
Corporate & Total property return OGD Tl Loan to value [LTV] - proportionally consolidated
financial
Total accounting return [EI2 R Committed and near term developments
Total shareholder return En Years until refinance date IER
Environment GRESH rating Reduction in energy intensity Energy intensity was lower than usual this
of otfices year as a result of Covid-19 restrictions
S - Star 0 which required assets 1o close or operate
2 8 %) at lower capacity.
Retained for the second year
2021:31%
Community Number of community Number of community Beneficiaries are individuals who directly
initiatives beneficiaries taok part in activities resaurced by our
’ community investment programme. The
103 23 949 majority of these beneficiaries are either
? young people or people whe are currently
2021: 94 2021:23.024 unemplayed.
People Gender pay gap Ethnicity pay gap Staff engagement
19.2% 19.2% 69%
2021.27.6% 2021: 27 3% with 85% recommending British Land as
a place to work

Links ta remuneralon: Long Term Incentive Plan  EEM Annuatl Incentive Award

Read mare about our principal nsks on pages §8-96

1. 32.9% as al 31 March 2022 Following the sale ol a 75% nterest in the majority of our assets at Paddingion Central, LTV falls to 28.4% on a pro forma basis

2 On a pro farma basis, following the sale of a 75% interest in the majority of our assets at Paddington Central.
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Progress

Priorities for FYZ3

The British Land Company PLC 00421920

Key risk indicators

Campuses

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

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

Commitment to Aldgate Place and Phase 1 at
Canaga Water

Developments 53% pre-let or under affer

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 Central, locking in 9% pa
total property returns since acquisition

Retail & Fulfilment

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

Retail Park occupancy increased 270bps to $7.4%;
96.3% retail overall

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

Assembled an urban logistics development pipeline
with 2 gross development value of £1.3bn

Campuses

Pre-lets at Norton Folgate and

Canada Waler

Increase occupier exposure to grawth
sectars, including life sciences
Increase scale in Golden Triangle
Progress pipeline including 3 Kingdom
Sireel, Euston Tower and next phase at
Canada Water

Retail & Fulfilment

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

" Submit planning for medium term

logistics opportunities
Maintain high occupancy, focusing on
occupiers with strang covenants

Development exposure

Market Lletting risk

lvacancies. expiries.
speculative development]
Qccupier covenant strength
and conceniration

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

Net debt to EBITDA

Financiat covenant headroam
Period vatil refinancing

is required

Detivered aur second net zero developrent at

1 Triton Square

Average embodied carbon on developmenis on track
ta achieve 500kg CCye by 2030 at 632kg COze per
sqm for offices

Compteted 29 net zero carbon asset augits
Establishing pathways to raise the portiolio’s

EAC ratings to a minimum of a 8

Achieved GRESB 5-star rating

Mainlain progress with our Pathway to
Net Zero Carbon

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

the portfolio

Maintain GRESB 5-star rating

Energy intensity and carbon
emissions |[EPCs]

Future cost of carbon ofisets
Porifolio flood risk

Comrunaily Funds launched at Broadgate and
Paddington Central

Achieved 1arget of at least one needs based initiative
on 3 key local issue, education and ermployment at a
priority assei

Affordable space pravided at 5 prierity assets and
identified at the remaining 3

Target 12,500 beneficiaries from our
educatian programmes ar activities
Target 1,000 beneficiaries from our
emptoyment beneficiaries prograrmmes
or aciivities

Further increase affordable space
provision, including all priority assets

Community engagement

Maintained over 30% female representation at
board level

Exceed recommendations of Parker Review en
ethnic diversity at Board level

Reduced gender and ethnicity pay gaps
Launched OE&I Strategy

Continve to reduce cur gender and
ethnicily pay gap

Continue Lo improve cur stafi
engagement score

Voluntary staff turnover
Employee engagement
and wellbeing

Read more abou! our key risk
indicators on pages 84-96
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STAKEHOLDER ENGAGEMENT

Our stakeholders

Our customers

The British Land Company PLC 00421920

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

us deliver outstanding places and positive outcomes

for all our stakeholders.

Our communities QOur investors

Who they are

Qur cccupiers, their employees,
and the people who visit or live
imand around our buildings.

The people who live in and The people and institutions who

around our assets as well as local
organisations and enterprises.

own British Land shares or bonds,

Key engagement
metrics

Customer surveys: 15,800
campleted annually

23,949 beneficianes from
our actwilies

103 community initiatives at
our places

¢.60% share register met in the
last year

Over 200 investors or potential
investors 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
employment opportunities
Places which foster
social connections and
enhance wellbeing

Scope to use our places to
support local business

Attractive return on investment
Clarity on sirategy and outlook
Liquidity - the ability to enter
and exit their investment easily
Ambitious ESG commitments

Ways we are
responding

Evolving and extending our
Campus afler te appeal (o
growing innavative businesses
Oelivering space which largets
tha highast environmental and
wellbeing certifications

Delivering Place Based
initiatives which target key

local issves

Fostering netwerks which
connect our occupiers with local
communities and organisations

Returns-focused strategy with
clear largets set

Example autcomes
fram gur engagement

315.000 sq ft let to Meta
fpreviously Facebook] which

has expanded rapidly an cur
Regent's Place Campus

Oifice space 1 Broadgate fully
pre-let tour years ahead of
complelion; the sustamability
credentials were a key altraction
far these occupiers

At Regent’s Place, through

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

five evenls that provided peer
supgport, learning and debates
for 75 black gueer men

12 pupils participated in

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

14 8% total accounting return
45.7% increase in dividend

* NABERS [National Australian Built Environment Rating System is a system for tracking the energy eflicency of a bulding 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 to actin
the way they censider, in good faith, would
be most likely to promate the success of
the company for the benefit of its members
as a whole, taking inte account the
following: ihe likely consegquences of any
decision in the tong term: the interests of
the company’s employees: the need to

Our partners & suppliers

fosier the company’s business
relationships with suppliers, cuslomers
and others, the impact of the cuinpeny's
operations on the community and the
environment; ihe desirability of the
caompany maintaining a reputation for high
standards of business conduct; and the
need to act fairty as between members of
the campany. The nature of our business
means that we have a continuous dialogue
with a wide group of stakeholders and
their views are laken into account

Our people

The British Land Company PLC 00621920

betare praposals are put to the Board for a
decision. (nformation on how the Directors
discharged their duty under section 172
guring the year, including how they
engaged with key stakeholders. and how
they had regard (o the malters set out
above in their discussions and decision
making, can be found within cur Applied
governance section slarting on page 111.

Read more abou! our stakeholders on pages 32-34

The environment

Who they are

Property investaors, tocal
autherities, suppliers and all
other organisations we have

Everyone emplaoyed at British Land.

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

a direct relationship with.

Key engagement *
metrics

Recegnition through our
Supplier Excellence Award
Aim to pay 95% of suppliers
in 30 days

Annual voluntary staff
engagement survey

Rolling out energy, water and
waste audits

NABERS adopted on all new
office developments*®

What matters to them

Custorner recommendations,
enabling them ta win new/
additional business
Contributing to the success
of the British Land brand
Long term partnarships

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

Potential for development
and promotion

Achieving work-lite balance
Compensation

Minimising carbon emissions
Minimising waste and
conserving waler

Preserving and enhancing
Biodiversity

Ways we are
responding

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

recognition awards

Opportunities to work on
innovative development projects
Investing in professional
development

Employee-led networks
focusing om areas that matter
to our peaple

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

Identifying oppartunities to
increase biodiversity on ang
around buildings

Example cutcomes
from our engagement

Supplier Excellence Awards
covering six key focus areas
71% within tocal London boroughs
Blossom Street Project Charter
fostered a very positive working
relationship with contractor
Skanska at Norton Folgate

$9% engagemeni score with
85% recommending British
Land as a place to work

74 people received a
promotion or opporturity

to move roles internally

14 sponsored 10 study tor
prefessional guatifications

1 Broadgate an track ta achieve
our 2030 targets for operational
energy intensity

Targeting BREEAM Outstanding
on all new cffice develogments
New 1.5 acre park at Exchange
Sguare delivered

British Land Annual Reparl and Accounts 2022 33



STAKEHOLDER ENGAGEMENT continued

Mustrating
stakeholder
engagement

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

Customers

"We were looking to grow our foatprint

inn Scatland, and Glasgow in particular,
and British Land were able to offer 3 great
oppariunity. The assel manager was very
enthusiastic about our brand and really
pushed to find the right space for us.
Glasgow Fart offers the right brand and

occupier mix, access lo the right customers,

it's easy ta shop and custamers feel safe.”

Ricardo Thomas
Mange, retail occupier

“Briish Land’s space and partnership
enabled New Oiarama Thealre,
Broadgate. the UK's most ambilious artist
suppart project for independent artists -
supercharging the recovery of the arts
post-pandemic. Together, acrass a single
year, we 't suppart a foatfall of mare than
80,000 artists, praviding mare than 100,000
creative hours - all completely free

ol charge.”

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

"It was the Masterpian itself that atiracted
us to Canada Water, We have ambitious
plans for our camgpus and at Canada Water
we have a unique apportunity to grow and
develop and at the same time, 10 have

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

British Land are a fabulous partner, they

delivered 3 modular campus for us in just
2 months, they have same greal ideas for
the fulure and they really engage with our
engineering students providing incredible
real-life experience.”

Judy Raper
Oean & CEQ, TEDI (The Engineering &
Design institute| London, Canada Water

Communities

“Even when we haven'l been able ta

reet candidales face-to-face because of
the pandemic, we've continued 1o upskill
people through ontine training and place
them into jobs where they do wetl. We've
supported 79 people through training since
March 2021 and helped 25 people into jobs.”

Anthony Lee

East London Business Alliance,
education and employment
community partner Broadgate

The British Land Company PLC 03621920

Environment

“"British Land 1s very aware of the real and
pesitive impact that biodiversity can have
on its portfolio and on the people visiting
their spaces, They have made some very
progressive commitments ta imgroving
urban bigdiversily and ecosystem
perfarmance across the standing asseis
which go far beyond any planning
requiremeants and are quantitatively
measuring the impact that has.”

Morgan Taylor
Director, Greengage, consultant ecologist

Our people

“IHirst started at British Land in 2017 and
have worked in property management, in
operatians delivering the flexible workspace
product Storey. and 1've just started as an
asset manager, looking afler Soulhgale in
Bath and Drake Circus in Plymouth. British
Land is great a1 recogmising indwidual
strengths - | have been supported with
new opportunities and sponsored through
professianal qualifications, most recently
my RoyalInstitute of Chartered Surveyers
qualificatien and | have had seme great
champians along the way.”

Emma Padget
Asget Manager, British Land

Partners & suppliers
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“The values that underpin this project make
it 3 very special one to woark on. They are
about creating a lasting and positive legacy
far those woarking an the project as well as
the local community. They are captured in
aur Project Charter which we developed
wath all our stakeholders in mind.”

lan Perry
Operations Dhrector, Skanksa, contractor
at Narten Folgate



PEOPLE ANO 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 being themselves.
Bring your whole sell 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 8British Land culture has remained,
as well as how effective the Company has
beenin keeping employees focused and
mativated despite operating in a rapidly
changing envirgnment.

As Covid restrictions relaxed over the year,
our colleagues have rediscovered the
impartance of interacting in the same
physical location, its contribution to
personal wellbeing and how it helps with
working towards a comman purpose. We
ran three short pulse surveys in 2021 and
the feedback overwhelmingly demonstrated
thal the way people like to work 15 evolving:
while there was a clear desire to return to
the office, many also wished to retain an
element of fiexibility. We are embracing
more hybrid ways of working as a result.

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

Michae! and Olivia
Head of Planning [Michaell,
Team Assistant [Olivial
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Our values underpin evervthing we do:

Listen and
understand

Bring your

whole self

Listen and understand is 2 core value at
British Land, so building on the work done
last year, in early 2022 we ran a more in
depth employee engagement survey to
get a deeper understanding of employee
wetlbeing and identily where we can lead
more support. This identified areas where
we are very strong. but also areas far
improvement and we are engaging with
employees at every level Lo identify ways
in which we can further support them.

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

in the last 12 moaths by listening to

our emplayees, developing our talent,
investing in wetlbeing and sirengthening
our approach to Diversity, Equality and
Inclusion IBE&IL

Diversity, Equality & Inclusion
(DE&I)

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

Build for
the future

Be smarter
topether

We are making good progress with our
DE&I strategy. which sets out our medium
term aims and commitments and can be
found on our websile at britishland.com/
diversity-equality-inclusion. Ta ensure that
our teams reflect the peaple who work,
shop, live and spend time at cur places,
our DE&I strategy structures our aciions
argund the nine protected characteristics:
gender. gender reassignment, age, race,
sexual orientation, retigion or belief,
disability, marriage and civil partnership,
and pregnancy and maternity. In addition,
the stralegy is aligned to the United
Nations' Sustainable Development Goals
- a global framework to tackle social and
environmantal chalienges.

T [0
i

Specifically, our goals align to progressing
gender equality, decent work and economic
growth, and reducing inequatities. The
strategy document concludes by setting

out our 2030 DE&| Performance Indicatars,
for example in terms of ethnic and gender
diversity, to enable us to continue ta deliver
on ouwr promise of continuaus improvemeni.

in 2021/22, we made a further commitment
to DE&I, ensuring that all employee
feedback channels such as our exit
interviews and engagement surveys
in¢cluded diversity demographics. This was
1o help us ensure all our employees feel

" listened te no matter their background and

also to understand where empleyees of
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PEOPLE AND CULTURE cantinued

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

is a stated valve or priority for British Land,
this very high score emphasises the
engagement our employees have wilh

our DE&I strategy but also shows we

can always improve,

As part of the strategy. we have continued to
focus on our recruitment to attract a more
diverse warkforce. We have ensured that
our hiring managers have anti-bias training
and are committed to blind CVs where

we can s¢ thatindications of diversity are
removed ai Lthe point when the CVs are first
reviewed by line managers 10 reduce the
risks of unconscious bias in selection for
interview. We wark with a number of
agencies such as BAME Recruitment and
London Warks, 1o enable us to attract a
wider range of candidates irom varied
backgrounds. We are also dedicated ta
understanding the experiences of our
candidates during recruitment and

collect DE&! demographic data to

analyse where we can improve or

amend our recruitment practices.

Qur ten employee-led networks

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

our employees and a voice far change

For example, our Pride and REACH

{Race, Equality and Celebrating Heritage}
commitiees warked on a short documentary
with our long term charity partner Just Like
Us, which interviewed staff and students
and explored the need far diversity and
inclusion in both school and the workptace.

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

Workforee gender diversity at
31 March 2022

All employees
fexcludes Non-Executive Directors)

Senior management

Board

Femnale Male
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British Land journey

"During my Career Ready internship,

1 got to expand my network and envision
a career working for British Land. Alter
leaving university my Career Ready
mentar, the Paddington Central Estate
Diractor, infarmed me of an opporiunity
at British Land. | was eager to apply for
this role and was successful in becoming
an Assisiant Property Manager at
Regent’s Place. The 1eam on Campus is
absolutely amazing and the support and
opportunitias | have been given, not only
by the people on this Campus but from
the wider business, have truly made me
feal a part of the British Land family.”

Mohammad
Assistant Property Manager

in June 2021. This outlined all the supporl
our ernpioyees, who are carers, have ta
access all the assistance they need.

Our women's commiltee rebranded itself
as equitaBLe to reflect the network’s core
purpose. which is 1o achieve gender equality
acrass ihe business. Over the tast year the
network has worked to break the stigma of
menopause. and launched webinars and

an online teolkit te help employees find a
suite of helpful infarmation. There is also
guidance for team members and managers
in understanding the menopause in the
workplace. EquitaBLe has continued to hast
“In Canversation” sessions with a numbar
of successtul women including Or Jane
Riddifard, co-founder of Global Generation
and Irvinder Goadhew, British Land’s own
Non-Executive Oirector. fn 2021, our
enaBle committee was successfulin
gaining a Disability Smart Accreditation,

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

We wark closely with a range of strategic
partners to deliver our DE&| sirategy and
have always been keen (0 3ssess ourselves
against nationatly recognised benchmarks.
This is not only e highlight areas that we
are most effective and competentin, bui,
more importantly, to help us identify areas
where we can further improve. In 2021, we
exceeded a key recommendalion of the
Parker Review, of having at least one board
member from an ethnic minority group. In
the 2021 FTSE Women Leadership review
we were proud 1o be ranked 15" in the FTSE
100 for women representation in leadership
positions and we have exceeded their targel
of 33% women on boards hy 2020. For the
faurth consecutive year we were ranked in
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the top 73 employers by the Sacial Mobility
Foundation. Last year we were one of a
small number of FTSE 100G companies to
report our ethnicily pay gap, even though
this is not yet a mandatory requirement. We
are committed to reducing both our gender
and ethnicity pay gaps. Our executive and
teaderships teams have an atjeciive (o
reduce the median pay gap in both

cases by 2% year on year.

Employee engagement

Our skraiegy 15 focused on leveraging the
skill set we have across our business. We
recognise that an engaged and moltivated
workfarce is key to its success and we
need to understand whal is impartant

to our people to ensure we maintain a
molivated and engaged team. Dur employee
engagement survey provided valuable
insight into the priorities of cur peaple

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

Read more about our CSR Committee on
pages 112-115

However, we also understand we have
areas in which to improve and we want Lo
increase our overzll employee engagement
scare from 9% To better undersiand the
feedback from this survey. our leadership
teams are having detailed sessions across
thair departments ta understand what we
are doing well and where we canimprove.
Working with gmployees and leaders
collaboratively, we will then creale an
action plan to address the key points raised.



Wellbeing

Covid-19 brought wellbeing te the top of our
dyenda and we have maintained that tocus
throughout this year. We have continued to
support gur peaple with their physical and
mental heaith,

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

is valuable to all employees to ensure
everyone has the toois 1o support those
wha are in any way atfected by this.

Our Cycling Network and Sports and
Social Committee have also kept us active,
connected with each other, and focused an
our physical and social healih bath in and
out of lockdowns and thraugh the changing
environment of the Covid-19 pandemic.
Activities have included virtual morning,
pilates classes, cycling clubs, Sleptdber
and more.

During the last year, aur Executive
Committee has continued to ensure
emgployees are up 10 date with the

latest governmenl Caovid-1% advice and
Company palicy te ensure employee safety.

Developing talent

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

In September 2021, our newest employee
network, NextGen, was set up by a group
of young colieagues, with the aim of
“representing and supporting the next
generation of property professianals at
British Land”. This also ernbodies our
Build for the future value. The network’s
objectives include helping career starters
develop the necessary skills (o advance their
careers and widen their networks. It also
acls as an enabler for change by providing
a farum for colleagues o share ideas and
assist in delivering iniliatives, and supports
the integration of new employees including
those new to the property industry.

Externally, British Land continues to

be a Platinum sponsor for "Pathways ta
Property’, which aims to make 1t gasier

far young people to enter the real estate
protession by raising awareness of and
aspiratians about the vast range of careers
available within the industry. In 2021/22,
we welcomed five studenis through our
Palhways ta Property and Career Ready

internship programmes, providing valuable
experience and insights into the real estate
industiy fui young peaple from

diverse backgrounds.

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

We are also delighted to be centinuing

our partnership with the Change 100
pragramme alter a successful pilot

last year. This offers paid internships to
university students or recent graduakes with
disabifities or long term conditions. This
year, we are inviting one persan as part of
this scheme an an internship for six months
al British Land. Programmes such as this
enable British Land te 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 to our success. We will shortly
be welcoming four new graduates to our
commercial property programme, joining
the three current graduates in this scheme
and the three graduates on our strategy
graduate scheme. We also have seven
apprentices across different areas of

the business.

As well as bringing in new talent, we

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

Furthermere, we have invested £440,000
in personal growth and training. and our
emnployees have achieved ever 7,000
hours of training across the Campany,

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

For the second year running, we are
delighted ta have partnered with the Circl
Leadership Development programme.
which helps gur aspiring people lzaders to
develop practical coaching skills. People
from local schools and communities are
paired with an employee from British Land
to practise the coaching skills they learn
with Circl. It's a uniquely effective way to
build a coaching culture in the weorkplace,
while helping talented students develop
the skills they need to succeed.
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"I spent the first 3.5 years of my time at
British Land warking at Broadgate,
working with some great people and
being involved in projects like the
refurbishment of the Estate |
Management Office and the uniform
roll oul to over 500 employees as part
of the Broadgate rebrand. | have since
moved internally and | have worked as
Customer Relationship Manager at
Storey for the last six months. The
opportunity to grow and develop within
British Land has been a whirlwind and
I'mi lucky that throughout my time at
British Land I've had great managers.
worked with nice peopte, and our
fantastic HR team have always
supporied and encouraged me.”

Kate
Customer Relalianship Manager,
Storey

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

Our tnternal mentorship scheme at

British Land has also gone from strength
to strenglh and we currently have 46
employees rmatched in formal mentorships
across all areas of the business. A number
of the British Land Leadership Team are
malched with members of the Executive
Committee and Non-Executive Directors.

Resd rore about our values at britishland com/
culture-vaiues
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Delivering our 2030 sustainability strategy

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

Embodied carbon targets FY22 Highlights

SO% 632 kg COze persgm
Embodied carban in offices developments

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

A . e — 100% Second net zero carbon development . . . .
T o T delivered at 1 Triton Square

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

Operational carbon targets

75% Programme of net zero audits completed
identifying energy saving initiatives which

reduction in operational carbon intensity align to our targets

across our portfolio by 2030 vs 2019

25%
improvement in whole building energy
P This 2030 sustainasbitity focus area | elficiency of existing assets by 2030 vs 2019
s . : . .
(o%) aligns with the UN’s Sustainable
Development Goal 12

Environmental We demonstrate the strong progress we are delivering by participating in teading
. internabional benchmarks
leadership

Qur target is to achieve a 5 star GRESH rating by 2022 and we are pleased to have achieved
this two years ahead of targel.

Our performance in leading international benchmarks

P A GRESH 2021: msor @ MSC| ESG
%dp; 9 slar rating. e Rating 2021:
CrEse Green Star AAA
.| COP 2021; e FTSELGoad
SYCDP 4. score Index 2027;
FISE4Good Top B1% percentile

EPRA Science Based

: { Fo N SCENCE
.- Rating 2021: ‘\ﬁ&) = Targets:
Gold et

Tt approvalin 2021
FE— 7his 2030 sustainability focus area

0'5" aligns with the UN's Sustainable
Development Goal 12
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Ptease find our materiality assessment on aur
website al brittshland.com/maleriality

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

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

F¥22 Highlights

Connect - £2.7m community investment, including cash, space,
volunteering and fundraising
- Community Funds established at Broadgate and
Paddington Central, in addition to an existing fund
at Regent’s Place

Education : - 58 needs-based educalion initiatives
- Continuing to partner with the National Literacy Trus!
across our portfolio

Employment - 34 employment initiatives
- Refocused our programrmes to support those most
impacted by the pandemic

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

Wellbeing - Aligning our developments to the WELL Standard
- Ontrack to achieve WELL Platinum at 1 Broadgate
- MNew 1.5 acre park delivered at Exchange Square
in Broadgate

oo nm
Duriept )

af

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

FY22 Highlights

Responsible employment - Achieved Disability Smart Accreditation from the
Business Disability Forum
- E£440,000 spent on training and professional
qualifications; 14 sponsared through
professional qualifications

Diversity and inclusion - Ranked 15" in the FTSE Women Leadership Review
for FTSE100
- Exceeded the Parker Review recommendations of at
teast one board member from an ethmc minority group
- Launched new Diversily, Equality & Inciusion slrategy
- Ranked 41in top 75 Social Mobitity Index
Responsible procurement - Provided anti-moedern stavery training ta all employees
- Independent anti-modarn slavery audits of
key suppliers
- Introeduced our Contractor Framewark, identifying
key sustainability KPls for new contractars
- Launched Supplier Excellence Awards

e 7his 2030 sustainability focus area
@ aligns with the UN’s Sustainable
Development Goal 17
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SUSTAINABILITY continued

Environmental review

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

Our key environmental commitment is Lo
achieve a net zerc carbon portfolio by 2038
and wa have maintained our focus dan that
despite the pandemic. This year we have
made gaod progress on our Pathway to Net
Zero and our work on TCFD repocting is an
impartant step in understanding the climate
resilience of our business.

Our Sustainability Briel for Development
and Operation, updated last year, sats out
the key requirements for our assels al each
stage of the property lifecycle; progress in
each area is reported below.

Energy and carbon

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

Developments

Reducing emhbodied carbon

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

a building and all elements of its
construction and deconstructian

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

our developrents nel zero carban

at cornpletion.

To da this, we undertake whale life carban
assessments on all of our developmenls

and major refurbishments. This year

we adopted the OneClick LCA life

cycle assessment software for all aur
developments. delivering on one of the early
commilments in our Pathway to Net Zero.

Current estimaies for embadied carbon in
our developmenis are shown below:

g £0:2 per
Qlfices developments sqm
Completed developments 408
Development pipeline
including completed
developmerits 632
Develepment pipeline
excluding completed
devetopments 678

For completed developments which inclyde
1 Triton Square and 100 Liverpaol Sireet, we
penefited from our ability to re-use much of
the existing structure.

Gaing forward, several of our near term
developments will be substantially new
builds and in these cases, our facus will
be on using More sustainable materials
and techniques.

Residential and retail devatopmants have
a 2030 target of 450kg COze per sgm wilh
averags embodied carbon in the pipeline
of 662 kg COze per sqm:

Reducing operational carbon

Where we are delivering new developments,
we have a clear oppertunity to target more
ambitious goals in energy efficiency. Our
2030 target of 90kWhe per sgm |on a whole
building basis| for new developments aligns
with the UK Green Building Council's
interim targets and the trajectocy for the
Paris Proof target of 70kWh, per sgm

for 2035-50.

Reducing operational carbon case study:

1 Broadgate

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

of the previous building at 95kWhe per sgm.
This building includes intelligent systems
which monitar usage and adjust
automatically to energy demands helping
to reduce wastage and enhance efficiency.

40 British Land Annual Report and Accounts 2022

of 29 of our major office and retail assels,
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We have also adopted NABERS UK on

all our new office developmenis. The
NABERS methodology produces an
energy performance rating for each
office development, helping us to track
performance to ensure we meet our
largeted tevels of efficiency. 1 Broadgate,
our pilat NABERS scheme, is currently
on track for a 5-star rating.

Offsetting strategy

On completion ef a development, we offsel
the residual embedied carbon which could
not be avoided thraugh design and material
choice. We yse nature based offset credits
from accredited projects. Where possible
we select projects which alsa support
biodiversity ar have economic benefits

for local communities.

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

accounting for 0% of landlord-procured
energy, identifying energy saving
interventions ta support our target of a 25%
improvernent lon a whole building basis} by
2030. Each audited butlding has a net zero
pathway which is now being embedded
within its business plan.

Alongside this process, we are identifying
interventions which improve the EPC
ranngs of buildings rated C or below te
compty with expected MEES [Minimum
Energy Efficiency Standards} legislation
reguiring buildings to be A or B rated by
2030. Eurrently 36% cf our portiolio is A ar
B rated and we expect it will cost around
E100m to deliver A gr B ratings across the
portfalio by 2030. Many af these are law
cost interventions which deliver financial
savings, effectively paying back in a few

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



Renewables

We have underlaken feasibility

studies across the portfolio fer roofiop

and salar car porl possibitities identifying
opportunilies 1o add to the 2 mega watts of
capacity we already have installed [of which
half is at Meadowhalll. We are now doing
detailed feasibility siudies for twa retail
sites and Meadowhall shopping cenlre.
We continue to purchase both REGQO
backed electricity and RGGO backed gas,
accounting for $3% and 85% respectively
of electricity and gas purchased.

years. These projecis are more compelling
in the context of rising energy prices. We
expect around two thirds af the total wusl tu
be funded by the service charge or direcily
by customers,

At Exchange House, our net zero

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

For costs which cannot be covered by

the service charge, we have established a
Transition Vehicle, financed by aninternal
levy of £40 per Lanne of embadied carbon in
new developrents as well as a £5m annual
float. Fotal funding in Lthe Vehicle is now
£15.6m, One recent example was the

Circular economy & materials

We are a signatory to the Architects’
Journal Retrofirst campaign which
encourages the use of retrofitting and
refurbishment. We have delivered on that at

h our completed developments {see page 40}
chiller replacement at Broadwalk House, and across all pur schemes priorilise

which was nearing end of life; the modern re-use of materials.
replacemenl! was twice as efficient, . - -

generaling £65,000 annual cost savings, Materials re-use at 1 Broadgate

representing 5% of the whale building
780 tonnes

energy cosls and equaling to a seven
Tatal materials re-used or upcycled

year payback on current energy costs.
200 tonnes

of granite, repurposed trom the facade as
terrazzo flooring

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

140 tonnes

of steel recycled elsewhere

We also received an innovatian credit by
industry body BRE [Building Research
Establishment) for implementing a

Reducing emhodied carbon case study:
Canada Water

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

af 45% campared to the embodied carbon
of traditional piling concrete mix. We are
explaring the use of ultra-low carban,
flexible floorplate cassettes which use
Cemfree, an alternative to traditional
cement. Other low carbon initiatives include
maore ¢ross laminaled timber, high recycled
content in concrete, electric arc furnace
steel and recycled raised access floars
repurposed from another building.
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materials passport at 1 Breadgate which
provides informatian about the materials,
producls 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 poses o our business. details can
be found on pages 49-57 of this Report.

Our focus an energy and carbon forms

a key part of our work to deliver a more
climate-resilient porifolio. This year we
camprehensively updated cur sustainabitity
checklist for acquisitions and formally
integrated sustainability considerations
into our Investment Committee process ta
enable polential environmentat risks o be
identified and mitigated at the sutset. All of
our acquisitions exposed to flood risk have
undergone a flood risk assessment, as
have 100% of our managed assets and
major developrnents.

Biodiversity

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

our places, and with over 100 acres of

lang in London under our control this is

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

i) open space and habitat management;

ii] the built environment; iii] education

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

wellbeing and ecosystem services. We are
axploring similar plans for all our managed
retail assets.

We are camplementing this with roof

gardens at Exchange House and | Appold

Street, helping to creale a network of green

spaces for biediversity in the City. Qur

1 Broadgate development includes nearly

12,800 =q It of planted area across the site

including balconies, terraces and ground
level with a further 3.000 sq ft of green

roof space at Norton Folgate.

Air quality

Each of our Campuses has an air
qualtity action ptan which is reviewed

at least annvally. At Broadgate, we have

impleamented a delivery booking system that

enables the tracking of associated carbon
ermissions which is identifying apportunities
to reduce vehicle movements and
associated emissions. In addition, at our

" ‘major construciion sikes, we use delivery
cansolidation to significanily reduce
vehicle movements to the site.

Water

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

Bindiversity case study: Exchange Square
At Exchange Square we delivered a new
park which quadrupled the amount of
green space at Broadgate. We worked with
ecolagists to add tens of thousands of
ptants, 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
cemmissioned last year into the sociat and
economic issues in the communities around
our places, this year, we identified the kay
social issues we will facus an al each place.
We have integraled these into the business
plans tor our eight priority assets cavering
52% af aur portfalio by value.

We also updated our Lacal Charter. This
provides a clear framework for delivering
our Place Based approach, focusing on key
local issues where we can collectively make
the biggest impact; progress on each area
is reported below.
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"We work with British Land to run
emplayability programmes that give locat
resigents the skills to land sustainable
jobs, including ringfenced opportunities
with businesses at British Land’s places.
Despite the obstacles that Covid-19
presents, and not being able to work
face-1o-face. we've engaged over 130
candidates across eight siies this year,
providing virtual training and one-to-one
support. Over half have already gained
employment in a range of seclors.”

David Cooke

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

23949

beneficiaries from our
cammunity programme

103

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



Connect

We connect with lacal communities on
vty 1ssues and opportunities where we
can have the biggest impact. This year, we
achieved our target of at least one Place
Based initiative on a key sacial issue at
each priority asset.

Connecting customers and community
partners is one of our strongest secial
contributions. Qur Campus Community
Funds are a good example of that approach.
Following the success of the Regeni’s Place
Community Fund, this year we worked with
our customers to launch funds at Broadgate
and Paddington Central. Together, we agree
prierity local themes, pledge funds and

- award granis to communiiy organisations
doing vital work locally. In the #irst year.
15 customers and local stakeholders
pledged over £150,000 to our Brozdgate
and Paddingten Central Community Funds.

Education

We support educational initiatives for
local peaple - helping develop skills
for the future and raising awareness
aof career opportunities in our sectors.

This year, we delivered 58 education
initiatives at our priorily assets. These
ranged from primary schoot projects and
secondary schoal workshops to college
events and university challenges, atang
wilth mentoring, site tours, talks and
educational events.

We continued our partnership with the
National Literacy Trust across 29 of our
places. working collzboratively with our
customers and local schools to encourage
an additional 7 80€ children io 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 locat training and jebs through
Bright Lights, our skills and employment
programme, working with custamers,
suppliers and tocal partners across

our portfolia.

This year, we achieved aur target of at least
ane needs-based employment initiative

at each priority asset and delivered 34
employment initiatives acrass our portfolio.
Recognising the impact of Covid-19, we
have refocused Bright Lights to suppart
some of those most affected, including
indwviduals who have lost their livelihoods.
These programmes run across our portfolic.

We reached over 135 people through
virtual empleyment training and one-to-one
support ai six retail sites across the UK and
two London Campuses. Designed to give
local residents the skills ta land lasting

"I can’t thank Andrew, the Ealing Broadway

team and British Land enough for getling

behind this placemaking initiative and for being
50 suppartive. We've been able to work with 25
local creative partners and maintain our focus on
‘shap small, shop local and shop with purpose’.
Everyane who selis items in the store also works
in the store and people in Ealing have loved being
able to interact with the peaple who made the
items they are huying. We're accidental retailers
and we've gone from a market stall to thinking
about five year leases and we couldn’t have

done that without the suppart of British Land.”

Kate McKenzie
Curated Collective

Education case study: Partnership with
the National Literacy Trust

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

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

in October 2021, this showed that if all
children in the UK read for pleasure daily,
the number achieving five good GCSE
grades could increase by 1.1 million in 30
years, boosting average lifetime earnings
by an estimated £57,500 and raising the
UK's GDP by as much as £4.6bn per year
within a generation.
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employment, the programme included
ringfenced opportunities with businesses
at our places. Over 60% of candidates have
already gained employment in a range of
sectors. At every site, we connected with
local partners 10 identify local people wha
needed the programmes most,

Pragrammes we piloted this year and plan
to expand next year included ADcademy
with Brixton Finishing School. Over 110
yaung pecple local to our London Campuses
and Ealing Broadway taok part in online
workshops funded by British Land,
developing valuable skills to increase

their chances af gaining employment

in the creative, technology and

advertising industries.

Supporting local business

We supporl local businesses to create
opporiunities for tocal independents, social
enterprises and start-ups. This includes
providing affordable space anid prioritising.
lecal suppliers and small and medium-
sized enterprises through our
development supply chain.

We provided affardable space at 5 af the 8
priority assets and identified opportunilies
at the remaining 3. This includes affordable
workspace, affordatle retait space and
community and arts space. Next year,

we will expand opportunities across
additional assets.

New Diorama Theatre

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

of London’s biggest rehearsal and artist
development complexes, the 20,000 sq ft
space is completely free for independent
and freelance artists to use. The first
project of its kind in the warld, NDT
Broadgate has attracted a footfall of 80,000
creatives, engaged over 00,000 people and
supported the creation of highly successful
productigns. New Diorama Theatre at
Regent’s Place also won The Stage’s
Fringe Theatre of the Year 2022 Award.

Wellbeing

We create places that support health and
wellbeing fer our customers, colleagues
and communities and centribute to lacal
people’s wellbeing and enjoyment.

At 100 Liverpoal Streel we are piloung

BL Cannect, our smart dashbaard which
uses Internet of Things sensors around
the building o extract and store data on
how our spaces are being used. This data
generates insighis which help us imprave
the warking envirenment for our occupiers,
for example with the right levels of heating
and lighting. Over time, as our bank of dala
grows, the building will be able to respond
automatically in kine with occupancy.
Additional features we will look to deliver
include "predictive mainlenance’ - based on
data caollected, the building will understand
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 samething is used, enabling automated
cleaning or replacements to be arranged,
This dashboard will apply ta all new
developments gaing farward, starting with
I Broadgate and including Canada Waler.

We are on track to achieve WELL Platinum,
at 1 Broadgale, the highest level of
certification on this globally-recognised
benchmark far health and wellbeing.
Working closely with occupier JLL and
architect AHMM, we are targeling industry-
leading standards for air quality, water and
light. BL Connect will ferm an impartant
part of this work.
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We continug te align developments to

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

AZ, will both be WELL-ready. This pre-
certification supparts us 1n delivering
cuistanding workspaces for pur customers
and opens up the oppartunity for custamers
to partner with us in pursuing tull WELL
ceriification for employee health

and wellbeing.

Responsible business

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

Responsible procurement

A strong relationship with our supptiers
plays 3 key role in the successful delivery
of our strategy which 1s governed by aur
Supplier Code of Conduct. This sets out
clear saciai, ethical and enviranmental
obligations for our supply chain and
promotes safe and fair working conditions.
It is mandatary for all suppliers.

Against modern slavery

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

risk suppliers with 11 more scheduled),



reviewing comnpgliance on 12 key areas cof our
Supplier Code of Conduct. These included
human rights, healih and safety, equal
oppoctunities, fair reward. warking hours,
staff development and worker representation.
Informed by risk and impact assessments,
audits prioritised property management
service providers at our assels and
construction contraclors on our
developments. All suppliers scored abave
77% and by working with these suppliers
improvement opporiunities will be identified
and agreed. We continue to be a member of
Unseen's business helpline portal, which
allows people to report a potenttal modern
slavery eccurrence anonymously.

We pay at leasl the Real Living Wage to all

British Land employees and we strongly

encaurage a3l suppliers ta pay their UK

employees al or ahove the Real Living

Wage. Our Londen Campuses are accredited

Living Wage Places and also comply with
-the Mayor’'s Geod Wark Standard.

Our Slavery and Hurnan Tralficking Stalement
can be found on our website britishland com/
modern-slavery-act

The British Land Company PLC 00621920

Qur external commitments and sacial
sustainability benchmarks

100%

of British Land employees paid at (east the
Real Living Wage.

79%

of supplier workforce paid at least the Women Leader
Real Living Wage. P e
Mandating prompt payment

We have been a signatory to the UK '&';.wble ki
Gavernment's Prompt Payment Code since 500 vl e anioet

2010 and aim to pay $5% of suppliers within
30 days. Group invoices are settled within
18 days on average.

RREF

Cﬁfreezhold

Responsible procurement standards

This year. we introduced our Contractor
Framework, identifying key sustainability
perfarmance indicators thal we will menitor
far new contractors employed an asset
managerment initiatives. We also launched
aur Supplier Excellence Awards to celebrate
and showcase the best suppliers’
contributions in a range of categortes,
including respensible business.

Our Supplier Excellence Awards

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

Glenn Wilson
Director - Retail & Distributian,
Incentive FM
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Net zero carbon

The British Land Company PLC 00621920

Facus area 2030 strategy indicaior 2030 target 2022 performance
Programme Science Based target - Reduction in Scope 1 51% 12%
level targets and 2 emissions vs 2020

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

emissions intensity vs 2020

Embodied 50% reduction in embodied emissions Offices: 500kg COze per sgm Offices: 632kg COze per sqm
[RICS A1-AS5| on new construction and Retail & residential: 450kg Retail & Residential: 6562kg
major renovation projects vs 2019 COze per sqm : C0Oqe per sgm
indusiry benchmarks
100% of embaodied emissions from compleled 100% On track
new construction and major renovation projects
[RICS A1-AB) offset using cerbhed carbon
offset credits
50% reduction in operational and end-of-life Ofices: 275kg COqze per sqgm On track
embodied emissions |B1-85. C1-C4] at new Retail & residential: 250kg
develepments vs 2019 industry benchmarks C0se per sqm

Operational 75% operational carbon iniensity reduclion by 75% Qffices: 37%

2030 vs 2319 baseline Retail shopping centres

L. . ) (tandlord onty}: 31%
7 25% whalg Building operational energy intensity  25% Oilices: 28%
improvermnent by 2030 vs 2017 Retail shopping centres
[landlord anly): 7%

Landlerd procured electricity from 100% 93%

renewable sources

Environmental leadership

Fotus area 2030 sirategy indicatar 2020 targel 2022 performance

Indices GRESS (Standing Investments) §-star rating 5-star by 2022 5-star

Green Developrnents an track to achieve BREEAM 100% 0%

Building OQutstanding [Cffices): Excellent [Retail):

Certitications Horne Quality Mark lresidentiall minirum 3°
BREEAM-certified standing assets - ali ratings - 4%

[design and/or operational BREEAM certificate)
BREEAM-certified standing assets - rated 50% by 2025 28%
‘Very Good' or higher?
[design and/or aperatiecnal BREEAM certificate}
Energy ratings  Proportion of units with EPCs rated Aor B - 36%

across assels under ma nagement

Materials and Operational waste from managed assets that Offices. 80% Cffices: 76%
Waste is re-used, composied, ar recycled Reiail: 70% Retail: 48%
Develapment and operalional waste diverted - $6%
from landfill
Biodiversity New conslruciion and major renovation i00% On track
prajects designed to achieve 3 10% net gain in :
biodiversity
% of managed assets with Biodiversity 100% 15%
Action Plans
Resilience % of managed assets and major developrents  100% 100%

which have undergone a flood risk assessment

). From 202). the 2030 sirategy upgraded our BREEAM targeis 1o ‘Outslanding for Offices lirom Excellent) and "Excelient” for Retail {from Very Good ).

2. Excludes residentiat
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FY2Z Performance

Understanding & responding to
local needs

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

Connecting

Place Based initialives identified at all priarily assels

£2.7m 1otal community investrment fincluding leveragel

This includes £300.000 raised at our ptaces and by our peopte and £57,000 total in-kind contributions
24,000 total beneficiaries

103 initiatives at our places

11% BL employees are expert volunteers
23% lotal volunteering

Education

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

Employment

Needs-based employment initiative undertaken at each priority site
1,100 people receiving employment related support or traiming

354 peaple supported into employment

34 employment initiatives in our places

Business

Affardable space provided al five of the eight priorily assets and i¢entified at the remaining three
Space valued at £2.9m provided to community organisations and enterprises including aver £1.7m
of space ta New Diorama Theatre at Broadgate

Wellbeing

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

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

Focus area 2022 perlormance

Responsible Investin our people

employment £440.000 spent on training and prefessional qualifications
Supparted 14 people to achieve professional qualifications
Connect with our people
49% engagement score [participation scare 8§7%]|
86% staff retention
Pravide a safe working environment
Injury Incidence Rate - Offices 21.29 incidents per 100,000 full time equivalent, Retail 0.00 incidents per 100,000 footfall
Injury Frequency Rate - Developments (.17 incidents per 100,000 hours worked
Diversity & Improve gender diversity at all levels
Inclusion 34% of Board are female

37% of serior management are female
Gender pay gap 19.2%

Improve ethnic diversity at all levels
Compliance with Parker Review recommendations on Board tevel ethnic divarsity
Ethnicity pay gap 19.2%

Against modern slavery

100% of BL employees paid at least the Real Living Wage
_79% of supplier workforce paid (he-Re sl Eiving Wagé =
Undertook independent anti-modern slavery audits of 10 high risk suppliers with all scoring abave 77%
Delivered Anti-Modern Slavery training and awareness for all employees

Responsible
procurement

——— ——— - e -

Mandating prompt payment
Group invoices settled within 18 days an average

Responsible precurement standards
Intraduced Contractor Framewoark indentifying Sustainability KPls for new contraclars on asset management initiatives
Launched Supplier Excellence Awards

For our full EPRA reporting see our Sustainabilily Accoun!s britishland.com/sustainability-accounts

Sustainable finance

Suslainability is fundamental to our
business at British Land, and the decisions
we make are enviranmentally and socially
intetligent. This includes aligning our
financing decisions with our 2030
sustainability strategy. Our current
sustainable finance includes facilities
linked to Sustainability targets as well as
a ‘Green loan. We also have a Sustainable
Finance Framework® for debt capital
markets insurance.

British Land - ESG-linked
revolving credit facilities

We have a £450m Revolving Credit Facility
linked to our performance on agreed
Sustainability targets. If we outperform
these targets, we pay a lower margin: if we
miss the largels. then the costincreases.
The targets include the percentage of

* develapment projects, by floor area,

which have a minimum BREEAM New
Constryction certification level of Excellent
and the perceniage of assets under
rmanagement, by floor area. which have a
minimum BREEAM In-Use {or equivalent)
certification of Very Good.

During the year, we signed a new bi-lateral

£100m ESG-tinked Revolving Credit Facility.

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

The Broadgate joint venture raised 3 new
£420m S year ‘Green Loan’ in the year,
secured by 100 Liverpool Street, 2 net
zero carbon development with BREEAM
Dutstanding certification. The interest
rale hedging for this tean also qualified
as ‘Green'.

Sustainable Finance Framework
British Land’s Sustainable Finance
Framework has been in place since May
2020 and enables us 1o issue Sustainable,
‘Green’, and/or Social finance. We contifiue
lo develop this Framewark &s sustainable
finance best practice evolves.

1 Available an gur websile at britishland com/
sustainable-finance-framewark
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Climate-Related Financial Disclosures

Introduction

This year, we are reperiing in line

with the TCFD reparting requirements
for UK premium listed companies,

The following sections address how
climate change is incorporated into

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

- -
The Board and executive management team
at British Land recognise ihe scale of the
cdlimate emergency, its potential impact an
real estate and therefore the urgent need
to take mitigating action. With the built
environment accounting for a significant
propertion of global greenhouse gas
emissions, we also acknowledge our
responsibility to take action to minimise
our carbon footprint and collaborate with
our customers, and the people who use our
spaces ta do the same. Our achievements in
developing and managing more sustainable

space have been recognised for more than a

decade and building on this, in 2020 we set
out an ambitious approach Lo achieving a
net zero carbon managed portfobio by 2030.
This is a goai shared by our investors,
custorners, partners and people. We believe
that delivering on these targets will create
¢lear value for our business as demand
from accupiers and inveslars further
gravilates towards the best, most
sustainable space.

British Land is commitled to transitioning
to a Net Zero pertfclio by 2030. As part

of our Pathway to Net Zero announcedin
Oecember 2020, the Science Based Targets
initiative [SBTil validated our landlord target
as 1.5°C-aligned and our value chain target
as ambitious. We are 3 signatory of the
Better Buildings Partnership’'s Climate
Commitment, the World Green Building
Councit's Net Zero Carbon Buildings
Commitmeni, the RE100 commitment

to procure renewable power, and the
Business Armbition 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.
Chiel Financial Officer, and the Executive
Committee member who leads the delivery

- of the sustainability strategy rs David

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

Governance framework

Executive and Management

Sustainability
Commiltee*

TCFD Working
Group

Risk
Committee

CSR Committee

™~

Board ot

Directors

Audit
Committee

* Members include representatives from across Lhe business: Asset management. Development, Finance,
investment, Pracurement, Praperty management, Risk management, Strategy and Sustainahility.
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Financial Officer and who remains

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

Climate change and sustainability
consideranons are integral to our
investment and develapment decisions,
formally reviewed within Investment
Committee papers and fully considered
by the Board in all invesiment decisions.
A recent example includes our plans lo
upgrade 3 Sheldon Square to all electric.
Achievement of sustainability KPls are also
reflected in the remuneration policy for
Executive Directors and all Executive
Committee members have specific
Sustamability-related annual

objectives (see pages 138-139).

The Board is updated on climale-related
issues at least annually and has utiimate
oversight af risk management. In recent
years, the Board's annual off-site strategy
event has included climate-focused agenda
ilemns and specific sections on sustainabilily,
In January 2022, the Board was given an
updale on our progress against our 2430
sustainability strategy, at the end of the

first full year since launch.

Climate change is also considered by our
Board Cammittees. Qver the past year,

the futl Board received a deep-dive on the
progress against cur 2030 Sustainability
Strategy' and the future initiatives that
witl drive carbon reduction. Qur subject
malier experts pravided detaited training
on the technical aspects of embodied and
operational carbon. The Board's CSR
Committee recetved three updates from
the sustainability team, gach including
detailed coverage of the Nel Zera sirategy.
EPC compliance, and the TCFD scenario
analysis process. The Remuneration
Committee worked with the sustainability
team to devise ESG targets for executive
remuneration, and the Audit Committee
receved a progress update during the
year gn the development of this disclosure,

Sigrwhcant and emerging risks are
escalated to the Audit Commitler and
climate risk is tracked as part of our
‘Envirgnmential Sustainability’ pringipal risk
category (see pages 84-96] Our Board CSR
Commitlee meels three times a year and
oversees the delivery af the Sustainability
Strategy, including the delivery of the
Pathway to Net Zerg and the management

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

{b) The Board delegates
responsibility for assessing

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

Climate-related risks are considerad

by the Risk Committee, which consists

of the Executive Committee and leaders
from across the business, including
procurement, development, finance and
praperty management. Each business area
maintains a comprehensive risk register,
which is reviewed quarterly by the Risk
Commiitee. Climate risks are identified
through a process involving trend analysis
and stakeholder engagement 3s pact of our
"Envirgnmental Suslainability principal risk.
Members of the sustainability team monitor
climate risk and update the Risk Committee
at each meeting throughout the year. The
Risk Committee reparts into the Board's
Audit Committee.

Identitied risks are incorporated into

our risk framework and managed by

the appropriate business areas. Progress
against our TCFD workstreams 15 reported
to the Risk and Sustainability Committees,
both of which meet quarterly. Following the
completion of scenario analysis, we have
established a TCFD Working Group to
manitar and manage cur delivery. chaired
by the COO0. Ultimate oversight is at Board -
level, {o which our CSR Commuttee reporis.
Any resulting disclosure requires appraval
by the Audii Commiltee.

Strategy

(a) We have identified the
following climate-related risks
and opportunities aver our
short, medium and long term

‘time horizons

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

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

risks and opportunities 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. Gur 2030 Strategy 1s available online at britshiand comy/sustainability-accounts
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Introduction to scenario analysis

Over the past five years, British Land has
worked with experl advisors toidentify and
assess our exposure to cimate-related
risks and apportunities. This included

an initial nisk screening undertaken with
Verco {20171, a set of internal climate risk
workshops facilitated by Forum for the
Future |2019), and quantitative scenario
analyses undertaken by Wiklis Towers
Watson (2020-22).

Time horizons: our scenario analyses are
split into two timeframes, 2020-30 and
post-2050. In our initial scenario analyses,
we chose not te quantify risks across the
2030-2050 timeframe. For physical risks,
it is only post-2050 when {uture scenarigs
start to meaningfully differentiate from
tha current climate, For transitian risks,
when quantifying risks beyond a 10-year
timeframe, the underlying assumptions
begin to play an increasingly significant
role in the resulting values. Due to the
tevet of uncertainly that accompanies
these longer-term assumptions, our
initial analysis focused on the current
decade to 2030.

2020-2030: assessed the physical risks
posed by the current climale and the
transition risks posed by 1.5°C and 2°C
aligned transition scenarios. This periad
aligns with our corporate strategy time
horizons as shown below:

Short lerm Medium lerm Long {erm
Less than )
12 months 1to5years  S1o 10years

Post-2050: using the IPCC's Representative
Concentration Pathways [RCPs), we assessed
the physical risk posed by 2°C (RCP2.&§

and 4°C [RCPB.9] climate trajectories

[for detzils on RCPs see the table opposite.
This timeframe was selected as, from 2090,
these trajectories begin te meaningfully
diverge. As the standard design life of

a building is 60 years, this is a relevant
timeframe for the lifecycte for our

curreni portfolio.
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British Land scenario analysis - scenarios ¢onsidered
The tables below detail the physical and transition scenarios chosen and the time frames that our business assessed itself against.

Physical risk scenarios and parameters

The IPCC’'s RCP2.6 scenaric represents a pathway that is likely to limit globat warming to below 2°C.
The IPCC’s RCP8.5 scenario represents a high emissions scenario where warming may exceed 4°C.
Physical climale risks assessed:

iil River fiaad, liil Coastal flood, [ii] Fiash flood, [iv] Windsterm, {v] Hail, ivil Lightning, (vii} Heat stress

Time frame Scenarios Atmospheric CO;  Temperature rise® Sea level rise* River flood Coastal fload
modelling modelling
sources sources

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

Nathan based on  Watsan

JBA flood maps proprietary
coastal flood
exposure modet

Posl-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
RCP&S (4=Cl » 1.000 pprm 43°C »0.78m JBA flood maps & combined with
Coupled Model storm surge
A . Intercomparison
Project Phase §

* Values in comparison to pre-industrial times.

Transition risk scenarios and parameters

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

The Met Zera World {1.5°C] scenario assumes more ambitious targets that would enable globat net zero by 2050.

Time frame  Scenarios IPCC scenarios IEA scenarios  NGFS Temperature 2030 UK price  Glabal
scenarios rise by of carbon net zero
2081-2100 achieved by:
202010 2030 Net Zero Qrderly SSP1-1.9 NEZ2050 Net Zero < 1.5°C $15510 2050
World (1.5°C] 2050 $454
scenaria Disorderly Divergent $225t0
- $418
Paris Orderly SSPt1-2.6 Sustainable Below 2°C «2°C $54 to $97 2070
Cansistent Development
(2°Cl seenario Disarderly Scenario Delayad $0 ta $27
Transition
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Defining a ‘materiat’ risk or opportunity:
British Land defines a ‘material’ risk o7 opportunity in line with the likelihood-impact thresholds of our Fisk management palicy. Risks are
evaluated by the combination of their Potential impact {financial and reputaticnall and their Likelihood.

Financial Impact

Likelihood thresholtds fchance of occurrence  Reputational Impact thresholds
thresholds (£}

in a given year)

Low {non-significant]  Less than £10m Law 0-33% lLow Limited reputational impacl

Mediym E10m to £100m Medium  33-66% Medium  Significant temporary or limited
sustained impact

High Greater than £100m  High Greater than 66% High Significant susiained impacl

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

Flood risk vulnerability

Opportunities

Material issues Customer demand for sustainable space resultsina

‘green premium’ .

Increasing price of carbon offsets
Cost of complying with minimum EPC standards

Customer demand for sustainable space resulls in a
‘brown discaunt’ to rents at less sustainable assets.

Premium pricing for sustainable buwildings lylelg
compression)

Continue to monitor

Tenant business maodel impacied by transition Lawer cost of capital

Increased cost of raw materials

Increased cosi 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 cver 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 l< 12 months)

Risk/type and Primary risk driver  Likelihood Potential annual Explanation

impact financial impact

Risk #1 Lesses fram Low to Mean (oss: We have completed a cimate risk modelling analysis
Flood risk assets located in Medium for current and future climate conditions for the current

Less than E1m

vulnerability of
assets lcurrent
climate)

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

Lossgsina

representative bad year:

£15m-20m

portfolio using the assels’ total insured valug. This process
simulated many thousands of events. L osses are modelled
to arrive at 3 loss parspective for low likelihaod events for
a ‘bad’ year. The representative ‘bad’ year refers to & 1/100
annual likelihoad across the simulations and the modelled
losses alsao consider current flood defences. These
modetied lasses were pro-raled by BL ownership share,
Under current market conditions, these losses are

“insured against.

As historical conlext. in 2007 two floed events in our
portfolio resulted in insured) losses of eirca £25m. At

one of these sites [which accaunted for the majority of the
loss), we subsequently installed flood defences In 2011,
we began commissioning periodic flood risk assessments
across the portfolio and 1ssued flood management plans to
sites at high risk. Since 2007, aur linsured| actual annual
mean loss 15 below this modelled value of E1m.
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Risk/type and Primary risk driver Likelihood Potential annual Explanation
impact financial impact
Risk #2 Net zero High £0.73m for every British Land has committed 10 offsetting the embodied
Increasing price  commitmenis by 100% increase in carbon of its new developments and major refurbishments
of carbon offsets  global corporates the price of carbon  that camplete between 2020-2030. This volume is estimated
ot lead o increased to be at least 300,000 tCOze from developments.
'm demand for This estimaled financial impact of £0.75m reflects the
carbon offsst . .. o .
. ) annualised additional cost of offset credits if the credit
EB _r_rec_ins, resulling price rises by 100% from our current aniicipated price
in higher and/or
? [£20 per tonnel.
volatile credit
EF" prices. To mitigate this risk we are currently exploring options
ta pre-purchase carbon credits to offset embodied carbon
related to our pipeling of developments to 2030. [n addition
our internal carban levy wauld cover a carbon price increase
of up ta £40 per tonne.
Risk #3 Cost of upgrading High £12.5m Quantified by net zero audits undertaken al major office and
Cost of complying assets to comply retail assets and EPC scenario modelling undertaken across
with minimum with the UK's. managed assets, these assessments suggest that the retrofit
EPC standards proposed cost for standing assets will be in the region of £100m ever the
JIMEES  regulatory [MEES) coming eight years, annualised at £12.5m..This value excludes
compliancel” requirement that assets due to be redeveloped through our near and medium-
properiies hold a term development pipeline.
@- minimum B A significant proportion of this investment will be recovered

rating by 2030.
L
sp

through the service charge as we work with our customers
to achieve our shared climate goals. We would also expect to
derive energy efficiency benefits, and therefore cost savings,
as a result of these actions.

Long term risks [post-2050]

—
Risk/type and Primary risk driver Likelihood Potential annual Explanation
impact financial impact
Risk #4 Losses fram Low to Mean loss: Willis Towers Watsen undertook a clirmate risk medelling
Flood risk asseis located in - Medium Less than £1.5m analysis (simulating many thousands of events)| for current
vulnerability high flood risk . ' and futura climate conditions for the current porifolio using
[future climates] zones, primarily Lossesina the assets’ total insured valve, Their modelting approach for
a the cost to repair representative the flood risk in future climates is the same as described in
P assels and the bad year: Risk #1 for the current climate, with losses pro-rated by BL
ost of in W i .
BE ::ntse‘r?u;::n ess £20m ta E30m o ﬁersr.np share . ‘
S For the ‘representative bad year’, lower banding reflects
reflected in . .
‘ losses in the two degree [RCP2.6) scenario, and the upper
m increased banding reflects losses in the four degree [RCP8.5] scenario.
tnsurance ceosis.
These modelled losses were pro-rated by BL ownership
share. Under current market conditions these losses are
insured against, and would not be suffered by the Group
under normal ¢ircumstances, though we recognize that
in the long term specific assets could face cost increases
or difficulty eblaining insurance.
Climate risk and opportunity ¢ategory Financial impact category
GAV Physical risk - acute HE Income Siatement
% Transitian risk - requlaiery Balance Sheet

~
lﬂ Transition risk ar opportunity - market
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Climate-related opportunities
Shart term oppartunity [within 12 months)

Dpportunity/type and impact Primary driver Likelihood Patential annual  Explanation

financial impact
QOpportunity #1 An increasing number  Medium £E7m A receni Knight Frank study indicated
Increasing customer demand of our customers have that there is a >10% rentat premium for
for green, law-carben buildings  announced netl zero BREEAM Outstanding space abave prime
results in a rental premium and commitments. As our Central London office rents.
faster rates of letting portfalio transitions

to net zero. the most This enhanced financial impact estimates
I/ﬂ efficient hi'ghly ratad BL's share of the increased rental income

o if 20% of our Offices by ERV] transition to
green buildings may '

! BREEAM Quistandi
BB let quicker and at AM Quistanding. .
3 premium to The partfolio’s environmental credentials will
T market renis. be further sirengthened as we daliver against
-l

our 2030 ambitions to enhance the portfolio’s
energy and carbon performance.

Impact of climate related risks and opportunities on business strategy and financiai planning
Physical climate risks [Risks 1,4] are managed through our key policies on development, operations and acquisitiens. Transition risks and
opportunities [Risks 2-3, Opp 1} are managed through the delivery of our Pathway to Net Zero', which affects all aspects of our business

. with key targets.noted in the Metrics section below. This work contributes directly (o our corporate strategy's faur key pricrities [see page
141, and this includes:

Impact an business strategy impact on financial planning Contribufes toward
strategy priorities:

Upgrading the standing portfolio {products & services, The cost of the net zero transition and EPC ® Realising

operatians}: upgrades (Risk #3l is incorporated into asset e potential of

By 2030. qur target is to improve our managed portfolio's level business plans. Qur budgeting and our Campuses

whale building energy intensity by 25% and carben intensity medium term forecasting includes the

by 75%. We have undertaken detailed net zero carbon avdits  iniliatives identified by the net zero audits
- covering 0% of landlord-pracured energy - across 29 and we agree these asset levet plans and
of our major office and retait assets. These net zero audils objectives with our joint venture partners,
incorparate the EPC impact of the energy saving apportunities
identified, and we have additionally undertaken EPC
modelling across cur managed assets. The most impactivl
interventions identified by these assessments are being
factored into each assel's business plan, ic ensure the timing
of implernentation atigns with lease breaks and long term
assel replacement schedules. Pragress against these
operational targels is reviewed quarterly and the delivery

of these energy and carban targets is proposed as a metrie
for the next Executive LTIP as well as ExCo compensation.

As part of development decisiens, our
Investrnent Committee includes consideration
of the environmenltal impacts of different
scheme designs.

To manage physical risk, British Land periadicatly
commissions a third party screening of the standing
portfelio and, where high risk assels exist, seeks to put a
flocd risk management plan in place. Currently only 3% of
assets [by insured value] are exposed to high risk of flaod.

1. Qur Pathway ta Net Zero, aur transition plan, is avaiable online a! britishland.com/net-zero-carbon
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Key workstream
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Impact on financial planning

Contributes toward
strategy priorities:

Developing sustainable buildings (products and services,
revenues, atcess to capitall:

Through our Sustainability Brief for Developments and
Operations' - we set stretching sustainability targets for
our major developments and refurbishments. This includes
our use of the NABERS UK scheme to design buildings with
best-in-class operational efficiency. The energy intensity of
our development at 1 Broadgate is forecasted to reduce to
one-sixth of the previous building’s intensity, and these ESG
credentials contributed to the successiul letting of this
development four years ahead of completion. This example
demaonstrates that our ability to deliver more sustainable
space 15 3 strong competitive advantage which we are
actively leveraging [Oppartunity #1].

To manage physicat risk, our Sustainability Brief inctudes
several climate resilience requirements, including the
completion of a Flood Risk Assessment and consideration
of incarparating 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
buitdings is reviewed regularly by our Treasury
team when considering options tc issue green
debt and to establish ESG-linked revolving
credit facilities. The sustainability credentials
of 100 Liverpool Street, which was BREEAM
Qutstanding and our first net zerc
development enabted our Broadgate joint
venture (o raise a five year green {oan facility
secured by the value of this property. We
expect further, similar opportunities to
emerge in the future.

O Realising the
potential of
our Campuses

O Progressing
value accretive
development

(O Targeting the
opportunities in
Retail & Fulfilment

O Active capital
recycling

Internal price of carban [value chain, capital expenditures]:
To heighten focus on ‘developing sustainable buildings’
and~upgrading the standing portfolia’, in 2020, British Land
introduced an internal levy of £60/tonne on embodied
carbon in new developments. In addition io incentivising

our development teams and construction supply chain to
minimise embadied emissions, this levy is used to [i) ofiset a
development’s residual embadied emissions and [(iif provide
ring fenced funding to finance energy efficiency projects
across the standing portfolic.

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

the funds generated by the levy Inet of offset
costs| are available for capital expenditures
that support our transition to net zerg, Qur
Transitien Vehicle Commiltee, chaired by the
Chief Cperating Officer, reviews the price level
annually.

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

(O Realising the
potential of
our Campuses

o Progressing
value accretive
development

ESG criteria assessed as part of acquisitions:

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

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

O Progressing
value accretive
development

O Targeting the
cppartunities in
Retail & Fulfilment

O Active capital
recycling

Resilience ty 2020-2030 scenarios
Physical risk:

In the current climate, based on an
assessment of physical hazard exposure
by Willis Towers Watson, our portfolio’s
expasure 10 high {lood risk is limited to
3% of properties [by insured valuel].

We consider resilience te long term flood
risk through the requirements of the
‘Clirnate Resilience’ section of our
Sustainability Brief for Developments
and Cperations,

Transition risk:

Through cur Pathway ta Nel Zero and our
2030 envirenmental targets we have a clear
plan to improve the energy elficiency of our
porifolio which will result in the upgrading
of EPCs i ling with the proposed

2030 MEES threshotd. Our internal carbon
levy coupled with our Transition Vehicle
provides the company with a formal price
of carbon and introduces a governance
structure which supparts cur focus on
seeking high quality cffset 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 to
Net Zero will support British Land’s ability
to generate higher rents. as accupiers

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

Physical risk:

partfalio - driven in part by our Sustainable
Finance Framewark.

Resilience to post-2050 sceparios

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

In the two degree scenario IRCPZ2.4). 3%
of our properties by insured value) are
exposed to high flood risk.

In the four degree scenario IRCP8.5),

the high emissions scenario where no
additicnal action is taken to protect assels
or London, exposure to high floed risk could
be up to 15% of insured value,

We consider resilience to long term flood

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

risk through the requirements of the
‘Climate Resilience’ section of our
Sustainability Brief.

I. Our Susiainabitity Brief for Developments and Operations is available online and can be found at britishland.com/Sustainability-Briet
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Risk management

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

Qur risk mapping process allows us to
determine the refative significance of
principal risks. As part of the "Enviranmental
Sustainability’ principal risk category,
climate change is monitared by the Risk
Committee, chaired by our CFO, with
reporiing to the Audit Committee and
ultimately the Board. For specialist
analysis, British Land engages expert
advisors notably Willis Towers Watson
who undertook ihe quantitative scenario
analyses. We determine the materiality of
potential risks [including climate-ratated
risks] using the corporate risk thresholds
noted on page 52.

"Our risk register tracks:

i. Description of the risk lidentification)

ii. Impact-likelihood rating [evaluation
enabling prioritisation]

iii. Mitigants {mitigation}

iv. Risk owner Imonitoring}

As part of our operational pracess,

we mainiain asset ptans which inclyde
provisions for identifying climate-related
risks and opportunities, such as flood risk
assessments and audits ta identify energy
saving oppertunities. Our sustainability
checklist for acquisitions sets out our
environmental criteria for acquiring a new
property. including energy efficiency and

flood risk categories. Our Sustainability
Brief for Oevelopments and Operations
sets out our environmenial criteria for new
constructions and renovations, including
requirements for energy efficiency, flood
risk, malerials chotce and embodied
carbon reductions,

The Sustainabitity Committee -

composed of senior managers from
across the business - meels quarterly.
This commiitee, chaired by the Chief
Qperating Officer, is a key forum lor
discussing climate-related risks and
opportunities at the operational tevel

and ensures we remain on track to

deliver against our {ong term sustainability
objectives. Additionaily, for energy and
emissions savings opportunities identified
at assei level, staff can directly submit an
internal application for funding from the
Transition Vehicle, which funds our standing
portfolio’s lLow-carboen transition through

T an internal [Bvy gn the embadied carbon

in our developmenis.

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

Qur process for mitigating, accepting
and controbling principal risks. including
climate-related risks, is sel out on
pages 84-%6 of this Report. We prioritise
principal risks through our corporate
risk register and risk heat map.

The impact-likelihood rating, which is
evaluated during risk identification. is our
primary metric for priontising risks. As &
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principal risk categary, climate change nsks
are logged in our corporate risk register
with key changes reviewed quarterly by

the Risk Commiitee, which comprises

the Executive Commitiee and senior
management The Board is uitimately
responsible for and determines the nature
and extent of principal risks it 15 willing

to take fo 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 identlified

and assessed using our corporate risk
management framewark, set out on

pages 84-94 of this Report. We consider
climate change within our "Enviranmental
Sustainability’ risk, which was added as a
standatone principal risk 1ast year to reflect
its significance to beth our business and
our cuslomers.

Also, the external aspects of climate-
related risks are incorporated within our
‘Major Event/Business Disruplion’ and
‘Palitical, Legal and Regulatory’ principal
risks, We define principal risks as those
with a subslantive financial or strategic
impact an the business, medium/high
likelihood of occurrence and medium/fhigh
potentiat impact on aur performance. Our
integrated approach combines a top-down
strategic view with a complementary
bottorn-up operational process



Metrics and targets
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Please see our Sustainability Accounts! for British Land’s full set of climate and energy performance reporting and SASB metrics.

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

management process.
Climate-related risks {KRIs]

2022 202 2020
Policy and legal? Risk #3 EPCs rated A [by ERY) 2 24 75
EPCs rated B by ERV) 34
) EPCs rated C [by ERV] 3%
EPCs rated D [by ERVI 20 71 70
EPCs rated E Iby ERV] 7
EPCs rated F [by ERVI 1 5 5
EPCs rated G [oy ERV] 2
Extreme weather Risks #1 Percentage of portfolic located in 100-year flood zones
and #4 1% by total insured valual 3% nr nr
High flood risk assets with flood management plans [% by vatuel 99% 99% 100%
2. 2020 and 2021 by floor area and ngt ERV
. Llimate-related opportunities [targets and KPls) - )
- B 2022 2001 2020
Resource Risk #2 50% improvement in embadied carbon intensity of major office
efficiency developmenis completed from April 2020 (kg CO.e per sgm] 632 4407 -
Opportunity  79% improvement in whole building carbon intensity of the managed
M portfolio by 2030 vs 2019 {Qffices] 37% 41% 23%
25% improvement in whole building energy intensity of the managed
portiolio by 2030 vs 2019 (Oifices) 28% 31% 16%
Energy sources  Qpportunily Electricity purchased from renewable sources 1%l 93% 98% 6%
#1 On site renewable energy generation [MWht 1,731 1,907 1.763
Products and Oppartunity  Pertfolio with green building ratings (% by floor area| 44% 27% 25%
services #1 Developments on track for BREEAM Excellent or higher (% by floor
‘ area. excludes residentiall 97% 97% 81%
Percentage of gross rental incame from BREEAM certified assets .
[managed portfolial 84% 53% nr
Risk #2 Internal price of carbon [E per tonne] £60 £60 n/a

3. 2021 figure inciudes Retail and Residential developrents.

(b) Our Scope 1, Scope 2, and {c) Our targets used to
Scope 3 greenhouse gas (GHG) manage climate-related
emissions, and the related risks.  risks and opportunities and

Compliance statement

British Land confirms that:

Our greenhouse gas emissiens and performance against targets. i. we believe our climate related financiat
associaled energy consurnplion data is Dur full set of suslainability targets are disclosures for the year ended 31 March
available in the Streamlined Energy and detailed in the Sustainability Accounts 2022 2022 are consistent with the Task Force
Carbon Reperting (SECR] section of this found at britishland.com/sustainability- on Climate-related Financial Disclosures
Report pages 58-59. reporting. Our headline net zere targets are ["TCFD"] Recammendations and

listed in the Opportunities table above under Recommended Disclosures [as defined

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

reported on page 46.

in Appendix 1 of the Financial Canduct
Authority Listing Rules),
it. our annual disclosure is contained
in the pages above, please see our
Sustainabibity Accounts 2022 for
more delailed data disclosures and
our website for the sustainability
policies referenced.
we believe that the detail of these
cltmate related linancial disclasures is
caonveyed in a decision-useful format

1 Qur Sustainability Accounts are available anline and can be jound at britishland.com/sustainability-reporting to the users of this report.
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Greenhouse gas reporting

2022 in review

Context RE100 and precuring renewable enargy

Covid-19 has significantly affected our portfolio energy and carbon  British Land has been a signatory to RE100 since 2016, which
performance, with 37% and 28% reductions in carban and energy ~ commiis us to procuring 100% renewable power.

intensity versus our 2019 baseline [Offices]. These reductions
primarily reftect the impact of the pandemic and related
government restrictions,though we have delivered initiatives
over the last year. notably at Exchange House [page 41).

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

Funding ihe tow-carbon transition Operational performance

Our innovative internat carbon-levy, appliéd to the embodied carbon  British Land cantinues to operate its engrgy management
of our committed developmentis, and our £5m annual floal continue  system, which includes formal 150 50001 accreditation at
ta generate funding far our transition 1o net zero fcurrently £15.6m]. commercial offices.

This year the transition vehicle funded a chiller replacement at the  Over the past two years, we completed detailed net zero audits
London oifice Broadwslk House. The new chiller is expecied 1o be a1 29 assets including the creation of CRREM pathways lor pach
Iwice as efficient and ofier impraoved control capabilities compared  assel. Additionatly, we conducted energy efficiency reviews at

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

which will be repaid through the service charge. To dale, the
Transition Vehicle has approved funding for three energy efficiency
projects expected to save 1.2m kWh and £0.2m annually. Following
our recent pregramme of net zero and energy efficiency audits, we
expect 10 acceleraie project funding from 2022/23 as we implement
the recommendations of these audits.

Through our develgpment pipeline, we are designing a path
to best practice aperational efficiency, with our 1 Broadgate
developrnent on track to reduce energy intensity to one-sixth
of the previeus building's.

Absolute emissions Scope 1 and 2; Greenhouse gas emissions - intensity

Year ended 31 March 2022 am 2020
Offices tC Qe per sgm 6.071 0.067 0.087
Shopping centres* (C0;e per common

parts sqm 0.030 0.021 0.031
Retail parks* tCCse per car

park space 0.029 0032 0.040
Shopping villages To be reported in future years
Retail, high street To be reported i fulure years ~
Tatat portfolie tCQse per gross
intensity rentat income [Em] 37.16 34.03 38.05

Location-based methadology

* Cammaon parls ont
Marketl-based meihodology am p ¥

58 British Land Annuat Report and Accounts 2022



Scope 1 and 2 emissions and associated energy use

The British Land Company PLC 00621920

Tannes COze MWh
Year ending 11 March 2022 2021 2020 2022 2021 2020
Scope 1 [fuel combustion]: 6,209 6,252 6,327 34,582 33,759 30715
Scope 1 [refrigerant loss): 7hb 411 518 - - -
Scope 2 [purchased electricityl: Location-hased 12,685 12435 15373 60,311 55778 42,950

Market-based 1,423 839 669 - - -

Total Scope 1 and 2 emissions and associated energyuse  Location-based 19,638 19,098 22318 94,893 B9537 93,445

Market-based 2,941 2121 7.4615 - - -
Proportion of Scope 1 .and 2 emissions assured by an independent third party 100% 100% 100% 100% 100% 100%
Proportion that is UK-based 100% 100% 100% 100% 100% 100%
Scope J emissions
Tonnes COce

Year ending 31 March 2022 2021 020
Purchased goods and services 15,762 15,834 nr
Capital goods 20,565  2B,180 17.505
Fuel and energy related activities |upstream| 5,864 4,184 4,873
Wasie generated in operations 243 124 351

.Business travel- -2~ - -~ . L Lo 41 1.4 200
Employee commuting 248 418 104
Downsiream leased asselts - Location-based 113,691 81,369 138,142
Proportion of Scope 3 emissions assured by a third party 100% 100% 100%
Total Scope 1-3 emissionsg Location-based 176,053 149212 183,513

Accounting treatment of biogas

To reflect our procurement of renewable gas, we report a Scope 1 [market-based| ligure to reflect the lifecycle benefits of biagas.

In this market-based calculation, we use the UK Governmenl's biegas factor which includes CH; and N0 emissians but zere-rates CO,
emissions due to COz absorption that occurs during the growth of biogas feedstock. However, as noted below, bioenergy feedstocks do
praduce CQ; emissions during combustion, so the ‘combustion emissians’ are provided below for full transparency.

UK factor 2022 (atal
Bingas |4g CO:e per kWhi tannes CO:el
Net emissions [excl CO,) 0.00022 7
Combustion emissions [ingl CO;) 0.19902 6,499

Our methodology

- We have reported on all emission sources required under the Companies Act 2006 |Strategic Repart and Directors’ Reports)
Regulations 2013 and the Campanies (Directors’ Report) and Limited Liabitity Partnerships [Energy and Carbon Report| Regulations
2018 ['the 2018 Regulations'|. These sources fall within our consolidaied financial statements and relate to head office activities and
controlled emissions from our managed portfolie. Scope 1 and 2 emissions cover $4% of our multi-let managed porifolio by value.
We have used purchased energy consumption data, the GHG Protocol Carperate Accounting and Reperting Standard [revised edition)
and emission faclors from the UK Government's GHG Conversion Factors for Company Reporting 2021.

- Omissions and estimations: For langlord procured utitities, where asset energy and walter data was partizlly unavailable, we used data
from adjacent pericds to estimate data for missing periods. In 2021/22, this accounts far 5.4% of total reparted energy consumption
and 6.8% of total reported water consumption. For the calculation of Scope 3 value chain emissions, ptease see the full methodology

in the reporting criteria of pur Sustainability Accounts 2022,

- Gross Rental Income [GRI) from the managed pertiolioc comprises Group GRI of £345m [2021: £382m), plus 100% of the GRI ganerated
by joint ventures and funds of £314m (2021: £299m). less GRI generated assets outside the managed portfolio of £50m [2021: £117m].
- For full Scope 3 greenhguse 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

Mon-financial area/Oescriplion

of business modet

Risk
areas'

Policies

Purpose and scape

The British Land Campany PLC 00621920

Qperalign and outcome

Financial Crime

1

Anti-Bribery and

Details the axpecled canduct of alt

These robust policies around financial trime

Compliance Corruption British Land staff with respecl lo compliance reflect our zere-tolerance approach te
We operale a zera- Policy relationships with suppliers, agents, such activity bath in and arcund the business; they have
tolerance approach to public cfficiats and charitable and been drafted to provide for education and monitering
bribery, corruption and political organisations n addinon to deterrence and preventian. The policies
fraud. More information - Duilines stall responsibilities regarding are accessible by all employees via the intranet and
is available in the Audit the reporting af any breaches and mandalory training is required for all staffin relation
Committee report details consequences ol breaches to them. Our whistleblowing service can pe accessed
on pages 120-126. for stalf and the Group as a whole by all employees should they prefer to raise a concern
- Provides for stalf training and anonymously instead of with thair line manager. This is
cammunication araund the policy an independent and conndenpal telephone service and
as well s monitoring and review web partal. British Lang carries out due diligence on
by management counterparties to comply with legislation on maney
laundering and ta enabte it to consider how a
Anti-Fraud - Providas for fraud prevention Lraining transaction wiih the counterparty may reftect
Policy far all British Lgnd stalf and requires on British Land's reputation.
:’?;Lf:r:le:r:?: ::r(;::t:::::r::?hzs“ The Gener»a_l Counsel and Con'!pany Secreraq has gverall
Group where relevant responsnbrhrx Jor all lour poticies. These poh_-:tes are
- . reqularly reviewed and approved by the Audit Committee
TThrTTT O T T - . - — - Outlines-protocal far the reparting and any métiers raised under these poficies are subject to
of susper_:‘ed '"?”d with (eferen;e o extensive investigation by the Company. Regular updates
the Group's Whistleblowing Poticy are provided 1o the Audit Committee regarding fraud and
Whistleblowing - Provides contact details for the Group's whistlieblawing matters.
Policy third-party whistieblowing service
- Qulhnes ike types of congerns
that can be reported to the
whistleblowing service
- Detaits safeguarding measures in place
far stalf and autlines how the Group will
respond in cases of whistleblowing
Anti-Money - Lists ‘red flags’ detailing the kind of
Laundering suspicious activity that may indicale
Policy an attemnpt io launder money
- Delails monitoring and review
procedures under the polscy
Environmental 4,6,8  Suslainability - Provides for suslainable decisions to Our Sustainability Policy and Brief were
Matters Policy De our “business as usval” approach comprehensively updated in 2020. Our overall

Our long term
cammatment to
sustainability ang
minimising our
enviranmental

impact is ane of British
Land’s key differentiators.
As occupiers facus on
minimising their carbon
foatprint, our ability to
delwer more sustainable
space is a key advantage.
See pages 22-23 and
pages 38-59.

Outlines our 2030 Sustainabitity
Strategy. cur goal af making our whole
portfotio net zero carbon as wetl as
grawing social valve and wellbeing in
the communities in which we operate

Sustainability
Brief

)

Aligns with our 2030 Sustainability
Strategy

Gives effect to our Sustainability Policy
Sets out our sustainability ambitions and
the KPls and siandards required to
achieve them

commitment is la take decisions which are
environmentally and sociatly intetligent and make
saund financial sense. Our internat carbon levy of

£60 per tonne of embadied carbon in developments is
reviewed annually to ensure that environmental impact
cof our developments is costed (nta their budgels. We
participale in key £5G indices io demonsirate our
progress and we publish social and envirenmental
perfarmance dala annually

Qur Head of Develspments and Head of Broadgate have
averall responsibility for our Sustainability Brief, and our
Chief Operating Officer has overall respensibility for our
Sustainabitity Policy.
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of business medel areas' Palicies Purpese and scope Operation and autcome
—Social Matters 68,9  Suslainabilty  See above A commitrment 1o good social practices has leng been
British Land has leng Policy high on our agenda, and we place great importance
recngn_ised that a Sustainability Gee above an the way we wc_:rk with cummuni!ies,_ supplierg and
cemmitment Lo good Briel pariners. We believe that communicationiskeyin
social practices is essential ensuring we meei our social obligations. and by listening
to the way we operate. as Local Charter - Qutlines five key focus areas where we are to the needs and concerns of our staff and communities
occupiers increasingly active in local communities: connection we are better able o provide an environment that is safe.
consider the cantribution with local cermmunities; supporling inclusive and welcoming. The impact of Covid-19 has
they make to scciety. our educational initiatives for local people: increased our focus on supporting mental wellbeing
ability to support them is an supporling lacal training and jobs. which is effecied through regular outreach and
advantage. See page 42-45, supporling local businesses; and engagement with communities, accupiers and staff.
CD"(T'PU['"Q 0 lacal peaple’s Our Chief Operating Officer has overall responsibility for
wellbeing and enjoyment our Local Charter; our Head of Pracurement has overall
Supplier Code - Qutlines slandards required of our responsibility for our Supplier Code of Conduct; and our
e — of Conduct suppliers in a number of areas, including Head of Developmendts has overall responsibility for our
but not limited te: health and salety; Health and Salety Policy. All health and safely reports are
working hours; responsible sourcing; provided to the Risk Committee. These executives report
community engagement: and to the CSR Committee for their area of responsibiliry.
environmental impact
= Details our zera talerance approach to:
child 1abour; forced labour: discrimination;
and bribery, frauvd and corruption
= Provides for monitoring, corrective
action and reporting under the policy,
Wark practice audits are carried out on - -
aur-fugh risk suppliers
Health and ~ Details how British Land will meet the
Safety Policy requirernents of the Health and Safety
at Work Act 1974
- Provides for necessary training
around display sereen equipment
and manual handling
- Qutlines how health and safety matters are
managed for staff, colleagues, service
providers and others aflected by the
Company’s underiakings
Employees 9 Employee ~ Sets out minimum standards required of British Land remains deeply committed to creating
British Land requires our Cade of all employees in all their dealings in and an environment of fairness, inctusion and respect. Qur
employees 1o act in ways Conduct on behalf of the Group corporale values underpin our cemmitment to equality,
that pramate fairness, - Gives elfect 1o our core vatues of Bring diversity and integrity, We recognise that our warkforce
inclusion and raspect Your Whale Setl, Build for the Future, needs Lo refleci the communilies we serve in arder to
in their dealings with * Listen and Understand and Be create spaces that are welcoming to all. and our working
colleagues, custamners, Smarter Together practices and employment policies reflect the importance
suppllers and - Comprises a number of separate of sccial harmony in everylhlng we do'. This year we.
business partners. policies including but not timited to: updated our mandatory diversily and inclusion training
our Equat Opportunities Palicy: our far all siaff and have provided sessions on anti-racism
Disabled Workers Policy: our Gender -and a@lyshlp as well as supporting aur ||chu51ye networks
Identity and Transgender Policy; and n _lheur activities celebrating diversity - including ]
our Beraavement, Compassionale P_rnde Month, Black Histery Mor_‘lih. Earth Day, Natignal
and Emergency Leave Policy Single Parent Da_yrand International Women's Day. Our
employment policies are made available to calleagues
on the intranet and are reviewed annuatly.
The General Counsel and Campany Secretary has overall
responsibility lor our employment policies.
Human Rights 2.1 Supplier Code  See abeve British Land operates a zero telerance approach to human
British Land recognises the cf Coenduct rights infringements by any of aur suppliers, occupiers or
imporlaqce of respecting Slavery and T Indicates higher risk areas including the partners We carry out due diligence on all parties that we
human r_ighls and has Hurman procurement of specific materials and fair work with anrd require our supplngrs to demonsn:ale the
been 3 signatary ta the Trafficking treatment of workers on construction siles same commitment to the prevention of human rights
UM Global Compact since Statement abuses in their operations. Our Slavery and Human

2009. We are commitled

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

- Outlines strategy for reduction of risk in
our supply chains with regard to social,
environmental and ethical issues

- Qur anti-madern slavery training is
mandatory for all directly employed staff

Trafficking Statement can be found on our website and
is reviewed and updated annually [britishland.com/
modern-slavery-actt.

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

Market
backdrop

Macro-economic context

The UK economy respended well to the
lifting of Covid-19 restrictions, expanding

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

the economy, putling pressure on prices
towards the end of the year. Inflation has
risen faster than expecied, up 7% in March
2022 compared to up 6.2% the previous
month and in respense, interest rates have
been increased. Consumer confidence has
weakened sincé the simmerwith eoncerns
around rising prices and the prospect of a
real income squeeze weighing on sentiment
but unemployment has quickly recovered

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

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

London office market

The investment market has returned

to strong valumes with canfidence
strengthening as the economy recovers
from the pandemic and employees returned
la the office. The period under review saw
more than £175n of investment activity
across the City and the West End with
pricing strong reflecting pent up invester
demand and a lack of available stock. Prime
yields currenlly average 3.9% for the West
End, slable over the year and 3.75% for

the City, an inwards shift of 25bps.

In the Central London cccupational

market, take up remains below its long
erm average, tut s recovering well
follewing very low levels last year. Take

up for the period was 9.5m sq ft for Central
London, more than double the 12 months te
March 2023, Technolegy, Banking & Finance
and Professional Services Imost notably
legali were the targest sources of take up.
Oemand is ctearly gravitaling towards

the very best space, with an emphasis on
sustainability, weilness, shared and flexible
space and excellent transport connections.
This part of the market is achiaving
premium prices and vacancy is estimated
at under 4% compared 10 ¢.8% for the whole
market. In the context of a more uncertain
macre environment with elevaled input
prices, it is becoming apparent that more
projects are being delayed and as a result,
the supply pipeline is tight, with speculative
developments committed and under
construction [to 2024) representing 1.8
years average lake up. Reflecting the
strong preference {or new and high quatity
refurbished space, 32% of development
under constructicn is currently pre-let.

Retail market

lnvestment aclivity continues to be
dominated by relail parks, which have seen
vaolumes of £4.5bn in the period, compared
to £1.7¢n in the 12 months to March 2021.
Confidence in the sector is strong, reflecting
lower occupancy costs for retailers and

the imporiant role retail parks can play in
online fulliiment. In particular, the market
has focused on assets which are small-
to-rmedium in lot size and offer secure,
sustainable income streams. As a result,
average market yields have moved in
200bps aver the year to 5%. The investment
market for shapping centres is slowly
improving as investors begin to see

value despite cantinuing weakness in the
occupationat markel, £1,2bn transacted

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

the structural shift 1o anline and impact

of Covid-19 there were signs of a pick up

in activity in retail occupational markets.
Aclivity has been skewed towards retail
parks which are mare affordable and where
footfali and sales are near pre-pandemic
levels. and in same cases ahead. However,
as we mave into a more inflationary
envirgnment, consumers wilt be mare
focused on value and occupiers will nead
to mitigale the impact of higher irput costs.
This will focus attention on the affardability
of retail space which plays te the retail
park proposition.

Logistics market

In logistics, investment volumes remained
very high at £18.9bn over the period, the
sirongest ever year of invesiment activity.
Strong occupier demand, underpinned by
structural trends in e-commerce has led
to attractive rental growth which continues
to appeal to long income investlors. In the
occupational market, take up in London
and the South East was ¢.8m sq fi and in
Landon, demand is particularly broad
reilecting the emergence of "quick
commerce” and “dark kitchens”, although
take upis limited by available stock with
vacancy low al around 1.9%. In these
cases, central locations are critical to

the occupiers’ business models and

are commanding a rental premium as &
resuit. Forecast rental grawth in London
is expected to average over 5% p.a. over
the next five years.
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PERFORMANCE REVIEW continued

Business
Review

Portfolio valuation

£10,467m

Occupancy’

96.5%

Weighted average lease length to
tirst break

5.8 yrs

Total property return

11.7%

Lettings/renewals [sq ft] over 1 year

29m

Qn a proportionally consalidated basis including the
Group’s share of joint ventures

1. Where occupiers have entered CVA or
administration but are sull liable for rates, these
are treated as occupred. IFunits in admunistration
are treated as vacant, then the occupancy rale
would reduce from 96.5% to 95 &%

Portfolio performance

The BEritish Land Company PLC 00621920

Vatuatien Total property
Valuation movement ERY movement Yield shift reiurn
At 31 March 2022 Em % bps Y%
Campuses 6.967 5.4 0o 1] 85
Central London 6,460 4.6 0.1] {1} 77
Canada Water &
olther Campuses 430 12.9 6.4 +1 17.0
Retail & Fulfilmant 3,500 9.9 2.8 197} 19.1
Retail Parks 2114 20.7 [2.0) [1581) 316
Shopping Centres 800 16.1] 5.2 +3 1.4
Urban Logistics 319 0.0 6.3 {79) 8.3
Total 10,467 6.8 i1.2) [42) 1.7

See supplementary tables for detailed breakdown.

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

Retail Parks detivered a vatuation uplift

of 20.7% driven by yield cormnpression of
151bps reflecting a sirong investment
market and improving occupational
market given their relative affordabitlity
and compatibility with enline retatl. This
futly offset an ERV decline of 2.0% which
was weighted towards the first half.
Shopping Centres also saw some mild yietd
campression in the second hall, reversing
the previaus trend and there are signs that
rents are stabilising with the rate of ERV
decline moderating in the secend half:
overall shopping centres were down 6.1%
in value. Urban Logistics was flat on the
year with strong yield contraction and
ERV growth of 6.3% offsetting purchasers’
costs which drove a negative movement
in the first half; excluding the impact

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

our Wesl End and City portiolios delivering
uplifts of 4.5% and 4.7% respectively. These
performances were driven by our leasing
activity, in particular the Meta letling

at Regent’'s Place and progresson aur

1 Broadgate development which is now
fully let or ynder optian an the office space.
Both portfolios benelitted fram some mild
yield compression with investmant markets
strengthening post pandemic. Campus
developmeanis were up £201m, 1+11.7%]
including a very strong performance at
Canada Water of 18.3% reflecting the new
joint venture agreed with AustralianSuper
and progress on Phase 1.

Campus offices outperformed the MSCI
benchmark for Alt Qffices and Centrat
London Offices by 150 bps and 100 bps
respectively on a tolal returns basis.
Retail outperformed the MSCI All Retail
benchmark on a total returns basis by
510 bps due to our weighting towards
retail parks. Reflecting the continued
strength of industrials, our portfolia
averall underperformed the MSC! Al
Properly lotal return index by 798 bps
over the year.



Capital activity
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Retalt &

Campuses Fulfitment, Taral
From 1 April 2021 Em £m £m
Purchases 102 645 747
Sales' 11,063} nm7 {1,180
Development Spend 205 3 208
Capital Spend 28 10 38
Net investment (728) 541 (187)
Gross Capital Activity 1,398 775 2,173

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

1. Includes 75% sale of majority of assels in Paddingtan Central for £6%4m which exchanged posi year end and 5k Anne’s [E6m] which exchanged prior to 1 April 2021.

The tatal gross value cof our investment
aclivity since 1 April 2021 was £2,173m.

The scale of our activity reflects our strategic
priarity io more actively recycle capital and
this has heen achieved with £1,180m of
sales and £747m invested inlo acquisitions
in retail parks, urban logistics apportunities
and assets aligned to innovatian and growth

oulside of London: - -- -~ - - ---- - - -

The most significant transaction, which
exchanged post year end in April 2022, was
the sale of a 75% interest in the majarity of
our asseis at Paddington Central to GIC for
€494, this was 1% below September 2021
book value and represented 2 net initial
yield of 4.5%. The transaction, which is
expected to complete within twa manths,
establishes a new venture, with ownership
split 75:25 for GIC and British Land
respectively and the partners having joint
control. The 5 Kingdom Street development
site and the Novotel at 3 Kingdom Street
currently sit cutside the structure but GIC
have options over bath assets. AL 5 Kingdom
Street, their option [which is over a 6 month
period] enables them to acquire 50% of

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

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

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

in Urban Logistics, we acquired £295m of
assets, most significantly Hannah Close in
Wembtey for £157m. This is a development-
led opportunity where gur plans will
intensify usage of the existing buildings

to deliver a multi-storey urban logistics
hub for Central and West Londan. The
warehauses, which sit within the M25, close
to the M1 and outside the Neorth Circular,
are ideally located for vehicles coming into
London and subsequently out for delivery.
We are working on feasibility options for the
site and expect (o achieve vacant possession
in 2027.1n the meantime, we ara working
towards outline planning consent and
managing the asset which offers
considerable reversionary potential.

We also acquired a development site on
Verney Road in Southwark far £31m. This
comprises low rise industrial buildings over
two acres and is located on the Old Kent
Road {A2| providing excellent access to
Central Londan as well as the M25. The site
offers immediate redevelopment poiential
for a mulli-storey urban logistics schemes,
subject ta planning. This fellows
acquisitions in the first half, including
Heritage House in Enfield, an exisling
warehouse we plan to intensify through
redevelepment as well as Thurrock
Shopping Park and Finsbury Square Car
Park where we have an opportunity {0
repurpose the existing sites into urban

lagistics hubs. Qur latest acguisiticns bring
the gross develapment value of our urban
logtstics pipeline to £1.3bn with an average
IRR frem acquisition of 15%, which is at
the tog end of our target range of 10-13%.

We also acquired {urther assels largeting
the value opportunity in Retail Parks
totalling £350m (inciuding Thurrock
Shopping Park which has logistics
potentiall. This includes the remaining
units in HUT, acquired for E148m and three
shopping parks in Farnboreugh, Reading
and Entield ladjacent to cur Heritage House
warehouse). These represent opportunilies
where we expeci to deliver atlraclive
financial returns utilising our asset
managemeant experkise which has

played out well this year.

in Campuses, we acquired £102m of assets
aligned to innovation sectors including The
Peterhouse Technolegy Park in Cambridge
for £75m represanting a NiY of 4.15%.

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

in an emerging part of south Cambridge,
ctose ta the Cambridge Biomedical
Campus. We also acquired The Priestley
Centre in Guildford on Surrey Research
Park for £12m and adjacent Waterside
House for E15m gwving us a combined
footprint in Guildford of over 11 acres.
This provides an oppertunity tc deploy

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

Sustainability

We have mainiained our firm focus on
delivering our 2030 sustainability ambitions.
This year we were delighted to retain our
GRESB 5 star rating as well as our AAA
rating from MSC| and A- from CDP. 100
Liverpool Sireet, our first net zere carbon
development, has continued to pick up
industry accotades for its susiainability
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 against the commitments
we sel aut in our Pathway to Net Zerg, our
roadmap lo achieving a net zero carbon
portfolio hy 2030. We conduct whole

life carbon assessments on all our
developments and refurhishments and we
are currently forecasting that embodied
carbon on cur cffices development pipeline
will be 632kg CQ; per sgm including
completed developments. This compares
well to gur 2030 iarget of 500kg CO,e per
sqm fram a baseline of 1000kg COqe per
sgm, which was the industry benchmark at
the launch of our sirategy. We compteted
our second net zero carbon development at
1 Triton Square which achieved a BREEAM
Gutstanding rating. Like 100 Liverpool
Street, we were able to re-use most of

the superstructure, keeping the embodied
carbon on compteted developments low

at 408kg CO, per sqm. Residual embodied
carbon at 1 Tritan Square was fully offset
through certilied, nature-based solutions -
a teak afiorestation project in Mexico and

a community reforestation preoject in Ghana.

We rmade further development
commitments at Canads Water where

we are cammitted to achieving BREEAM
Qutstanding on all commercial space,
BREEAM Excellent on retail and a minimum
of Hame Quality Mark 3* for residential.
Canada Water is 3 ground-up redevelopment,
sa our ability to re-use existing matenals is
limited and our focus is on using the more
sustainable materials and processes.

Qur use of Earth Friendly Concrete in the
permanent piling works was a UK industry
first and saved 240 tonnes of carbon
emissions. Qther low carbon initiatives
include the yse of cross laminated timber,
high recycled content in concrete. electric
arc furnace steel and recycled raised
access floors. As a resulk, embadied carban
for the offices space at Al and AZ at Canada
Water is expected to be 682 kg CO; per sgm
and 4464 kg CO; per sqm respectively, in line
with our glidepath to 2030.

We argalse on site at 1 Bro3dgate, which

15 expecled to be in line with our 2030 office
fargets far operational efficiency of 95kWhe
per sqm on a whole buiiding basis and is on
track for a NABERS § star rating. Embodied
carbon an this building is above our 2030
target at 901 kg CO; per sgm, bul we
continue to make improvernents throughout
the design and delivery process. At Norton
Folgate, which will be all electric, we are
adding roof 1op solar panels and like

1 Broadgate, it will be fully smart enabled
te opumise perfarmance in operation,
delivering an estimated energy intensity
which is in line with the trajectory to

our 2030 energy performance targets.
Embadied carbon on this building is also
low at 434kg COse per sqm. reflecling

our abiity o reuse the existing materials.
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MEES Legislation and EPCs

In offices. we are already fully compliant
with 2023 MEES leqislation which stipulates
a minimurm EPC rating of E and 46% of

aur cfices space is currently rated A or B
Iby ERV]. For the whale porticlio, 36% is
currently A or B rated, significanily above
the level of 29% in September reflecting

a number of recertiflications which have
captured improvements delivered in recent
years. 70% of the portfolio is now A-C rated.
To rmeet our 2030 objectives and comply
with expected MEES legisiation requiring
our whole portialic te be a minimum EPC B
by 2030, we appointed external consultants
to conduct net zero audits identifying
opportunities to improve energy efficiency
and raise the EPC rating. These audits,
which covered 29 of our major assets have
now completed. We expact that the Lotal
cast for retrofitting the portiolio 1o be in the
region of £100m, which covers the standing

. porifolio ang excludes major developmenis

and refurbishments where energy efficient
fixtures and fittings are already incorporated
within our development briefs, This
investment will be focused on energy
efficient interventicns which typically have
an attractive payback and in the current
environment, with energy prices escalating,
represent a compelling investment for
occupiers and we are already engaged in
productive conversations with accupiers
across the portfotio. Overall, we expect that
iwg thirds of the cost will be tunded through
the sesvice charge or by customers direcily.
While we are making good progress, we are
primarily focused on improving energy
efficiency and reducing carbon intensity
which is how we will deliver on our 2030
targets of a 25% improvement in whole
building energy efficiency and a 75%
reduction in opgrational carbon intensity,
both against a 2019 baseline.



Te fund any outstanding costs relating to
these intervenlions, we have established
our "Transition Vehicle comprising ring
fenced funds linanced by our internal levy
of £40 per tonne of embodied carbon in
developments supplemented by an internal
float of £5m. Total funding to date within
the Transition Vehicleis E15.6m.

Place Based approach

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

we identified initiatives which target key
local issues at each of our places. At our
Campuses, ane of the most effective ways of
daing this is through our Community Funds
- a forum for connecling cur customers
and local communities and supparting
arganisations who do vital work locally.
Following the success of the Regent’s Place
Community Fund, this year we launched
funds at Broadgate and Paddington Central
with 15 of our occupiers pledging £150,000.

One of our key initiatives this year was

the launch of the New Diorama Theatre at
Hroadgate, helping to bring people together
post Covid and supperting the revival of this
part of the City. NOT Broadgate is one of the
biggest free rehearsal and artist suppart
spaces in the UK. The 20,000 sq ft space

is provided campletely free of charge for
independent and freelance artisls to use
and is one of the highest prafile artist
suppart projects in recent years. We

atso announced a partnership with The
National Theatre Lo bring creative events
and experiences to our Campuses. This
involves monthly warkshops led by creative
experts facusing en theatrical skills and
exploring how these can be applied to
enhance the working day.

This year, Bright Lights, our skiils and
employment programme resched over
130 people through virtual employment
training and cne-ta-one support ak iwo

of our Campuses and six retail sites

Over 60% of candidates have atready
gained employment in a range of sectors.
Programmes we piloted this year and
plan to expand include ADcademy with the
Brixtan Finishing School. Qver 111 young
people tocal to our London Campuses and
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Ealing Broadway took part in these anline
workshaps designed to develop skills in
the creative, technology and advertising
sectors. Fort Kinnaird's recruitment project
with Capital City Partnership reached 128
beneficiaries with 80% finding employment.

We continued {0 support the work of the
National Literacy Trust, encouraging 7,800
young peeople to read and bringing the total
number of children we have reached almost
56,000 since the launch of our parinership
in 201%. To support local businesses, we
provided affordatble space across five of our
priorily assets, which included places such
as "Thrive” in Canada Waler, a communily
business hub providing workspace and
meeting rooms to help lecal skart ups.

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

Reflecting our continued focus on diversity,
we were pleased to become the first reat
estate organisation to achieve the Disatility
Smart Standard, which is awarded by the
Business Disability Forum to organisations
who can demonsirate a culiure of inclusion
for all abilities.
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PERFORMANCE REVIEW continued

Campuses

Portfolio valuation {BL share]

26,967m

Occupancy

96.7%

Weighted average lease length to
first break

1.0 yrs

Total property return

8.5%

Lettings/renewats [sq ft) over 1 year

1,243,000

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

Campus operational and

financial highlights

- Campusvaiue of £7.0bn, up 5.4% driven
by leasing activity and development
performance. Similar performance
from City and Wesl End assets, up
4.7% and &4.5% respectively

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

- 11 bps yield contraction, weighted
towards the City

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

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

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

~ Strong rebound in leasing activity with
1.2m sq ft deals (greater than ane year]
driven by develepment tettings

~ Total lettings and renewals at 1.7m sq fi,

inctuding 187,000 sq ft Storey letiings

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

~ (nvestment {ettings and renewals over
one year, 5.4% ahead of ERV

- 555000 sq fi rent reviews agreed 6.7%
ahead of passing rent adding £1.6m
te rents

- Qccupancy improved 10 96.7%

- Rent collection 100% for FY22

Campus operational review
Campuses comprises our three London
Campuses {Broadgate, Regent’'s Place and
Paddington Centrall, as well as Canada
Water, our recently acquired assetsin
Cambridge and Surrey Research Park,
standatone offices and residential.

Qur London Campuses are located in some
of London’s most exciting neighbourhoods
and benefil fraom excellent transport
connechons with two of cur Campuses
directly on the new Elizabeth line which
opens this month. Thraugh our platferm,
we deliver best in class space which meels
the highest standards of sustainability

and wellbeing, provides a wide range of
amenites and an engaging public realm.
Our skill set across investment, teasing.
asset managemenl, property managemnent
and development is transferable to new
locations with occupiers focusing on space
which best supports their business and
pecple, these advantages pesition us well
1o attract a wide range of innovative,
growing businesses la our spaces,
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We benefit from a diverse portfolio of high
quality occupiers focused on technelogy.
financial, corporate and media sectars.
Occupancy is 96 6%, improving 270bps
since March 2021 and we have collected
sl our rent for the year.

Broadgate

Total teasing activity cavered 751,000 sq
ftn the year, of which 680,000 sq fi were
long term deals. We successiully let [or
placed under option| all the office space at

1 Broadgate four years ahead of completion
with Allen & Overy and JLL taking a
minimum of 254,000 sq ft and 134,000 sq

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

A&Q commented that the building "will
centribule 10 an 80% reduction” in their
annual Londen office carbon emissions.
We also completed the office letting at 100
Liverpoal Street, with Hudson River Trading
taking 20,300 sq {t on level ten. Newly :
refurbished space is tetting well with Braze,
a customer engagement platform. taking
49,900 =q ft at Exchange House and Maven
Securities, a proprietary trading firm taking
38.000 sq ft at $55 Bishopsgate. Other
lettings include legal firm Jenner & Block
at 10 Exchange Square (13,000 sq iUl and
financial services plaiform Symphony at
135 Bishapsgate (7.200 sq fi).

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

of Revotve at 100 Liverpoo! Street, an
innovative concepi with guest chefs

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

We conlinue to invest in our buildings

and are on sile with asset management
intiatives including the refurbishment

of 155 Bishepsgate [our share £35m),
Exchange House (our share £12.5m] and
18 Exchange Square [our share E9m), where
the first phase now completed. We take the
opportunily provided by lease events to
re-invest in existing buildings, te deliver
energy efficiant snterventions which raise
the £PC rating and refurbish the space,
ensuring that they are well posilionad to
benefit as demand gravitates towards the
best, most sustainable space. We also
comaleted public realm improvements

at £xchange Square, delivering 1.5 acres

of green space, including amphitheatre
style seating and outside events space

with a range of iree and plant life to
supporl biediversity.



We refreshed our biodiversity framework
for Broadgate, establishing our guiding
principles and identifying the key species
and habitats of relevance to the area. As
well as [he public spaces, we have living
roofs 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 successful
Regent's Place Community Fund where we
will work together with our occupiers (o
identify and address key local issues.

The Campiis saw a valuation gawn of 5.1%
reflecting 18bps of inward yield shift and ftat
ERVs. 100 Liverpaol Street, which benefited
from inward yield shift and the expiry of rent
free periods. and 1 Broadgate, reflecting
significant letting activity, were the key
drivers of value. Broadgate occupancy

is $6.7% up from 92.0% 12 months ago.

Regent’s Place

The key transaction in the year was the
letting of the office space at 1 Triton Square
to Meta which accounted for 315,000 sq ft
cf the 388,000 sg ft of lang term leasing
activity. Meta has expanded at Regenl's
Ptace and this deal is a testament to their
commitmeant to the Campus where total
occupation will be 635,000 sq fi. Dentsu
international who had previously commilted
ta taking 1 Tritan Square will remain at 10
and 20 Triton Street (180,000 sq fil. Rent
reviews lotalled 231,000 sq ft overall, 8.9%
ahead of previous passing rent adding
E£1.3m to rents.

Regent’s Flace is well located lo attract
innovative and growth businesses looking
to cluster around the academic, scientific
and research institutions in Loendon’s
Knowledge Quarter. Reftecting this we
have signed life sciences business
Babylan Health (12,000 sq ft) and
Fabricnano [7,000 sq ft] both at -
Drummaond Street.
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In December 2021, we completed the first
phase of our public realm improvement
programme and we are underway with the
second phase This will include relling out
the bicdiversity framewaork following the
model established at Broadgate.

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

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

a refurbishment given Dentsu Internationat
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 {t,
of which the re-gear of the Novotel lease at
3 Kingdom Street accounted for 111,000 sq,
fr. We also renewed our lease te Ingipic
Group, who manage Pergola, the outdoor
dining concept at the 5 Kingdom Street
developmenit site, covering 20,000 sq ft.
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PERFORMANCE REVIEW continued

The Campus saw a valuation increase

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

at 4 Kingdom Street, offset by decline at

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

is 99.6%.

Post year end we established a new joint
venture at Paddington Central, with GiC
owning 75% of the majority of assels and
British Land owning the remaining 25%.
The Novotel at 3 Kingdom Streai and the

5 Kingdom Street development site sit
outside of the structure although GIC have
options over both assets. We will continue
tc manage the Campus for which we will
earn fees and GIC are committed to our
future plans. This includes a camprehensive
upgrade of 3 Sheldon Square, where we witl
deliver an atl electric building, targeting a
BREEAM Excellent rating. This is estimated,
to reduce operational energy cansumption
and carbon emissions by over 40% per
annum_ We are planning an extensive
upgrade to the public realm which wall
transfarm the landscaping and have
commenced works at the amphithealre
which will rewitatise this central part of

the Campus.

Storey: our flexible workspace offer
Storey is an impartant part of our Campus
proposition, providing occupiers with

the flexibility Lo expand at short notice or
to take ad hoc meeting or events space.
Itis present on all cur Carmpuses and 15
aperational across 338,000 sq fi [¢.5%

af Campuses). Occupancy on stabilised

Canada Water Phase 1
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Residential unils

Sgit Workspace  Retail & leisure {number} Torat
Al 120,000 9,000 186 273.000
A2 185,000 65,000 - 250,000
K1 - - 79 62.000
Total 305,000 74,000 265 585,000

buildings [those two years post fit out
or fully let] has increased to 86% as we
have seen rising customer demand with
confidence improving past Covid driving
demand for flexible space.

Since 1 April 2021, we have agreed leases
and renewals on 187,000 sq ft of space
and our retention rate remains high.

100 Liverpool Street is fully let with online
signature service Docusign taking 6,500
sq f1 and the Levin Group, a health tech
recruitment 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-let of all the Storey space at

155 Bishopsgate comprising 23,000 sg ft,
again post period end. We are now fully
tet at Orsman Road, with the Homerton
Healthcare NH5 Foundation Trust signing
for 18.100 sq ft, representing half ¢f the
space in the building.

Viewings are back 1o pre pandemic tevels
and bookings at Storey Club, which provides
ad hoc meeting and events space al 100
Liverpool Street and 4 Kingdom Street,
have increased over the year. Rent
collectionwas 100% reflecling the

strength of Storey’s customer base,

with the majority of occupiers being
UK/European headquarters, scale up
busingsses ar large multinaticnals.

&
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Looking forward, Storey will cease
operations across 27,000 sq it at 3 Finsbury
Avenue and fnternational House at Ealing as
we prepare those siles for redevelopment.
However, we are actively considering
cpportunities for Storey en both our
standing portfalio and new developments.

Canada Water

In March 2022, we sold 50% of our share in
the Canada Water Masterplan, our 53 acre
redevelopment scheme in Scuthwark to
AustralianSuper for £290m forming a
90:50 joint venture. Their partnership

will accelerate returns and the delivery ~
of the Masterplan, bringing new homes,
workspace, retail and leisure opportunities
and an enhanced public realm o the

local community.

The joini venture is committed o
developing Phase | of the Masterplan
covering 985,000 sq ft and Lo progressing
subsequent phases of the development,
with funding split equally between British
Land and AustralianSuper. The total
development cost of the entire project is
£3.6bn. [Lis expected to take ten years

to cornplete and sheuld deliver a3 total
development value of £5.6bn of which the
commercial element accounts for £3.4bn
and residential the remainder, British Land
is targeling develepment returns of 11%
from commitment for Phase 1 and low
teens foar the whole project.




We have outline planning permission for the
entire scheme and are on site with Phase 1,
which comprises a mix of warkspace, retail,
teisure and restdential as set out betaw.

We are targeting rents on the workspace

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

are both highly affordable relative to
competing schernes.

The joint venture's ownership is
consolidated into a single 500-year lease
wilh Southwark Council as the lessor. The
Lendon Borough of Southwark have an
initial 20% interest in the scheme and the
abulity 1o participate in the ¢evelopment
up to @ maximumn of 20% with returns
pro-rated accordingly. They have elected
nat to fully participate in Phase 1 but are
pre-purchasing the 79 affordable homes
at K1 and have part funded the 55,000 sq ft
leisure centre in A2,

This year, we completed the installation of a
modular campus for TEQI-London, 2 glabal
partnership with King's College London,
Arizona Siate University and UNSW Sydney.
Each module uses lightweight steel frame
boxes ctad with insulation and requires no
deep piles or concrete. At the eng of its

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

the materials recycted. The 15,000 sq ft
campus opened to the first cohort of
students in Seplember and we are working
with TEDI to deliver a permanent home for
around 1,000 students within the Canada
Water Masterplan. We see scope lo expand
this modular approach which pravides a
quicker route to market {or businesses
looking to expand without the formal
commitrment of a long term lease. We

are engaged in discussions to deliver a

life sciences enabled modgular campus and
have interest from other higher educaticn
providers. We are explaring 3 range of
alternative uses across the Campus, uses
which align to cur wider stralegy to focus
the business an growing seciors. Qur
permissian is deliberately flexible so a5

we move forward, we can take account

of changes in demand by amending our
offices, residentiat and retail allocations

as appropriate.
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The valuation of the Campus was up 18.3%
in the year reflecting the joint venture
agreement and pragress on Phase 1.

This has been a chalienging year for

many of our community partners whom

we have continued to support through

the pandemic. We have strengthened our
built envirenment education ang careers
partnership with Construction Youth Trust
by bringing in a number of our suppliers an
the Maslerplan including constructors Mace
Group, Aecom and Gardiner & Theabald.
Many of our suppliers have also contributed
their time o building The Paper Garden,

3 pioneering New communily space for
young people. This is managed by Global
Generation, one of our community partners
and will be the largest circular econamy
build in Londcn.
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PERFORMANCE REVIEW continued

Retail &
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 ft} over 1 year

1,523,000

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

}. Where occupiers have eniered CVA or
administration but are sull liable for rates, these
are treated as eccupied. If units in admimisiration
are treated as vacani, then the occupancy rate for
Retail would reduce from 94.3% 10 94.5%.

Retail operational and

financial highlights

- Retail & Fulfilment portfolio value
at £3.5bn, up 2.9%. with Retail Parks
delivering an exceptianal 20.7% uplifi,
maore than offselling a declina in
Shopping Centres {down 6.1%]

- Yield compression of 97bps overall,
driven by Retail Parks down 151bps
with yield expansion of 3bps for the year
in Shopping Centres, but contraclion of
4bps inthe second half

- ERVs down 2.8%; weighted towards
Shopping Centres, which are down 5.2%;
Retait Parks down 2.0%

- Like-for-like income down 0.8%.
Including the impact of CVAs and
administrations, like-for-like income
was down 6.0%

- Like-for-like income up 6.0% on our
Retail Parks

- Strong leasing activity, with 1.5m sq ft
deals greater than one year; 2.8%
ahead of March 2021 ERV and 21%
below previous passing rent

- Total lettings and renewals at 2.2m sq ft

- Strong pipeline with 679,000 sq it under
offer, 2.2% above March 2021 ERV and
7.6% below passing rent

- Further 555,000 sq fi of rent reviews
agreed 0.2% above passing rent

- Retail Parks occupancy 97.4% up 270bps.
reflecting strong leasing activity

- Footfali and sales 71.9% and sales 98.6%
respectively of same period in FY20;

99 5% and 100.2% for Retail Parks

- 5% of FY22 rent collected

Retail & Fulfilment

operational review

Operational performance

This has been a strong year for leasing
volumes, with total aclivity of 2.2m sq ft.
Deals over one year were 2.8% ahead of
March 2021 ERV, with a particularly strang
performance from Retail Parks which were
5.9% ahead of March 2021 ERV. Total lease
renewals covering 949,000 sq ft have tended
to outperform new leitings and were on
average 6.9% ahead of March 2021 ERV.
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Cverall, transactions were 21.2% below
previous passing rent as we have prioritised
occupancy io deliver more sustainable rents
which are reflective of the current market.
As a resuli, occupancy levels are high at
94.3%. We have an encouraging pipeline

of deals under offer totalling 79,000 sq fit
overall 2.2% ahead of March 2021 ERV.

Retail Parks, which account far 60% of the
Retail & Fulfilment portfolic have emerged
as the preferred format for retailers. They
are well connected and affordable for
retailers meaning they play an important
role in @ successful ontine retail sirategy
facilitating click and collect, returns and
ship from store. Their lower occupancy cost
also makes them altractive to a bread range
of retailers. For examnple, we agreed three
deals in our Retail Parks with TK Maxx
covering 64,800 sq fi, three with Asda
covering 57,400 sq [t, two with The Range
130,000 sq fl and two with Poundland
145,300 sq ftl. Footfall on our Retail Parks
was in ine with FY20 [which included two
weeks of closure due to Covidl and sales
were ahead.

Shopping Centres naw account for 23% of
our Retail & Fulfilment portfolio, with open
air covered schemes comprising 6% and
traditional covered centres 17%. We are
encouraged that the rate of ERY decline has
notably decelerated for shogping centres
and that yields on our portfolio contracied
marginally in the second half. With more
investors targeting prime shopping centres,
we believe the outlook for the best centres
is more attractive,

Following the acquisition of Heritage House,
Enfield and the Finsbury Square Car Park
and including urban logistics opportunities
on our existing pertfolio, Urban Logistics
now accounts for 9% of Retail & Fulfitment.
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Footfall and sales recovered strongly following the reopening of indoor hospitality on 17 May 2021 and sales are now close to
pre-pandemic levels, with the shortfall in footfall targely compensated for by an increase in basket size, as set out below:

1 Aprd 2021 - 31 March 2022

Benchmark
% of FYZ0 aulperfarmance’
Footfall
- Portfolio 91.9% +1172bps
- Retail parks : 99.5% +36%ps
Sales
- Portialio 98.4% nfa
- Retail parks 100.2% nfa

1. Carmnpared to the equivalent weeks in FY20 which includes two weeks af closure in March 2020,
2. Fogtlall benchmark: Springboard.

With mast Covid-19 related restrictions CVAs and administrations

lifted before or during the first quarter and  There have been relatively few new CVAs
only shart term interruplions as aresultal  or administrations in the year with just

the Omicron variant, most of our occupiers  fifleen units impacted, of which seven were
have been able to operate as normal for the  unaifected. three saw rent reductions and

majority of the period. This is reflected in five stores ctosed. This resulted in £2.5m in
our rent collectien which at 5% of rent lost contracted rent of which £2m related to
for the year is close to historic levels. the Virgin Active restructuring in May 2021. .
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PERFORMANCE REVIEW continued

Developments
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Curreat Coslle ERY

5q it Yalue camplete ERV Lel & under atter

At 21 March 2022 ‘000 £m Em £m [

Recently completed 349 545 - 243 23.9

Committeg 1,682 487 648 60.4 212

Mear term 1925 219 %463 746 -
Medium term 7,146

Total pipeline lex. Recently Completed) 11,353 704 1,611 137.0 21.2

On a proportionally consolidated basis including the Group's share ol joint ventures [except area which is shown at 100%}.

Portfolio

Pragressing value accretive development
is one of the four key pricrities for aur
business and a key driver of returns,

We target project IRRs of 10-12% and
altogether, expect our developmentg

. pipeline o deliver profiis of around £2bn.

" We 3clivély Tianige the risk assaciated |

with development by pre-letting space
where appropriate. We have made excellent
progress this year with our pre-letting
activity securing £13.7m of fulure rent and
posl year end, we placed a further 103,000
sq ft under offer at our Norton Folgate
development, representing another £7.0m
of rent. This brings total fulure rent secured
to £45m across our recently completed

and cammitted pipeline of 2.1m sq it
representing 53% of total ERV. Excluding
build to sall residential and retail space
which we will let closer o completion,

we are 60% pre-lei or under offer by ERV.
Total development exposure is now 6.2% of
portfolio gross asset vatue with speculative
exposure at 4.4% lwhich is based on ERY
and incluges space under offer], within

our internal risk parameter af 12.5%.

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

The construction market has changed
significantly over the year. Initial increases
inraw material costs were due 1o the
combination of supply chain issues,
sustained global demand and reduced
supply which were primarily Covid-19
related. Manufacturing closures,

reduced production and shipping provision,
combined with increased demand for raw
materials, such as iron ore and timber,
fram China and the USA as they emerged
from the pandemic put upwards pressure in
input casts. These price rises were initially
sheltered by contractors keen to secure
pipeline; however, the lavels of workload
and maghitude of cost increases have
inevitably pushed up tender pricing.

Wholesale energy cost increases, shartage
of labeur, increased cost of materials,
elongated supply programmes and an
increase in construction activity has
resulied 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 destabilised the global supply
chain, removing Ukraine and Russian
goods and services from the market. This
reduction in supply. together with the spike
in energy prices resulting Irom the war,
elevated tender price inflation once again.

Qur inflation forecast {based on tender price
inflationl has increased to around 8-10% in
2022 from our previous forecast of 4.5%, but
we expect that to moderale over the next

18 months as wages and commaodity prices
remain elevated but do noi in¢rease at the
same rate. Our forecast for 2023 and 2024
is around 4-5% [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 market are deferred or cancelled.
We review inflation drivers to ensure our
contingencies and cost plans are robust to
deal with the market fluctuations. Having
maintained momenturn on our development
programme throughout the pandemic,

we have been able to place coniracts * = S
competitively and 9% of costs are fixed

an commitled developmenis. We have

Built up excetlent relationships with Tier 1
contracters and throughout our supply
chain so we are confident of placing
mutually attractive contracts for our

near lerm developments.

Higher land values mean that returns from
tondon developments are more insulated
to cost inflation than development in other
parts of the country and we anticipaie being
able to achieve the modest increase in rents
required to offset any further cost inflation
above eur base case.




Completed developments

We reached practical completion of 1 Tritan
Square [349.000 sg ft} in May. Embadied
carbon was low at 436 kg COqe per sqm and
we offset residual embodied carbon through
certified schemes making this our second
net zero carbon development, The offices
space is now fully let to Meta.

Committed developments

Our committed pipeline now stands at 1.7m
sq fL following commitmentis ai Canada
Water, Phase Z at Aldgate Place and most
recently The Priestley Centre in Guildford.
The Priestley Centre is located on the
University of Surrey Research Park wiwie
there is strong demand frem innovation
sectors and we are on site with an 81,000 sq
ft affice development which will be partially
lab enables.

At Canada Water, we are on site al the

-first three buildings covering 585,000 sq ft.
Atis a 39 storey tower, including 184 homes
ang 120,000 sq fi of workspace; practical
completian is targeted for Q4 2024, A2
includes 185,000 sq ft of workspace as well
as the new leisure centre and K1 comprises
79 atfordable homes. The London Barough
of Southwark are nol participating in Phase
1 but will 1ake ownership of the affordable
housing on campletion and have part-
funded the leisure centre in A2. We expect
to sell the residential unils in Al closer to
praclical compietion.

Phase 2 at Aldgate Place is our first build to
rent residentidl scheme. It cemprises 139
premium apartments with 19,000 sq ft of
best-in-class office space and 8,000 sq ft

of retail and leisure space. It is well tocated,
adjacent to Aldgate East and between the
Crossrail stations at Liverpool Street and
Whitechapel. Works have now started on
sile with completion expected in Q2 2024,

Woe are also on siie at Norton Folgaie and
1 Broadgate. At 1 Broadgate |544,000 sq ft]
we are fully pre-let or under optien on the
office space to JLL and Allen & QOvery.
Narton Folgate is a 334,000 sq ft scheme,
comprising 302,000 sq {t of office space,
alongside retail and leisure space creating
a mixed use development in keeping with
the historic fsbric of the area. We are under
affer en a minimum of 103,000 sq ft and
continue to have encouraging discussions
with a range of occupiers.
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Recently Completed and Committed Developments

Farecasl

BL Share 100%sqft  PC Calendar ERY IRR

A5 at 31 March 2022 Sector i Year £m* %

1 Tritan Square Office 100 369 Q22021 24.3 12
Total Recently Completed 369 24.3

Nerton Folgate Office 100 334 Q42023 23.1 "

| Broadgate Office 50 544 Q22025 20.2 12

Aldgate Place. Phase 2 Residential 100 136 Q22024 6.0 10
Canada Water, Plot A1? Mixed Use S0 273 Q42024 33

Canada Water, Plat A7 Mixed use 50 250 032 S0, |
Canada Water, Plot K12 Residentiat 50 62 022023 -

The Priestley Centre Uthice 100 81 Q22023 2.8 22
Total Committed 1,682 60.4

1. Estimated headline rental value nel of rent payable under head leases lexcluding tenant incentives).
2. The London Borough of Southwark has confirmed they will not be investing in Phase 1, but retain the
right to participate in the development of subsequent plots up to a maximum of 20% with their returns

pro-rated accordingly.

Near Term pipeline )

QOur near term pipeline covers 1.9m sq ft
and includes 2 Finsbury Avenue, where

we have planning for a 718,000 sq ft oftice
scheme. Embodied carben an this building
is projected to be market leading for a

high rise tower below 750kg CO; per sqm
oenefiting from the use of existing and other
recycted materials. We expect to start on
site tater this year. AL 3 Kingdom Street,
we have consent for a 438,000 sq i office
scheme; our cwnership is currently 100%
but GIC, cur new jeint venture partner have
an option to acquire 50%. Start on site is
expectedin late 2023. At Meadowhalt, we
have cutline planning permission for our
604,000 sq ft logistics scheme which we
expect to progress later this year.

Medium Term Pipeline

The further phases at Canada Water
account for 4.95m sq f of our 7.8m sq ft
pipeline. At Euston Tower (578,000 sq fi}
we have an exciting opporkunity lo deliver
a highly sustainable, substantiat
redevelopment, targeting life sciences ang
other innovation businesses leveraging ils
location in London’s Knowledge Quarter.
Wa expeci to submit planning next year.
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Urban logistics opportunities account far
2.3m sq ft of medium term opportunities.
At Thurrock, where we acquired the
Thurrack Shopping Park in the year, we
see an opportunity to deliver 55%,000 sq f1 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 development. We see
further opportunities te intensify existing
buildings at Hannah Close in Wembley and
Heritage House in Enfield, with patential
to deliver 668,000 sq ft and 431,000 sq ft
respectively of well located, vrban logistics
space. Both are in North Londan, within
the M25 and close ta the North Circular.
In additicn, we have twe centrally located
opportunities at Finsbury Square and
Verney Read in Southwark altogether
totaiting 213,000 sq f. in addition
opportunities on aur existing porticlio
include, Teesside where we have identified
299.000 sq ft of land autside of the retail
park we could potentially repurpose

for logistics.

75



FINANCIAL REVIEW

Finance review
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“Strong performance
across all financial
metrics.”

Bhavesh Mistry
Chief Financial Officer

Year anded swarcn202z mimschaozn Underlying Profit
Underlying Profit*? £251m £2001m e
U"derl‘/‘-“‘g earning per share"? 27.4p 188p Underlying Profit for the year ended 31 March 2021 2m
IFYRVS profitlloss) after tax £960m EN083IM  Gkefar-tike net rent lincl. GVA and administrations) (81
Dividend per share 21.92p 13060 orovisions for debtors and tenant incentives' 91
Taotal accounting return’ 14.8% 115.1)% Nel divesiment 181
EPRA Net Tangible Assets Qevetopments 121
h 1.2 .o -
F:I;Ss ar;e | €6 773237p €5 :;}39 Net administrative expenses & feg income (131
net assets m m " "
. - Underlying Profit for the year ended 31 March 2021 251
(Tvees 32.9% 32.0% ¥ea Y .
Weighted average interest rate 2.9% 25% 1. The year on year irnpac! o} provisions for debtors and tenanl incentives was
. E91m. This reflects the dilference between the £8m credil 10 the income
1. See Nate 2 within the financial staternenis for definition and catculation. statement in the year ta 31 March 2022 |as dnsc!osed in Note 10 and 13 of
2. See Table B within the supplementary disclosure for reconciliations to the financial statements| and the £8Im charge in the year to 31 March 2021,
1FRS metrics. . PP . :
3. See Note 17 withun the financial statements for definition, calculation and Underlying Profit increased by £50m, primarily due ta the

[
5.

reconoiliation to IFRS metrics.

On a propartionally consolidated basis including the Group’s share of
joint ventures.

Followeng the sale of a 75% interest in the majority of aur assets at
Paddington Central, LTV falls to 28.4% on a pro forma basts.

Overview

significant reduction in pravisions for debtors and tenant incentives,

following improved rent collection driven by proactive engagement
with occupiers and the lifing of Covid- 19 related restrictions.

This was partially offset by the impact of properties entering vacant
possession ahead of redevelopment, an increase in admiaistrative

costs and the impact of CVA and administrations that occurred in
Financial performance hasimproved significantly following the the prior year. :

easing of Covid-19 restrictions. Underlying Profitis up 24.9% at
£251m, while underlying earnings per share [EPS] is up 45.7%

at 27.4p. Based on our pelicy of setting the dividend at 80% of
Underlying EPS, the Board have proposed a final dividend of 11.40p
per share, resulting in a full year dividend of 21.92p per share.

Net divestment decreased earnings by £8m in the year. Proceeds
from sales have been deployed into our value accretive acquisitions
and our development pipeline. The recently completed and
committed schemes are expecied to generate an ERY of £85m,

of which 33% 1s already pre-let or under offer.

tFRS proht after tax for the year was £960m, compared wilth a loss
after tax for the pror year of £1,083m. The significant movement
year-on-year primarily reflecis ihe upward valuation movermnent
on the Group's properties and these ol its joint ventures
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Overdll valvalions have increased by 6.8% on a proporuionally
consolidated basis, resulting in an overall EPRA NTA per share
increase ol 12.2%. Including dividends of 18.94p per share paid
during the year, we have delivered a total accounting return

of 14.8%.

Financing activily included the refinance of 100 Liverpoal Street,
compleiad in June 2021, with the Broadgate joint venture raising a
new E420m 5 year ‘Green Loan’ secured by the praperty at an initial
LTV of £ 50%. As part of the refinance, this BREEAM Quistanding
and net zero carban development was released from the Broadgate
securitisation alongside the redemption of £107m of bonds.

In the year ta 31 March 2022, LTV increased by ?0bps to 32.9%.
In April 2022, we exchanged on the sale of a 75% interest in the
majority of our assets in Paddingtan Central to GIC; follawing its
uncenditional comapletion LTV falls to 28.4% on pro forma basis.

Qur weighted average interest rate remains low at 2.9%, in tine
with 31 March 2021.

Our éinancial position remains strong with £1.3bn of undrawn
facilities and cash as at 31 March 2022 and. following the
caompletian of the Paddington Central sale, we have na requirement
to refinance until late 2025. We retain significant headroom Lo our
debt covenants, meaning the Group could withstand a fall in

asset values across the portfolio ¢f 49% prior Lo taking any
miligating actions.

Fitch Ratings, as part of their annual review in August 2021,
affirmed all our credit ratings with a Stable Cutlook, including
the senior unsecured rating at ‘A",

Presentation of financial information and alternative
performance measures

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

Managemen! considers the business principally on-a proportionally
consolidated basis when setting the strategy, determining annual
pricrities, making investment and financing decisions and reviewing
performance. This includes the Group's share of joint ventures on

a line-by-tine basis and excludes nen-canirotling interests in the
Group's subsidiaries. The financial key performance indicators

are also presented on this basis.

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

Management use 3 number of performance metrics in order
to assess the perfarmance of the Graup and allow for greater
camparability between periods, however, do not consider these
perfermance measures io be a substitute for, IFRS measures.

Managemeni monitors Underlying Prafit as it is an additional
infermative measure of the underlying recurring performance

of our care property rental activity and excludes the non-cash
valualion movement on the property portfchio when compared to
IFRS metrics. it is based on the Best Practices Recormmendations
“of the Eurapean Public Real Estate Association [EPRA| which

are widely used alternaie metrics to their IFRS equivalents, with
additional Company adjustments when relevant {see Note 2 in

the financial statements far further detail}.
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Management monitors EPRA NTA as this provides a transparent
and consistent basis to enable camparison between European
property companies. Linked to this, the use of Toial Accounting
Return allows management to monitor return 1o shareholders
based on movements in a consistently applied metric, being
EPRA NTA, and dividends paid

Loan to value [proportionally consolidated] is also monitared by
management as a key measure of the level of debit employed by the
Group to meet its sirategic objectives, along with a measurement
of risk. It also allows camparison to ather properly companies who
similarly monitor and report this measure. The definition of Loan to
value is shown in Note 17 of the consolidated financial statemenls.

Income statement

1. Undertying Proht

Underlying Profit is the measure that we use o assess

income perfarmance. This is presented below on a propartionally
consolidated basis. In the year to 31 March 2022, 3 £29m surrender
premium payment and a £12m reclassification of foreign exchange
differences were excluded from ihe calculation of Underlying Profit
[see Note 2 of the financial statements|. There was no tax effect of
these Company adjusied items. No Company adjustments were
made in the priar year to 31 March 2021.

2022 nn
Year ended 21 Mareh Section £m £m
Gross rental incorme 490 508
Property operaling expenses [61) 1141)
Netrental income 12 429 367

Net fees and ather income 13 11

Administrative expenses 1.3 891 (74]
Net financing costs 1.4 {102) [103]
Underlying Profit 251 201
Underlying tax credit/lcharge] 4 [2é]
Non-controlting interests in

Underlying Profit 2 3
EPRA and Company adjusiments' 703 {1.261]
IFRS profit [loss] after tax 2 940 1,083
Underlying EPS 11 27.4p 18.8p
IFRS basic EPS 2 103.3p {11.2lp
Dividend per share 3 2192p 15.04p

1. EPRA adjustments cansist alf investment and development property
revaluations, gainsflosses on investment and trading property disposatls,
changes in the fair value of financial instruments and associated close oui
costs. Campany adjustrments consist of items which are considered to be
unusual and/ar significant by virtue to their size or nature. These items
are presenled in the ‘capital and ether’ colurnn of the consolidated
income staternent,
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FINANCIAL REVIEW continued

1.1 Underlying EPS

Underlying EPS 15 27.4p, up 45.7%. This reflects the Underlying
Profit increase of 24 9% and the £30m movement in underlying tax.
Following the resumption of the dividend in November 2020, our
REIT graperty incame distribution requirements have been satisfied
and therefore thera has heen ne repeat of the underlying tax
charge recognised in the prior year.

1.2 Net rental income

£m
221 Disposals Acquisiions Dewetop-  Like-for-  Pior year  Provisions r.i77]
. ments  lLkenetrent CVAand [0/ debiors .
adminisl-  and Lenant
calion incentves'

1. The year on year impact of provisians for debitors and tenant incentives was
£%1m. This reflects the difference between the £8m credii lo the incame
slatement in the year to 31 March 2022 {as disclased in Note t0 and 13 of
the financial statements) and the £83m charge in the year to 31 March 2021.

Oisposals of income producing assets over the (ast 24 months

reduced net rents by £41m in the year, where the proceeds from

sales are being reinvested inlo value accretive acguisitions and
developmenis. Acquisitions have increased net rents by £28m,

primarily as a resull 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.

Developrments have reduced net rents by €8m, driven by

the vacant possession of Eusten Tower as it maves into

redevelopment. The completed and committed develapment

pipeling is expected to deliver £85m of ERV in future years.

Campus bike-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 various letlings across our
Storey spaces. Excluding the impact of CVAs and administralions,
like-for-like net rental grawtih for Retail Parks was 4% and declined
&% far Shopping Centres. This reflects improved ¢ccupancy on our
Retail Parks. deals on gur Shopping Centres transacting at lower
passing renis and normalised car park and turncver income
following the Lifting of Covid-19 related restrictions. The impact of
CVA and administrations primarily relates to various retail CvAs
that eccurred midway through 2020. When including the impact

of CVAs and administrations, like-for-like net rents for Retail &
Fulfilment decreased 6.0%.

Provisions made against debtors and tenant incentives decreased
by €91m compared ta the grier year, with a net £8m credit
recognised in the year. We've made good progress on prior year
debtors; the £119m of tenant deblors and accrued income relating
1o the year ending 31 March 2021 naw stands at £35m, primarily
driven by cash cotlection and negotiations with occupiers. As of

31 March 2022, tenant debtors and accrued income tatalled £72m
of which £41m lor 85%) is proviged for, reflecting that the majerity
of these debtors relate to amounts billed during Covid-19 related
lockdowns for which recovery is uncertain.
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1.3 Administrative expenses

Administrative expenses have in¢reased by €£15m in the year

ta £89m. This increase is driven by the following key drivers;

added lease depreciatien an our offices al York House, fellowing
our sale af a 75% interest in January 2021; 2 one off accelerated
depreciation charge of histeric IT assets: the recognition of a credit
in the prior year following the closure of the Group's defined benefit
pension scheme to future accrual; and higher variatle pay
reflecting strong financial perfermance this year.

The Group's EPRA operating cost ratio decreased to 26.2%

[March 2021: 37.9%) a5 a resull of a significant decrease in praperty
outgoing expenses due lo provisions made in respaci of debtors
and tenant incentives. Excluding provisions made in respect of
debtors and tenant incentives, the Group’s aperating cost ratio

i5 26.0% [March 2021: 20.7%) and the increase from the prior

year is a result of lower rental income following sales activity and
lhe increase in administrative costs noted above. We expect aur
operating cost ratio ta decrease going forward, reflecting continued
cost discipline and the additional fee income that will be generated
from our new Canada Water and Paddington joint ventures.

1.4 Net financing costs
£m

Financing activity undertaken in the year has reduced costs by £1m,
including the impact of the 100 Liverpoal Street refinance and
associaled securitisation bands redemption.

The impacts of net divestmeni and developments have been mosily
offset, with proceeds from sales being used to repay revolving
¢redit faciliies, whilst interest on the funds drawn for our
campleted developments is na longer capilalised.

We have a balanced approach to interest rate risk management.

Ar 31 Mareh 2022, the interest rate on our debt was fully hedged

on 3 spot basis. Following the complelion of the Paddington Central
transactian. an average over the next five years we have inlerest
rate hedging on 79% of our projected debt with 1% fixed linctuding
swaps) and the balance capped. Our finance casis are affected

by market rates which apply to debt which is esther unhedged or
where the cap sirike rates are above the current rate The strike
rates are Umiting the adverse impact of rising rates on our finance
costs. The use of interest rate caps as part of our hedging means
we do not incur mark to market costs on any repayment of debt
which is capped, or on a floating rate, and the cost of this debt
benelits while market rales are below the strike rate. Our weighled
average interest rate remains low at 2.9% [March 2021: 2.9%].

During the year we completed the transition from LIBOR to SONIA
as the reference rate for Sterling under all our debt ang derivative
agreements, in line with market practice.



2. IFRS profit after tax

The main differences between IFRS profit after tax and

Underlying Profit are that IFRS includes the valuation mavements
an investment and trading properties, fair value movements on
financial instruments, capital financing costs and any Cormpany
adjustments. In addition, the Group's investmenis in joint veniures
are equity accounted in the IFRS income statement but are
included on a propoertionally conselidated 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 |111.2lp per share in the prior year.
The IFRS profit after tax far the year primarily reflects the upward
valuation movement on the Group's properties of E471m, the
capital and other income profit from joint ventures of £158m and
the Underlying Profit of £251m. The Group valuation movernent
and capital and other income 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 palicy, setting the
dividend as semi-annual and calculated at 80% of Underlying £EPS
based on the mest recently cempleted six-month periad. Applying
this policy, the Board are proposing a final dividend for the year
ended 31 March 2022 of 11.60p per share. Payment will be made
on Friday 29 July 2022 to sharehotders on the register at close of
business on Friday 24 June 2022. The dividend wili be a Property
Income Distribution and no SCRIP alternative will be affered.

Balance sheet

2022 2021
As a1t March Section fm tm
Property assels 10,476 9.140
Other non-current assets 49 51
10,545 2,191
Other net current liabilities 1318) (203}
Adjusted net debt ] [3,458] 12,938)
Other nan-current hiabilities - -
EPRA Net Tangible Assets 6,771 6,050
EPRA NTA per share 4 727p 448p
Non-controlling interests 15 59
Other EPRA adjustments’ (531 [124)
IFRS net assets 5 6,733 5,983

Proportionally cansotidated basis.

1. EPRA Net Tangible Assets NTA is a proportianally consolidated measure
that is based on IFRS nei assets excluding the mark-ta-market on derivatives
and retated debt adjustments, the carrying value of intangibles, the mark-1o-
market on the canvertible bonds, as well as deferred taxation on property
and derivative valvations. The metric includes the valuation surplus on
trading properties and is adjusted for the dilulive impact of share oplions.
Details of the EPRA adjustments are included in Table B within the
supplementary disclosures.
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4. EPRA Net Tangible Assets per share

pence
Furd] Valuation Underlying Dividend Finance 2072
performance Pralil lizbility
management
& other

The 12.2% increase in EPRA NTA per share reffects 3 valuation
increase of 4.8% compounded by the Group’s gearing.

Campus valuations were up 5.4%, driven by our aclions with strong
leasing and development activity at Regenl's Place and Broadgate
in particular generating uplifts of 4 7% and 5.1% respectively. Yields
moved in 11bps and ERVs were [[3l. Campus devéleprments werd
up 11.7% reflecting a very strong performance at Canada Water

of 18.3% which now reflects aur new joint venture with
AustralianSuper,

Valuations in Rétail & Fulfilment wére up 9.9% overall, with inward
yield shift of 97bps and ERV decline of 2.8%. There is a significant
variance at a sub-sector level, with Retail Park valuations showing
a strong performance of 20.7%, driven by inward yield shift of 151
bps underpinned by strong investment market and improving
occupatianal market given their relative affordability and
compatibility with online retail. Shopping Centres valuations

were down 6.1% in the year with ERVs down 3.2%, yields have
maved outwards by 3bps in the year, although we saw mild

yield compression in the second half.

5. IFRS net assets

IFRS net assets at 31 March 2022 were £6,733m, an increase of
£750m from 31 March 2021 This was primarily due to IFRS praofit
after Lax of £940m, offset by dividends paid in the year of E157m
and the purchase of the remaining 21.9% units in the Hercules
Unit Trust from non-controlting interests of £38m.
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FINANCIAL REVIEW continued

Cash flow, net debt and financing

6. Adjusted net debt'

Em

izl Netcash  Ohicends
from

operativas

Disposals Acquisilions Cevelop-
ment and
capex

(hher

Group net debt as disclosed in MNate 17 to the financial statements and the
Group's share of joint ventures’ net debl excluding the mark-to-market on
derivatives, refaled debt adjustmenis and nan-controlling interests.

A reconciliation between the Group net debt and adjusted net debt

is included in Table A within the supplementary disclasures.

Acquisitions net of disposals increased debt Dy £244m whilst

73

. Adjusted net debt is a proportionally consolidated measure. i represents the

development spend totalled £244m with 3 further £41m on capital

expenditure related to assel management on the standing portfolic.

The value of recently completed and cemmitied developments

is £1,032m, with £448m costs to come, Speculative development

exposure is 6.4% of ERV [includes space under cffer]. There are
1.9m sg fi of developments in our near term pipeline with
anlicipated cost of E963m.

7. Financing .

Graup Praperlianally consalidated
2022 2021 1022 2021
Net debt/adjusted
net debt' £2541m  €2.24%m  €3,458m  £2.938m
Principal amount
of gross debt £2562m £229'm  €£3,84Bm  £3.183m
Loan to value 26.2% 25.1% 32.9% 32.0%
Weighted average
interest rate 2.4% 2.2% 2.9% 2.5%
Interest cover 5.4 43 3.5 3.0
Weighted average
maturity of
drawn debl b6.6years 7.0vyears b.9years 7.byears

1. Group data as presented in Nate 17 of the financial staterments. The

proportionally consolidated figures include the Group's share of joint ventures’

net debt and exclude the mark-to-market on derivatives and related debt
adjustments and non-controlling inierests,
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Al 31 March 2022, our propertionally consolidated LTV was
22.9%. up from 32.0% at 31 March 2021. The impact of positive
valuation movements decreased LTV by 210 bps. This was offset
by acguisitions net of disposals which added 150bps. as well

as devetopment spend which added 200 bps. In April 2022, we
exchanged an the sale of a 75% interest in the majority of our
assets in Paddington Central to GIC: following its completion
LTV fails to 28.4% on pro forma basis. Note 17 of the financial
statements sets aut the calculation of the Group and
proportionally consolidated LTV,

In June 2021 we compleied the refinance of 100 Liverpool Street
with the Broadgate joint venture raising a3 new £420m 5 year
‘Green Loan’ secured by the properly at an initial LTV of ¢.50%.
As part of the refinance, this BREEAM Oulstanding and net

zera carbon development was released from the Broadgate
securitisation alongside the redemption of £107m of bonds.

The new financing was voted Financing Oeal of the Year:

UK by Real Estate Capital Europe for 2021.

In September our £138m US Private Placement matured and was
repaid as planned, using commitled bank facilities.

In February. we extended our £450m ESG-linked Revolving Credil
Facility by a further year to 2027, with the agreement of all eight
banks in that facility.

In March, we signed a new £100m ESG-linked bilateral Revalving
Credit Facility with aninitial five year term, which may be extended
up ta seven years at British Land's request, subject to the bank’s
consent. in keeping with our sustainability strategy. the facility
includes two ESG-related KPIs focused on the BREEAM ratings of
our developments and assets under management [atigned with the
KP1s in the £450m RCF}. This brings our total Green/ESG-linked
finance to E1bn.

As a result of this financing activity, at 3t March 2022, we had
£1.3bn of undrawn facitities and cash. Based on our current
commitments and available facilities and following the completion
of the Paddington sale, the Group has no requirement 1o refinance
until late 2025.

Qur debt and interest rate management approach has enabled
us to maintain a low weighted average interest rate of 2.9%.

Fitch Ratings. as part of their annual review in August 2021
affirmead all our credii ratings, with a Stable Qutlook; senior
unsecured credit rating ‘A", long term DR "A-" and short term
IDRF1.

Our strong balance sheet enables us to deliver on our strategy,

-

Bhavesh Mistry
Chief Financial Qfficer



FINANCIAL POLICIES AND PRINCIPLES

Financial
strength

and balanced
approach

With our sound financial footing,
we are well positioned to respond
to market challenges and pursue

gsrowth opportunities.

Leverage

We manage gur use of debt and equity
finance to balance the benelits of leverage
against the risks, including magnification
of property returns. A loan to value LTV
ralio measures our leverage, primarily on a
proportionally consolidated basis including
cur share of joint ventures [and excluding
any nen-controlling interests). At 31 March
2022, aur proportionally consolidated LTV
was 32.9% and the Group measure was
26.2%. Following the sale of a 75% interest
in the majority of our assets at Paddington
Central, proportionally consolidated LTV

is 28.4% on a pro forma basis, Qur LTV is
manitored in the context of wider decisions
made by the business. We manage our LTV
through the property cycle such that our
financial position remains robust in the
event of a sigruficant fallin property values.
This means we da not adjust our approach
toleverage 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 rnarket yields tighten.

Debt finance

The scale of our business, combined with
the guality of gur assets and rental income,
means thal we are able to approach a
diverse range of debt providers to arrange
finance an atiractive terms. Good access
to the capital and debt markets allows us
10 take advantage of apportunities when
they arise. The Group's approach to debt
financing for British Land is 1o raise funds
predeminantly en an unsecured basis with
our standard financial covenants {set out on
page 83). This provides flexibility and low
operational cost. OQur joint ventures which
choose to have external debt are each
financed in ‘ring fenced’ skructures without
recourse te British Land for repayment
and are secured on their retevant assets.
Presented on the following page are the
five guiding principles that govern the

way we structure and manage debt.

Monitoring and controlling

our debt

We monitor our debt requirement by
reviewing current and projected borrowing
levels, available facilities, debt maturity
and interest rate exposure, We undertake
sensitivily analysis to assess the impact

of proposed transactions, movements in
interest rates and changes in property
values on key balance sheet, liquidity and
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profitability ratios. We alsa consider the
risks of a reduction in the availability of
finance, including a termporary disruption
of the financing markets. Based on our
current commitments and avatlabie
facilities, the Graup has no requirement
to refinance until late 2025, British Land's
undrawn facilities and cash amounted 1o
£1.3bn at 31 March 2022

Managing interest rate exposure
We manage our interest rate profile
separately from our debt, considering

the sensitity of underlying earnings to
movements in market rates of interess
over a five-year period. The Board sets
appropriate ranges of hedging on debt over
that period and the longer term. Qur debt
finance is raised at both fixed and variable
rates. Derivatives [primarily interest rate
swaps and caps] are used to achieve

the desired hedging profile across
proportionally consolidated net debt.

.As at 31 March 2022, the interest rate on

our debt was fully hedged on a spet basis.
Following compietion of the Paddington
Centrat transaclion, on average over next
five years we have interest rate hedging on
79% of gur projected debt, with a decreasing
profile over that period. Accordingly we have
a higher degree of protection on interest
costs in the short term and achieve market
rate finance in the medium ta langer term.
The hedging reguired and use of derivalives
is managed by a Derivatives Committee. The
interest rate management of joint ventures
is considered separately by each entity's
board, iaking inta accaunt apprepriate
factors for its business.

During the year we comgpleled the transsicn
fram LIBOR to SONIA as the reference

rate for Sterling under all our debt and
gerivatives agreementls. ’

Counterparties

We monitor the credit standing of cur
counterparties to minimise risk exposure

in placing cash deposits and arranging
derivatives. Regular reviews are made of the
externat credit ralings of the counterparties.

Foreign currency

Our palicy is to have no material unhedged
net assets or liabilities denominated in
foreign currencies. When attractive terms
are available, the Group may choose to
borraw in currencies other than Sterling,
and will fully hedge the foreign

currency exposyre.
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FINANCIAL POLICIES AND PRINCIPLES continued

Our five guiding principles

The British Land Company PLC 0421920

Diversity our sources of finance

Wae monitor finance markels and seek ta access
different sources of finance when the relevans
market conditions are favaurabte, to meet the
needs of our business and, where appropriale,
those of cur joint ventures and funds. The scale
ang qualily of our business enables us to access
a bread range of unsecured and secured,
recourse and non-recourse debt. We develop
and maintain long term relationships with banks
and debt investors. We aim to avoid reliance on
particular sgurces of funds and borrew from a
large number of lenders from different sectors in
the market across a range of geographical areas,
with around 30 debt providers in bank facilities
and private placements alone. We work ta ensure
that debit providers understand our business,

adopting a transparent approach to provide
sufficient disclosures to enable them to evaluate
their exposure within the overall context of the
Group. These factors increase our atiractiveness
to debt providers, and in the last five years we
have arranged £3.3bn (British Land share £2.9bnl
of pew finance in unsecured and secured (oans,
Sterling bonds and US Private Placements,
including £1.0bn of Green/ESG-linked finance.
We also have existing long-dated debenlures

and securitisation bonds. A European Medium
Term Nate programme is maintained to enable
us lo access the Sterling/Euro unsecured bond
markets and our Sustainable Finance Framewark
enables us to issue Sustainable. ‘Green’, and/or
Social finance, when it is appropriate for

our business.

£3.6bn

total drawn debt
|proportionally
consolidated)
inover

20

debt instruments

Phase maturity of debt portfalio =~ - - -
The maturity profile of our debt is managed with
a spread of repayment dates, currently between
one and 16 years, reducing our refinancing risk
in regard to timing and market conditions. As a

result of our financing and capital activily, we are
ahead of our preferred refinancing date horizon
of not less than two years, In accordance with our
usual practice, we expect la refinance facilities
ahead of their maturities.

6.9 years

average drawn
debt maturity
[proportionally
consolidated)

Maintain liquidity

In addition ta our drawn debt, we aim always
to have a good level of undrawn, committed,
unsecured revolving bank facilities. These
facilities pravide financial liquidity, reduce the
need to hold resources in ¢ash and deposits,
and minimise costs arising from the differenca

between barrowing and deposit rates,

while reducing credit exposure. We arrange
these revolving credit facrlities in excess of our
committed and expected requirements to ensure
we have adequate financing availadility to support
business requirements and new apportunities.

£1.3bn

undrawn facilities
and cash

Maintain flexibility

Qur facilities are structured to provide valuable
flexibility for investmeant activity execution,
whether sales, purchases, developments or assel
management initiatives. Our unsecured revelving
credit facilities provide full operational flexibility
of drawing and repayment (and cancellation if we
require] at short nolice without additional cost.

These are arranged with standard terms and
financial covenants and generally have maturities
of five years. Alongside this, our secured term
debt in debentures has good asset security
subslitution rights, where we have the ability

to move assels in and oul of the security poot,

as required for the business.

£1.9bn

total facilities

“

82

Maintain strong metrics

We use both debt and equity financing. We manage
LTV throwgh the praperty cycle such that our
financtal position would remain robust in the
event of a significant fall in property values and
we do not adjust cur approach (o leverage based
only on changes in property markel yields. We
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manage our interest rate profie separately from
our debt, setting appropriate ranges of hedged
debt over a five-year period and the longer term
We maintained our strong senjor unsecured
credii rating ‘A’ long term 10R credit rating "A-",
and short term i0R credit rating 'F1°, alfirmed
by Fitch during the year wilh Stabte oullook.

32.9%

LTV {proportionally
consalidated)

A

senior unsecured
credit rating



Group bunowings

Unsecured {inancing for the Groug includes
bilateral and syndicated revotving bank
facilities [with initial maturities usually of
five years, often extendable}; US Private
Placements with maturities up to 2034;

and the Sterling unsecured bond

maturing in 2029.

Secured debl for the Group comprises
British Land debentures with maturities up
to 203% and Hercules Unit Trust bank loans.

Unsecured borrowings

and covenants

There are two financial covenants which
apply across all of the Group’'s unsecured
debt. These covenamts, which have been
consistently agreed with all unsecured
lenders since 2003, are:

- Net Barrowings not 1o exceed 175%
of Adjusted Capital and Reserves

- " Net Unsecured Borrowings not to
exceed 70% of Unencurmbered Assets

There are no income or interest cover
covenants on any of the unsecured debt of
the Group. The Unencumbered Assets of the
Group, not subject to any security, stood at
E5.1bn as at 31 March 2022

Unsecured financial covenants

Althcugh secured asseis are excluded from
Unencumbered Assets for the covenant
calculations, unsecured lenders benefit
from the surplus value of these assets
above the related debt and the iree cash
flow from them. Ouring the year ended
31 March 2022, these assets generated
£35m of surplus cash after payment of
interest. In addition. while investments
in joiat ventures do not farm part of
Unencumbered Assels, our share ot free
cash flows generated by these ventures
is regularly passed ugp to the Group.

Secured borrowings

Secured debt with recourse to British

Land is provided by debentures with

long maturities and limited amortisation.
These are secured against a combined

pool of assets with ccmmon covenants; the
vaiue of the assets is required to cover the
amount of the debentures by a minimum of
1.5 times and net rental income must cover
the interest at {east once. We use our 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 loans™
maturing in December 2022 and 2023
arranged far its business and secured on
its property portfolios, without recourse
to British Land. These loans include LTV
covenants |69% and 60%], and income-
based covenants.

We continue to focus on unsecured finance
at a Group levet.
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Borrowings in our joint ventures
External debt for cur joint ventures

has been arranged through long-dated
securilisations or secured bank debt,
according to the requirements of the
husiness of each entity.

The securitisations of Broadgate [£1,102m)
and Meadowhall [£519m] have weighted
average maturities of 8.9 years and 6.9
years respectively. The key financial
covenant applicable is to meet interast
and scheduled amortisation equivalent to
one times cover); there are no LTV default
covenants, These securitisations have
quarterly amortisalion with the balance
outstanding reducing te approximately 20%
10 30% of the ariginal amouni 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
ICR covanants. ’

Our West End offices joint venture with
Allianz has a secured bank loan which

_alse i_nclud_es LTV and ICR covenants.

There is no obligation for British Land o
remedy any breach of these covenanls in
the debt arrangement of joint ventures.

2022 2021 2020 2019 ms
As 31 March % % % % %
Nei borrowings to adjusted capital and reserves 36 33 40 29 29
Net unsecured borrowings to unencumbered assets a0 25 30 21 23
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MANAGING RISK IN DELIVERING QUR STRATEGY

Managing risk

For British Land, efiective risk
management is fundamental to how
we do business. It directly informs
our strategy and how we position
the business to create value whilst
delivering positive gutcomes for all
our stakeholders on a long term
sustainable basis.

Our key aclivities in the year

- Continued o manage our response to
Covid- 19 with business resilience and risk
management at the core of sur approach.

- Proactively managed aur rent collection
and accupier risk.

- Realigned the principal risk categeries lo
our strategy and evolving markets.

- Introduced formal internal testing of key
controls operating effectiveness, as part of
a wider roadmap of readiness activities for
the UK Government's proposed corporate
governance reforms.

- Enhanced our IT infrastructure and cyber
security environment and key controls.

- Completed scenario analysis of both
physical ang transitional climate-relatad
risks aligned to TCFD requirements. Also,
we have undertaken detailed net zero carban
audits across 29 of our major office and retail
assets and have undertaken EPC modelling
across our managed assets.

Qur priorities far 2022/23

- Continue to regularly support the business
through managing the risks arising from both
the macroeconomic environment and the war
in Ukraine.

- Effective risk management of our key
aperational risks including development,
health & safety, our partnerships with third
parties and our accupier risks.

- Work with the business to mitigate the risks
in delivering our 2030 Sustainability Strategy.

- Continue to deliver on sur roadmap of
readiness aclivities for the UK Gevernment's
proposed corporate refarms, including
continuing to enhance gur internal
control framewerk.

- Continue ty enhance our IT infrastrycture
and |T general control environment,

Risk management

We maintain a comparehensive risk
management process whith serves io
identify, assess and respond to the range of
tinancial and non-financial risks facing our
business, including thase risks that could
threaten solvency and liquidity, as wellt as
to identify emerging risks. Qur approach

is not intended to eliminate risk entirely,
but instead to manage our risk exposures
across the business, whilst at the same
time making the most of our opportunities.

Qur integraied risk management appreach
cambines a top-dawn sirategic view with

a complementary bottom-up operational
process as outlined 1n the diagram and
delailed below.

Governance

The Board has overall responsibility

far risk and for maintaining a robust risk
management and internal control system.
The Board is responsible for determining -
the level and type of risk that the Group

is willing to take in achieving 1ts strategic
objeciives. The amount of risk is assessed
in the coniext of our sirategic priorities
and the external enwviranment in which

we gperaie - this is our risk appetite

[as detailed overleaf). The Audit Commitiee
and CSR Committee support the Board by
providing a key aversight and assurance
rale. The Audit Committea is responsible
for reviewing the effeciiveness of the

risk management and internal control
processes during the year.

The Executive Direclors and Risk
Cammities (comprising the Executive
Commiliee and senior management across
the businass, chaired by the Chief Financial
Officer] have overall accountability for the
management of risks acrgss the business.
Principal risks are evaluated and manitored
by the Risk and Audit Committees, with
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appropriate mitigation measures
implemented as required.

The effective day-to-day management of
risk is embedded within our operational
business units and farms an integral part
of alf activities. This botlom-up approach
allows patential risks Lo be identified at an
early stage and escalated as appropnate,
with mitigations put in place to manage
such risks, Each business unit has a
designated risk representative and
maintains a cornprehensive risk register.
Changes to the risk register are reviewed
quarterly by the Risk Committee, and we
formatly repart on the significant and
emerging nsks to the Audit Committee
every six months,

Internal audil acts as an independent and
objactive assurance function by evaluating
the effectiveness of our risk management
and internal controk processes, through
independent review. Co

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 line, and finally Internal Audit as
the third line of defence,

In summary, our approach to risk
management is centred on being risk-aware,
clearly defining our risk appetite, respanding
to changes to our risk profile quickly and
having a streng risk management cullure
amaong employees with clear roles and
accountability. Our organisational structure
ensures close involvement of senior
management in all significant decisions

as welt as in-house managerment of our
development, asset and property
management activities.

To read more about the Board and Audit Committee’s
risk oversighi, see pages 109, 125 and 124

Our integrated risk management approach

Top-down
Strategic risk management

Review external environment
Rabust assessment of principal risks
Setrisk appetite and parameters
Determine strategic action paints

Identify princigal risks

Direct delivery of strategic actions
in line with risk appetite

Manitor key risk indicators

Execute strategic actions
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Board/Audit Committee/CSR Committee

Risk Committee/Executive Commitlee

Business units

Bottom-up
Operational risk management

Assess effectiveness of risk management
process and internal control syslems

Report an principal risks and uncertainties

Consider completeness of identified risks
and adequacy of mitigating actions
Consider aggregation of risk

p a5 across the b

Report turrent and emerging risks

Identify, evaluate and mitigate operational
risks recorded in risk register
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Our risk appetite

Our risk appetile lies at the heart of our
approach to risk management and is
integral 1o both business planning and
deciston making. The Group’s risk appetite
is reviewed annually as part of the strategy
review process and approved by the Board,
in order to guide the actions management
takes in executing our strategy. Our risk
appelite is cascaded throughout the
business by being embedded within our
policies, procedures and internal controls.

We have identified a risk dashbeard of Key
Risk Indicators {KRIs) tor each principal
risk, with specific tolerances ta track
whether our risk exposure is within our risk
appetite or could threalen the achievement
of our strategic priorities. The risk
dashbeard is reviewed quarierly by the

Risk Cornmitiee and serves as a catalysi
for discussion about how our principal
risks are changing and whether any further

risk indicators are a mixture of leading and
lagging indicaters, with forecasts provided
where avaitable, and tocus on the most
significant judgements affecting our

risk exposure, including: our investment
znd development strategy; the level of
occupational and development exposure:
our sustainzability risks; our linancial
resilience; and our key operational
business risks [as illustrated in the
principal risks tabie on pages 88-96).

Whilst our appetite for risk will vary over
time and during the course af the property
cycle, in general we maintain a balanced
overall appetite for risk, apprepriate for our
strategic objective of delivering long term
sustainable value. The Board has reviewead
our risk appelite in light of the continued
macroeconomic uncertainty and confirmed

that our current risk appetite is appropriate.

In summary, our appetite for financial and
compliance related risks remains low,
whilsl cur appetite for property and
operational related risks is moderate,
reflecting our strategy with an increased
focus aon development, active capital and
property management and associated
repositioning opportunities.

Significant factars which contribute to
our balanced appetite for risk across
our business include:

- approach to capitat allocation
{ocusing on prime assels or assets
with reposilicning potentiat, and
therefore limited obsolescence risk

- disciplined approach to development
including a balanced approach ta our
speculalive exposure

- maintaining an efthcient capital
structure and robust liquidity position

- adiverse occupier base

- experienced Board and senicr
management team. .

Our risk focus

The volatile and uncertain environment
created by the Covid-19 pandemic, coupled
with a backdrop of increasing geopolitical

- ~—mitigating actions nead to be takenThe™ ——"3Rd macroeconsmic uncertainty has

continued te present an uncertain general
risk environment for our business to
navigate throughout the year. Covid-1%9 was
viewed as an overarching risk rather than
a single principal risk and fundamenially
affected all aspects of our business. Whilsl

our performance continuved to be impacted,

our rent collection has recovered to close
to pre-pandernic levels as the UK economy
recovered across the year.

Laoking forward, the remaval of all
Covid-19 restrictions in England from April
2022 following the successiul vaccination
programme reduces the risks relating to
Covid-19, particularly in relation to our
macroecanomic, property markets, major

business event, customer and people risks.

However, it is likely that Covid- 19 will still
ke prevalent in society and the risk of
further Covid-19 variants, and whether
current vaccines will deal with them
effectively or not, remains. Also, the long
term impact of Covid-19 on the future
demand for and use of space, the evatution
of customer behaviour [including an
acceleration of trends in flexible working
and online shopping} and Lravel patterns
coutd have further implications for the real
estate market and the Growp's portiolio.
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There are also wider cencerns that we are
potentially entering an extended period of
global volatility with several increasing
macroeconomic headwinds including
energy price volatility, supply chain
disruption and material and tabour
shortages. These are all increasing
inflationary pressures, and are being
compounded by the war in Ukraine, and
may give rise to further interest rate rises
and in turn serve to dampen UK economic
growth. Whilst these headwinds continue
to evolve, we have set out in gur principal
risks tabie the key petential impacts on our
business and how we plan to mitigate these.

Risk rnanagement, and the Group’'s
continued ability to be flexible to adjust

and respond ta these external risks as

they evolve, will be fundamenial te the future
performance of cur business. The challenges
of the last two years have demonstrated the
resilience of our business model, and aur
rebust risk management to protect our
business through this period of uncertainty
and adapt to a rapidly-changing environment.

7Durin'g the year,r the Risk Committee
has also focused on key operational risk
areas across the business including:

- 3 programeme t¢ enhance and
strengthen our key financial and
operationai controls

- asite-specific risk assessment and
compliance review across our assets

- information security general conirols
incorporating vulnerability scanning
and cyber securily testing

- occupier covenant risk and working
proactively with customers ta
maxirnise collection rates

- covenant strength of key development
contractors and subcontractors, and
managing our exposure to them

- health, safety and environmental risk
management and campliance with
our key performance indicators. Qur
health and safety management system
was re-certified under 150 45001

- climate rnisks incorparating our
TCFO transition nisk assessment
and EPC ratings of our assels

- supply chain and new supplier
onboarding process

- internal audit reviews and the
implementation of any control findings

or process improvernent opportunities,
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MANAGING RISK IN DELIVERING QUR STRATEGY conlinued

Qur principal risks and assessment
Our risk management framework is
structured around the principal risks facing
British Land. We use a risk scoring matrix
1o ensure risks are evaluated consistently;
we assess the likelihood, the financial
impact [to beth income and capital valuves)
and the reputational impact. From this

we identify both the external and internal
strategic and operationzl principal risks
which currently have 3 higher likebhood and
polential impact on our business. Whilst the
Board recognises that it has fairly limited
control over the external principat risks,

1t 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 cantrols and processes are in
place to manage these risks.

The Baard confirms that a robust
assessment of the principal and emerging
risks facing the Groug. including-those that
would threaten its business madel, future
performance, solvency or liquidity, as well
as the Group’s strategic priorities, was
carried out.during.the year taking into . . .
account the Covid-19 risk and the evalving
economic and geopolitical environment.

Inthe year, following a thorough review
exercise involving the Risk andg Audit
Committees, we have refreshed aur
principal risks to take into account haw our
sirategy and markels are evolving, together
with combining several interrelated risks.
The key changes and assessmenis are
summarised below. and in the principal
risks 1able on pages B8-96, including the
key impacts on our business, our mitigating
actions and our key risk indicators.

a6

New risk

Operational and Compliance risks

The combination of several key operational
risks 10 our business involving infermation
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 to our business
and the increased focus on these areas

by bath the Risk and Avdit Commitiees.

Changing risks

Property Market risks

The key occupier and investment market
risks to our sectors. tagether with the
siructural changes facing cur markets,
have been aggregated into a broader
external Property Market risk. This will be
assessed individually for our key seclors
of Campuses, Retail and Urban Logistics.

Portfolio Strategy risks
Qur portfalic strategy risk has evalved

- 10 reflect the risks in executing our active

management and develapment approach
and our capital allocation plans in
delivering performance.

People and Culture risks

Whilst our ability te recruit and retain
people with the right skitls to detiver our
strategy was already recognised as a
principal risk to our business, we have
widened this to incorporate the cultural
rsks to our business.

Customer risks

Qur income suslainabilily was previously
considered a principal risk, but is now
recognised as being a cansequence of
our overall customer risks incorporating
our pccupancy and income risks. This
incorparates the risks of customer default
or an inability to retain our customers and
meet their evolving needs, tegether with
our concentration and exposure risks (o
individual occupiers or sectors.
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Financing risks

The interrelated financing risks of
availability and cosl of finance, our capital
structure and our financing strategy have
been combined into a broader single
financing risk.

Risk assessment

Qur current assessment is that the
general external envirorment in which the
Group operates remains uncertain, albeit

_several princigal risks ta our business have

reduced fram their elavated position last
year reflecting the lessened impact of
Covid-19 and the reopening of the UK
econamy. These include:

- Political, tegal and regulatary risks.

- Property market risk for our Campuses.
- Major events/pusiness disruption risks.
- Customer risks

At the same time, our environmental
susiainability and people and culture
risks have increased slightly:

- environmenta! sustainability risk
continues to increase in prominence
and importance o our business, our
cusiomers and giher key stakeholders.

- people and culture risk has increased
in the year, reflecting the challenging
operating environment caused by
Covid-19 togethar with general rising
wage expectations and a recent increase
in employee mobility.

See risk heat map on the right.



Risk heat map
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Nate: The above itlusirates principal risks which by their nature are thase which have the patential to significantly impact the Group’s sirategic abjectives, financial
positivn or reputation. The heat map highlights nel risk, afier taking account of principal mitigatiens. The arrow shows the movemant from the 2021 point.
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PRINCIPAL RISKS The Britssh Land Company PLC 00621920

External Principal Risks

The UK economic climate and changes te

- Regular stress lesting our business plan  The UK ecenomy strengthened significantly

fiscal and monetary policy presents risks
and apportunities in property and financing
markets and to the businesses of our
customers which can impact both the
delivery of our strategy and our

financial performance.

How we monitor and mitigate the risks

- The Board, Executive Committee and
Risk Commitiee regularly assess the
Company's strategy in the context of
the wider macroeconomic environment
in which we operate le assess whather
changes to the economic gutlook justify a
reassessment of our strategic prioriiies,
our capitat allocation plan and the risk
appetite of the business. E

© = Qur strategy team preparé aquarterly

dashboard for the Boarg, Executive

and Risk Committees which tracks key

macroeconomic indicators both from

internal and independent external

sources [see KRIs), as well as central

bank guidance and government policy.

(2) Political, Legal, and Regulatory

against a downturn in economic outlock
Lo ensure our financial pasition is
sufficiently flexible and resilient.

- Qur business model focuses on a high
quality partfolio aligned to key trends in
our markets and aclive capital recycling
ta maintain a strong financial pasition,
which helps to protect us against

adverse changes in econemic conditions.

KRis;

- Farecast GDP growth. inflation/
deflation and interest rate ferecasts.

- Consumer confidence and
unemglayment rates,

- Stress lesting for downside scenarins

- Lo assess the impact of differing

market canditions,

Change in risk assessment in year

Macroeconomic risk has remained
consistent during the year and is
considered a high impact risk with
a medium to high probability.

in the penad following the reopening of

the econemy with consumer confidence
improving over the summer, however, rising
fuel and food prices have alfected cantidence
more recently and there are concerns that
economic momentum slows.

The cursent econemic backdrop

remains uncertain reflecting the on-going
Covid-19 risk and several macroeconomic
headwinds, including inftationary pressures,
which have been compounded by the war

in Ukraine, with potential subseguent
impacts on interesi rates, rental income,
construction costs and property valuations.

Opportunity

The strength af-our balance sheet. quality
of pur assets and experienced Board and
management team put us in a strong
pasition 10 help us te navigate through these
near term challenges and take advantage

of opportunities as they rise, including
continuing to invest in growth sectors

and our development pipeline.

Significant political events and
regulatory changes, intluding the impact
of Government policy response to the
pandemit, bring risks principally in

four areas:

- Reluctance of investors and businesses
to make investrment and occupational
decisions whilst the autlcome
remains uncertain.

- Theimpact on the case for investment
in the UK, and an specific palicies and
regulation introduced, particularly those
which direcily impact real estate or
ouUr customers.

- The patential far a change of leadership
or politicat direction.

- The impact an the businesses of our
accupiers as well as our own business.

How we monitor and mitigate the risks

- Whilst we cannat influence the autcome
of significant political events, the risks
are taken into account when setiing
our business strategy and when
making strategic investmeni and
financing decisions.

- Internally we review and menitor
proposals and emerging policy and

legislation to ensure that we take the
necessary steps to ensure compliance,
if applicable. Additionally, we engage
public affairs consuliants to ensure that
we are properly briefed on the patential
policy and regulatery implicatians of
political events.

- Where appropriate, we acl with other
industry participants and representative
bodies to contribute to policy and
regulatory debate. We meaitor
and respond to social and political
reputational chatlenges relevant
to the industry and apply our own
evidence-based research lo engage
in thought leadership discussions.

KRis:

- Moniter changes within the
geopotilical environment, UK policies,
laws or regulations.

Change in risk assessment in year

The political, legal and regulatary risk
cutlook has reduced over the year with
Covid-19 related political uncertainty
eased, but still remains elevated with both
a medium to high impact and probability.
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Foltowing the successful vaccination
programme, political uncertainty due to the
national and global response to Covid-19 has
lessened, though risks in response ta the
economic impact of the Covid- 19 pandemic
remain, including potential tax rises

for businesses.

The rent moraterivm recently came te an
end. with the UK Government introducing
a binding arbitration scheme for certain

arrears built up during lockdown periods,

The global gecpolitical envirgnment
remains uncertain, heightened by the recent
war in Ukraine, with potential impacts on
security, cyber risks, sanctlions compliance,
supply chains and reputational risks.

Opportunity

We continue Lo closely monitor the political
outlook and any potential changes in
regulations to ensure changes which may
impact the Group, or our customers, are
identified and addressed appropriately. We
waork closely with Government, directly and
through our membership of key properiy
industry bodies, to input into regulation as
draft propasals are announced. Through
this proactive appreach, we view the right
kind of regutation and tegislation as an
opportunity far our business to outperform.



roperty Marker Risks
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Underlying income, rental growth and
capital performance could be adversely
aftected by a reduction in investor demand
or weakening accupier demand in our
property markets.

Structural changes in consumer angd
business practices such as the growth
of anine retailing and fexible working
practices lincluding more working from
homel could have an adverse impact on
demand for our assets.

How we monitor and mitigate the risks

- The Board, Executive Commitlee
and Risk Committee reqularly assess
whether any current or fulure changes
in the property market outloak present
risks and opporiunities which should be
reflected in the execution of our strategy
and our capital allecation plan.

.~ Our strategy team prepare a quarterly
dashboard for the Board, Executive and
Risk Committees which tracks key
investrnent and occupier demand
indicators bath from internal and
independent external sources |see KRIs|
which are considered alongside the
Committee members’ knowledge and
experience of market aclivity and trends.

- We focus on prime assets or those with
repositioning potential and sectors which
we believe will be more resilient over the
medium term to a reduction in occupier
and investor demand.

- We maintain strong relationships
with our eccupiers, agents and direcl
investors active in the market and
actively monitor trends in ousr sectors.

- We skress test our business plan for
the effect of a change in rental growth
prospects and property yields.

KRls:

- Qccupier and investor demand
indicators in our sectors.

- Margin between properly yields
and borrowing costs.

- Online sales trends,

- Footfall and retail sales to provide
insight into consumer trends.

- Campus occupancy Le provide insight
into occupier trends and peaple

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 improved for Londen offices, with
investment activity particularly driving yield
compression, Take up has been mixed and
polarised towards best in class space.
Awvailability across the market remains
abave the tong term average but has
maderaied; and is skewed towards
secondhand, poorer quality space.

Structural risks remain from increased
working from home, accelerated by the
impact of Covid-19, enabiing sorme
businesses ta reassess thair real
estate oplions.

Opportunity

Our Campus model is centrad on providing
well connected, high quality and suslainable
buildings with attractive amenity which
aligns to our customers needs and
expeciations and is an impartant
differentiator of our space. We have been
encouraged by the strength of our leasing
activilty across our Carmnpuses this year.

Key: Change in risk assessment from last year

Increase No change

Decrease

ENew risk

Az Retail

Our Retail property market risk sutlook has
remained consistent and is considered a
medium impact risk with a high probability.
The occupational market for retail has
endured a challenging few years reflecling
the structural shift to online which has
accelerated through Covid-19. Retailers’
profitability is continuing to be put under
pressure due to increased cosks, such as
rising input costs, wages, business rates
and the erosian of margins from anline
cornpetition. Shogping Centres have been
impacted more severely by Lhis, whereas
retail parks, which are more affardable

and resilient to online, have fared better.

As inthe occupational markel, investment
activity has been skewed towards retail
parks reftecting lower occupancy costs

for retailers and the impartant role retail
parks can play in online fulfilment; and as a
result, yields have maved in. The invesiment
markei for shopping centres has continued
to be weak, although there are signs of
renewed investor interest.

Opportunity

Our Retail portfolio focuses on ratail parks
aligned to the growth of convenience and
supports retailers amnichannei strateqy.
Despite the challenges in retail, this has
been a strong year far our leasing activity
and retailers continue o recognise we offer
same of the best quality space in the UK.
We are focused on maintaining high
accupancy, accepting appropriate rents
which are more sustainable in the leng
term.

E Urban Lagistics

The urban logistics property market risk
outlook has heen added as one of our key
sectors and is considered a medium
impact risk with a low probability.

Both the occupational ang investment
market outlook remain favourable
underpinned by structural changes in
e-commerce. Supply of the right kind af
space remains highly constrained and
demand is strong. driving rental growth.

Opportunity

Qur Urban Logistics portfolic is facused
on a development-led pipeline through the
intensification and repurposing af existing
buildings in Lendon.
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PRINCIPAL RISKS continued

(&) Major Events/Business Disruption Risks
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Major global, regional or national events -
could cause significant damage and

disruption to the Group’s business,

portfolio, customers, peopie and

supply chain.

Such tncidents could be caused by a wide
range of exiernal events such as civit
unrest, an act of terrorism, pandemic
disease. a cyber-aitack, an extreme
weather occurrence, environmental
disasier or a power shortage.

The Group monitars the Home Office
terrorism threat level, and we have
access to security threat infarmation
services to help inform our

securily measures.

We have robust IT security systems
that suppori data securily, disaster
recovery and business caortinuily plans.
We have comprehensive properly
damage and business interruption
insurance across the portfolio.

This coutd result in sustained asset value
or income impairment, liquidity or business
continuity chatlenges, share price volatility
oc loss of key customers or suppliers.

KRlIs:

- Security Service Naticnal Threat level.

- Securily nisk assessments of
aur asseis.

How we monitor and mitigate the risks

~ The Group has comprehensive crisis
response plans and incident management
orocedures both at head office and
assei-level that are regularly
reviewed and tested.

- Assel emergency procedures are
regularly reviewed and scenario tested.
Physical security measures are in place
at properties and developmenl sites.

Key: Change in risk assessment from last year

Increase Ng change Decrease
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E Naw risk

Change in risk assessment in year

Our majar events/business disruption

risk outiook has reduced over the year as
Covid-19 related disruption te our business
has eased following the full epening of our
assets and the return te the office of our
people, but this remains a medium to high
impact risk with a medium probability.

This risk was increased last year as the
Group's operations were severely impacted
by the Covid-1% pandemic. Qur core crisis
management {eam, overseen by the
Executive Commitiee, co-ordinated the
Group’s operational response to the
pandemic, and the resilience of our
business model, has enabled us 1o weather
the impact since its onsel. We remain
mindful of the risks posed by aay further |
Cavid-19 variants, and whether current .
vaceines will deal with thern eftectively.

We are also aware of the increase in global
uncertainity, heightened by the war in the
Ukraine. Specifically, terrorism remains

a3 threat, as is the risk of cyber security
breaches. Qur crisis managemaent tearmn
carry out event simulations 1o test our
processes and procedures in respense

to major incidents. We also undertake
reqular cyber securily training and testing.

Opportunity

The challenges of the lasl twa years have
demonstrated the resitiance of our business
modet and our rabust ¢risis managemerit
and business continuity plans. We remain
vigilant to the continuved risk from the
pandemic and other external threats.
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(&) Portfolio Strategy Risks

The Group's income and capital
performance could underperferm in
absalute or relative terms as a result of
an inappropriate portfolio strategy and
subsequent execution.

This could result fram:

- incorrect seclor selection and weighting.

- poor timing of investment and
divestment decisions.

- inapproprigte exposure to developments.

- wrong mix of assets, occupiers and
region concentration.

- overpaying for assets through inadequate
due diligence ar price competition.

- inappropriale co-investment
arrangements.

How we moniter and miligate the risks

- The Board carries out an annual
review of the overall carporate strategy
inctuding the current and prospective
portfolio strategy 50 as to meet the
Group's overall objectives.

- Qur portfolio sirategy is determined to be
consistent with our target risk appelitg
and is based on the evaluation of the
external environment.

- Progress against the strategy and
continuing alignment with our risk
appetite is discussed reqularly by both
the Executlive and Risk Committees with
reference io the property markets and
the external economic environment.

- Individuat investment decisions are
subject to robust risk evaluation
overseen by our Investment Committee
including considesalion of returns
relative to risk adjusted hurdle rates.

- Review of prospective performance of
individual assels and their business plans.

- We foster collaborative relationships
wiih our co-investors and enter into
ownership agreements which balance
the interesis of the parties.

KRls:

- Execution of targeted acquisitions
and disposals in line with capital
atlocation plan loverseen by the
Investment Committee].

~ Annual IRR process which lorecasts
prospective returns of each assel.

- Portfolio liquidity including
percentage of our portfolic

in joint ventures and funds.

Change in risk assessment in year

Qur portfolio strategy risk has remained
the same and is considered a medium
impact risk with a medium probability.
During the year, externalimpacts
discussed in the macroeconamic and
property market cutlook risks have
influenced our portfolio strategy and
perfarmance. Whilst investmenl markets
are increasingly competitive in certain
subsectars, we cantinue ta actively
crystalise value from mature and off
strategy assets inko value accrelive
acquisitions and develepment apportumities.

Opportunity

Our partfolio strategy to actively focus

sur capital on gur compelitive strengths in
development, active asset management and
reposiiioning of assets is a key opportunity.
We remain active in the investiment market
and coniinue to take advantage of value
opportunities and good market pricing of
our assets, where available. This year has
marked the return ta growth for both our
Campuses and Retail & Fulfilment portfolios.

British Land Annual Report and Accounts 2022 1



PRINCIPAL RISKS continved

ymient Risks

The British Land Company PLC 00621920

Development provides an opportunity
for outperformance but usually involves
elevated risk. This is reflected in our
decision making process around which
schemes to develop and the timing of the
development, as well as the exacution of
these projects,

Development stralegy addresses severat
development risks that could adversely
impact underlying income and capital
performance including;

- development letting exposure.
- construction timing and costs
lincluding construction cost inflation].
- major contractor or sybcontractor failure.
- adverse planning judgements.

How we monitor and mitigate the risks

- Weapply a risk-controlled development
strategy thraugh managing our
exposurea, pre-letiing strategy
and fixing cosis.

- We manage our levels of total and
speculative developirient exposure within
targeted ranges considering associated
risks and the impack on key financial
metrics. This is monitored quarterly
by the Risk Commitiee along with
progress of developments against plan.

- Prior to commilting io a development,

a detailed appraisat is undertaken. This
includes consideration of returns relative
to risk adjusted hurdle rates and is
overseen by our Investment Committee.
~ Pre-lets are ysed Lo reduce develapment

letling risk where considered appropriate.

- Compelitive tendering of construction
caniracts and. where appropriste,

fixed price contracts are entered into.
We measure inflationary pressure on
construction materials and labour costs
(and sensitise for a range of inflatienary
scenarios| and make appropriate
allowances in our cost estimates and
include within our fixed price contracts.
Detailed selection and close manitaring
of contractors and key subcontractors
including covenant reviews.
Experienced development management
team closely monitors design.

construction and overall delivery process.

Early engagement and strong
relationships with planning autherities.
The Board considers the section 172
factors 1o ensure the impact on the
environment and communities is
adequately addressed.
- Through our Place Based approach,
we engage wilh communilies where we
_operate to incorporate stakeholder views
in our development activities, as detailed
in our Sustainability Briel.
- We engage with our development
suppliers to manage grwiranmantal
and social risks, including through our
Supplier Code of Conduct, Sustainability
Brief and Health and Szfety Policy.
- Management of risks across our
residential developments in particutar
fire and safely requirements.

KRlIs:

- Total development exposure ¢12.5%
of porifolio by value.

- Speculative developmenl exposure
£12.5% of portiolio ERV.

- Residential development exposure

- Progress on execution of key
development prejects against plan
[including evaluaung yield on cost).

- Construction costs inflation farecasts.

Key: Change in risk assessment from last year

|ncrease No change

Decrease

E New risk
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Change in risk assessment in year

Our development risk has remained the
same and is ¢considered a medium impact
risk with a medium probability,

We are on site with 1.7m sq It of
developments, with new commitments
inciuding Phase T of Canada Water and
Phase 2 at Aldgate Place. Qur development
exposure remains well within gur internal
risk parameters ef 12.5%; and our total
development exposure is 6.2% of portfolio
gross asset value with speculative exposure
of 6.4% [which is based on ERV and includes
space under offer).

During the year, we saw significant
inflationary increases in the construction
supply chain for certain matgrials

and labaur, which have been further
campounded by the war in Ukrgine. Qur
nflation forecast [based on tender price
inflation) has increased 19 around 8-10%

in 2022 and around 4-5% for 2023 and 2024
based on an expectation of ongoing wage __.
pressures for construction warkers and
raw materials prices remaning elevated.
This is frequently under review to ensure
aur contingencies and cost plans are robust
to deal with the market fluctuations. Having
maintained momentum on aur development
pregramme throughout the pandemic

we have been able to place contracts
competitively and ?1% of cosls are

tixed on committed develapments.

Oppartunity

Progressing value accretive development
is ane of our key prierities for cur business
and is a fundamental driver of value.

The strength of our balance sheet, our
relatianships with our coniractors and the
experience of our managemeni team means
we are wetl positioned to progress aur
development pipeling, whilst mitigating
tha risk through a combination af timing,
pre-lets, fixing costs and use of

joint ventures,

We will continue to actively rmonitor the
inflationary price increases ar any potential
delays in the construction supply chain and
work with our contractors to manage such
issues. We will also review the impact on
development relurns prior Lo committing to
future developments [o ensure we meet gur
detailed pre-set criterna subject Lo approval
by the Investment Commitlee.
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(D Financing Risks

Failure to adequately manage financing
risks may resull in a shortage of funds to
sustain the gperations of the husiness or
repay facilities as they fall due.

Financing risks include:

- reduced availability of finance.

- increased financing costs.

- leverage magnilying property returns,
both positive and negative.

- breach of covenants on
borrowing facilities.

How we monitor and mitigate the risks

- We regularly review funding

requirements for cur business plans

and commitments. We monitor the
pericd until financing is required, which
is a key determinant of financing activity.

Debt and capital market conditions

are reviewed ragularly to identity

financing opportunities that meet

our requirements.

- We maintain good long term retationships
with pur key hinancing partners.

- We set appropriate ranges of hedging
on the interest rates on our debt, with
a balanced approach to have a higher
degree of protection on interest costs in
the short term and achieve market rate
finance in the medium to longer term.

- We work with industry bodies and
relevant organisations to parlicipate in
debate on emerging finance regulations
affecting our business.

- We manage our use of debt
and equily finance ta balance the
benefits cf leverage against the
risks, including magnification of
property valuation movements.

- We aim to manage our loan 1o value
ILTV] thraugh the property cycle such
that our financial pasition would remain
robusi in the event of a significant fall
in property values. Atongside LTV, we
also consider net debi to EBITDA which
measures income against gur debt [with
recourse to British Land]. With these
metrics, we do nat adjust our approach
to keverage based only on changes in
property market yields.

We manage our investrment activity,
the size and timing of which can be
uneven, as well as our development
commitments lo ensure that our

LTV and net debt to EBITDA levels
rermain approgriate.

Financial cavenant headroom is
evaluated reqularly and in conjunction
with transaction approval.

We spread risk through joint ventures
and funds which may be partly financed

by debl without recourse to British Land.

KRls:

- Period until refinancing is required
Inot less than two years).

- LTV.

- Nel debt to EBITDA.

- Financial covenant headroom.

- Percentage of debt with interest rale
hedging laverage over next five years).

Change in risk assessment in year

Our financing risks overall have remained
consistent and are considered medium
impact with a low to medium probability.
The current uncertain environment
reinforces the importance of a strong
balance sheet. We have continued Lo
closely manage our LTV which has
increased moderately to 32.9% as 2

result of investment in growth sectors

and Campus develcpment, offset by sales
and valuation increases. However, following
the Paddington Central transaction post
year end our LTV falls to 28.4% on a
profarma basis.

We have retaned significant headroom to
our Group covenants, which could withstand
a fall in asset values across the portfolio of
49%, prior to taking any mitigating actiens.-

Market interest rates have risen from very
low levels and further rises are anticipated.
In line with our interest rate management
policy, we have hedging on 7%% of our
projected debt on average over the

next five years.

Our strong senior unsecured rating ‘A’
long term IDR credit rating "A-" and
short term 1DR credit rating F1" were
all affirmed by Fitch during the year,
with a stabie outlook.

During the year we have signed a new
£100rm ESG-linked revolving credit facility
with aninitial 5 year term, extended our
£450m ESG-linked revolving credit facility
te 2027, and raised a new £420m Green
loan’ for the Broadgate joint venture,
secured on 100 Liverpool Street.

We expect Lo continue to be able to

access funds from a range of seurces in
the debt capital markets. 3s required by the
business, for unsecured and secured debt.

Qpportunity

The scale and guality of our business
enables us to access a diverse range

of sources of finance with a spread of
repayment dates. Good access to debt
capital markets allows us to support
business requirements and take

advantage of opporitunities as they arise.

At 31% March 2022, we have £1.3bn of
undrawn, committed. unsecured revolving:
facilities and cash; and post complation of
the Paddington Central transaction we have
no requirement to refinance until late 2025,
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PRINCIPAL RISKS continved

(®) Environmental Sustainability Risks
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A failure to anticipate and respond
appropriately and sufficiently te [i)
environmental risks or opportunities and
lii] preventative steps taken by government
and society could lead to damage to our
reputation, disruption in cur operations
and stranded assets.

This risk categary includes the:

increased exposure of assels to
physical environmental hazards,
driven by climate change.

policy risk from the cost of complying
with new climate regulations with
specific performance and/for
technology requirements.

overall compliance requirements
fram existing and emerging
environmental regulation.

Leasirjg risk as a result of less
sustainable/non-compliant buildings.

How we monitor and mitigate the risks

- We have a comprehensive ESG
programme which is reqularly reviewed
by the Board, Executive Commitiee and
CSR Committee.

The Risk and Sustainability
Committees have overseen aur

TCFO warking group to implement

the TCFD recommendations including
scenario analyses lo assess our
exposure to climate-related physical

net zero that limits glebal warming

to 1.5°C.

Our property management depariment
opecates an environmental management
system alignad with 150 14001, We
cantinue to hold 150 14001 and 50001
accreditations al our commercial offices
and run I50-aligned management
systems at our reiail assels.

Climate change and sustainabslity
considerations are fully integrated
within our investment and development
decisions and are evaluated by the
Investment Camrnittee and Board

in all investment decisions.

Through our Place Based approach to
so¢ial impact we understand the most
impartant issues and oppartunities in the
communities around each of our places
and focus our efforts collaboratively to
ensure we provide places that meel

the needs of all relevant stakeholders.
We target BREEAM Qutstanding on
offices developments, Excellent gn retad _
and HMQ3* on residential. We have also
adopted NABERS UK on all our new
office developments.

We undergo assurance for key dala and
disclosures across our Sustainability
programme, enhancing the integrity.
guality and usefulness of the
infermation we provide.

and transibion risks.

The Suskainability Committee monitors
our performance and management
controls. Underpinned by our SBTi-
climate targets, owr guiding corporate
policies [the Pathway la Net Zero and the
Sustainability Brief] establish a series of
climate and energy targets to ensure our

KRls:

Energy intensity and carbon
emissions. Specifically, energy
performance certificates.

Futuere cost of carbon offsels te maet
our 2830 net zero carben goal.
Portfotia flood risk,

alignment with a societal transition to

Key: Change in risk assessment from tast year

Increase No thange Decrease
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E 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

2 medium probability.

Overall, the environmental sustainability
risk outlook centinues to increase in
praminence and importance to our
business, cur customers and other key
siakeholders. Also, regulatory requirements
and expectations of compliance with best
practice have increased and continue

to evolve.

Buring the year, we have worked closely
with Wiltis Towers Walson to quantify

the key physical and transition risks that
climate change pases to our business and
Ihis is infarming our lang term strategy.
The most material issues-include: flood risk
vulnerability; the increasing price of carbon
affsets; and the casts of complying with
minimum EPC standards. More details

are pravided in the TCFD disclosures

on pages 49-57.

We are continuing io improve the energy
efficiency of our standing portfolio and have
completed net zero audits of 2% of our major
office and retaul assels, identitying energy
efficient interventions and action plans.
Alongside this process, we are identifying
interventions which improve the EPC rating
of buildings rated € and below ta comply
with MEES [Minimum Energy Efficiency
Standard) legislation, which is expected

ta regquire buildings to be A or B rated

lor valid exemptions registered] by 2030.

Opportunity

We have a clear responsibility but alse
opportunity to manage our business in
the most environmentally responsible and
sustainabie way we can. This is integral
to aur strategy: it creates value for our
business and drives positive outcomes

for qur stakeholders.

We have made good progress on cur 2030
commitments which include ambitious
targets to be net zero carbon by 2030 and
3 focus on environmental leadership. We
were pteased to retain gur S slar rafing

in GRESRB, the glaba! benchmark for real
estate, achieving 5 stars for both Standing
nvestments and Devetopments for the
second year runming.



(3) People and Culture Risls
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Inability to recruit, develop and retain

stalf and Directors with the right skills

and experience required to achieve the
business objectives in a culture and
environment where employees can thrive,
may result in significant underperformance
or impact the effectiveness of aperations
and decision making, in turn impacting
business performance.

How we monitor and mitigate the risks
Our HR strategy is designed to minimise
risk through:

- informed and skilled
recruitment processes.

- ialent performance management
and succession planning for key roles.

- highly competitive compensatlicn
and beneiits.

- people develapment and training.

- our flexible working pelicy helps retain
employees while promoting wark-life
balance and helping to imprave
productivity.

This risk is measured through employee
engagement surveys, wellbeing surveys,

40 Customer Risks

employee turnover, exit surveys and
retenticn metrics. We engage with our
employees and suppliers to make clear
our requirements in managing key risks
including health and safely, fraud and
bribery, modern slavery and other social
and enwvirenmental risks, 35 detailed in
our paolicies and codes of conduct.

KRls:

- Voluntary staff turnover.

- Employee engagement and wellbeing.
- Diversity and inclusion.

Change in risk assessment in year

Qur people and cuiture 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 expéeclations and a recent
increase in employee mobility.

Following the easing of lockdown
reskrictions, we have successfully
transitioned our people back to the office,
whilst supgorting individuals with more
flexible working arrangements. We have
facused on staff wellbeing and have actively
sought feedback from siaff through pulse
surveys and taken severat sieps as a result
to promuote wellbeing.

We are committed to improving the
diversity, equality and inclusivily of our
business and in November 2021, the CSR
Commitlee approved our DE&1 strategy
which sets oul gur 2030 ambitions for
the business.

Opportunity

We have a broad range of expertise

across our business which is critical to the
successful delivery of our strategy. Our siaff |
turnover rermains relatively tow. We wall
assess our employee proposition to ensure
it still delivers what peaple most value

in a changing labour market. We have an
opportunity to enhance our good employer
brand, but will continue to keep this under
review, and will actively monitor and
promote wellbeing.

The majority of the Group’s income is
camprised of rent received from our
customners. This could be adversely
affected by non-payment of rent; occupier
failures; inability to anticipate evolving
customer needs; inability 1o re-let space
on equivalent terms; poor custemer
service as well as potential structural
changes to lease obligations.

How we maniter and mitigate the risks

- We have a high quality, diversified
custamer base and moniter individual
exposure to individual occupiers
or secters.

- We perform rigorous occupier covenant
checks ahead of approving deals and
on an ongoing basis so that we can
be proactive in managing exposure (0
weaker occupiers. An occupiar waichlist
is maintained and regularly reviewed by
Risk Cammittee and property teams.

- We work with our customers Lo find
ways o best meet their evolving needs.

- Woe take a proactive assel managemenl
approach to maintain a strong occupier
line-up. We are proactive in addressing

key tease breaks and expiries

ta minimise periads of vacancy.
- We reqularly measure cusiomer

satisfaction across our customer

base through customer surveys.

KRis:

- Market letting risk including
vacancies, upcoming expiries and
preaks, and speculative development.

- Occupier covenant strength and
concentration [including percentage
of rent classiiied as "High Risk’].

- Occupancy and weighted average

unexpired lease term.

Change in risk assessmentin year
Our custoemer risk has reduced from its
elevated position last year, but is still
considered both a medium to high
impact and probability risk.

Our custorner risk was heighiened at last
year end as most of cur customers were
unable to operate Lheir businesses due Lo
Covid-19 related restrictions, impacting
their ability to pay rent. Whilst our
performance cantinued to be impacted,
our rent cotlection has recovered to close

to pre-pandemic levels as ithe UK economy
recovered across the year.

We have continued to work closely with our
customers ta maximise occupancy and rent
callection whilst monitering their cavenant
strength and taking actions appropriately.
This is reflecied in our rent collection
which is 97% for the year.

As our markets have continued to polarise,
customers demand more from the places
where they work and shop. We are well
positioned across both our Campuses and
Retail & Fulfilment porticlios where we
focus on providing best-in-class space;
and this has been evidenced by our

strong leasing activily.

Looking forward, we are mindful that higher
input prices may impact the prafitability of
our custamers, particularly on the retail side.

Opportunity

Successful customer relationships are
vital to our business and cantinued growth.
Our busiress model is centred around

our customers and aims te provides them
with modern and sustainable space which
aligns io their evolving needs and that of
our markels.
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PRINCIPAL RISKS continued

(1 Operational and Compliag

The Group's ability ta protect its
reputation, income and capital values
could be damaged by a faiture to manage
several key operational risks to our
business including:

- Infarmation Systems & Cyber Security.
- Health & Safety.

- Third Party relationships.

- Financiat crime compliance.

Comptiance failures such as breaches
in regulatians, third party agreements,
loan agreements or tax legistation
could also damage reputation and

our financial performance.

How we maonitor and mitigate the risks

- The Executive and Risk Committees
maintain a strong focus on the range
of operatienatl and compliance risks
to our business.

fnfarmation Systems and Cyber Security
- The InfoSec Steering Committee
chaired by the Head of Strategy,
Digital and Technology, oversees
our IT infrastructure, cyber security
and key IT controls and reports to the
Risk Committee and Audit Committee.

s RUsks

- Cyber security risk is managed using
a recognised security framework,
supported by best practice security lools
acrass our techneology inlrastructure,
IT securily policies, third party risk
assessmenis and mandatory user
cyber awareness training.

Health & Safaty

- The Health, Safely and Environment
Commiitee is chaired by the Head of
Property Services and governs the
Heallth & Safety management systems,
processes and performance in terms of
KPls and reports to the Risk, Audit ang
CSR Committees.

- All our properties have general and fire
risk assessmenis ungeriaken annually
and any required improvemenis are
implemented within defined time frames
depending on the category of risk

- All our employees must attend H&S
training relevant to their roles.

Third Party Relationships

- We have a robust selection process
for our key partners and suppliers;
and contracts cantain secvice level

agreements which are mamitored regularly.

- We maintain a porifolio of approved
suppliers to ensure resilience within
our supply chain.

Financial Crime Compliance

- We operate 3 zero tolerance appreach
for bribery, corruption and fraud and
have policies in place to manage and
monitor these risks.

- All employees must underiake
mandatory training in these areas.

KRis

- Infgrmation Systems
Vulnerability Score.

- Cyber Security Breaches.

- HA&S Risk Assessments.

- H&S Incidents.

Key: Change in risk assessment from last year

Increase Na change

Decrease

E New risk
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E Change in risk assessment in year

Our Operational and Compliance risks have

been elevated to a new principal risk which '
is considered 3 medium impact risk with

a medium probability. Key risks include ,
Information Systems & Cyber Security, ‘
Health & Safety, Third Party Relationships

and Financial Crime Compljance.

The wider use of digital technology across

the Group increases the risks associatec

with infermation systems and cyber secyrity

such as ransomware, phishing. malware

and social enginearing. In the wider market,

cyber risks continue to be heightened due 1o

the rise in attgmpted cyber attacks, in some

cases exploiting changes in working

paiterns due ta Covid-17%.

Ouring the year, our Health & Safety team
have continued to prioritise the safety of our
people whilst working away from the office
al times as well as the management of
our assets and developments te ensure
the business is operating in a safe and
compliant manner. We cantinue to closely
montar the regulatory environment and
respond to any new requirements, for
instance fire salety improvernents, (o
ensure compliance.

The Group provides third party services to

a number of key joint vanture partners, the
number of which has expanded in the year,
and ensuring that the provision af those
services is at an appropriaie level continues
to be & key focus for the business.

Opportunity

Our business s set up to navigate and deal
with camplexity. Our ability 10 manage and
operale large complex property portfolios
and developrments is a key differentiator and
allows us ta work with selected joint venture
partners who value cur expertise. We will
continue to invest in and develop our
ptatform to deliver these services.



VIABILITY STATEMENT

Viability
Statement

Assessment of prospects

The Directors have worked consistently over
several years to ensure thal British Land
has a strong and robust financial position
and the Group is now benefiting from that,
as follows:

- The Group has access to £1.3bn of cash
and undrawn facilities. Before tacloring
in any income receivable, the facilities
and cash would be sufficient to cover
forecast capital expenditure, property
operating cosls, administrative
expenses. maturing debt and
interest over the next 12 months.

- The Group retains significant headroom
an its debt covenants, has no income or
interesl cover covenants on unsecured
debt and has no requirement to
refinance until \ate 2025.

- lnthe year we signed a £420m Green
Loan facility far ithe Broadgate joint

- venture secured on 100 Liverpool Street,
arranged a new £100m RCF to 2027 and
extended an existing E450m RCF for a
further year to 2027.

The stralegy and risk appetite drive the
Group's forecasts. These cover a five-year
periad and consist of a base case forecast
which inclugdes commilted transactions
anly; and 3 {orecast which also includes
non-commitied transactions the Board
expects the Group te maka, in line with

the Group's strategy. A five-year forecast

i5 considered o be the optimum balance
between the Group’s long term business
maodel to create Places People Prefer

and the fact that property investment is a
leng term business with weighled average
lease lengths and drawn debt maturities

in excess of five years (5.8 and 4.9 years
respectively at March 2022}, offset by

the pragressively unreliable nature of
forecasting in later years, particularly given
the historically cyclicat UK property industry.

Assessment of viability

Far the reasons outlined above, the period
over which the Directors consider i feasible
and apprapriaie to report on the Group's
viabitity remains live years, to 31 March 2027.

The assumptions underpinning the forecast
cash fiows and covenant compliance
forecasts were sensitised to explore the
resilience of the Group te the potential
impact of the Group's significant risks.

The principal risks table on pages 88-96
summarises those matters that could
pravent the Group from delivering on its
strategy. A number of these principal risks,
because of their nature or potential impact,
coutd also threaten the Group's ability to
continue in business in its current form if
they were {0 occur.

The Directors paid particular attention

to the risk of a deterioratian in economic
outlock which would adversely impact
property fundamentals, including investor
and occupier demand, and which would
have a negative impact on valuations,
cashflows and a reduction in the availability
of finance. In addition, we have sensitised
for the patential implications of a major
business event and/or business disruption.
The remaining principal risks, whilst having
an impact on the Group's business model,
are not considered by the Directors to have
a reasonable likelihood of impacting the
Group’s viability aver the five-year period

to 31 March 2027.

The most severe but plausible downside
scenario, reflecting a severe economic
downturn, incorparated the

following assumptions:

- Structural changes te the property
market and customer risk, reflected
by an ERV decline, occupancy decline,
increased void periods, development
delays, no new lettings during FY23. the
impact of a proportion of aur high risk
and medium risk occupiers enlering
administration, and lower rent
collection [as previously
experienced during Covid-19}.

~ Areduction in investment property
demand to the level seen in the last
severe downturn in 2008/09, with
outward yield shift 1o 9% net
equivaleni yreld.

The outcome ¢f the "severe downside
scenario’ was that the Group's covenant
headroom on existing debt [i.e. the level

at which investment property values would
have to fall before a financial breach occurs}
reduces from 49% 1o, at its lowest level,
18%. priar to any mitigaling actions such as
asset sales. indicating covenants on existing
facilities would not be breached.

Based on the Group’s current
commitments and available facilites there
is no requirement to refinance until iate
2025. In the normal course of business,
financing is arranged in advance of

The British Land Company PLC 00621920

expected requiremeants and the Cirectors
have reasonable confidence that additionat
or replacement debt facilities wilt ke putin
ptace prior to this date.

In the ‘severe downside scenario’ the
refinancing date reduces to early 2025.
Howaever, in the event new finance could nat
be raised miligating actions are available

to enable the Group to meet its future
liabilities at the refinancing dale, principally
asset sales, which wautd atlow the Group to
continue ko meets its liabilities over the
assessment period.

Viability statement

Having considered the forecast cash flows
and covenant comgpliance, and the impact
of the sensitivities in cambination in the
‘severe downside scenaria’, the Direclors
confirm that they have a reasonabte
expectation that the Group will be able

to cantinue in aperation and meet its
liabilities as thay fall due over the

period ending 31 March 2027.

Going concern

The Directors also considered it apgrapriate
to prepare the financiat statements on the
going concern basis, as explained in the
Governance Review.

During the year the Board assessed

the appropriaieness of using the ‘going
concern’ basis ol accaunting 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

‘going concern’ basis of accounting.

Following these assessments, the
Directars believe that the Group is well
placed to manage its financing and other
business risks satisfaciorily and have a
reasonable expectation that the Company
and the Group have adequate resources to
continue in operation for at least 12 menths
fram the date of the Annual Repart. They
therefore consider it appropriate to adopt
the going concern basis of accounting in
preparing the financial statements.

The Strategic Report was approved by the
Board on 17 May 2022 and signed on its
behalf by:

Crrir

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 stretehing sustainability goals:
the Board has guided the Company
through a vear of opporturnity

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 utilising
our competitive advaniage in active asset
management and development cembined
with meaningful stakeholder engagement,
the Company is working hard to caplure
growth and deliver hnancial returns in an
increasingly more sustainable way.

The Board's role during the year has been
lo chatlenge and suppori management both
in the development of the new strategy and
in its execution, providing challenge and
independent lines of sight to refine and

. maximise the business’s objectives.

As the Company has delivered on its priority
to more actively recycle capital from its
mature portfolio and invest inlo growth
sactors, unique developments and value
apportunities, the Board has taken bold
decistons whilst ensuring financial and
organisational lengevity. Financial capacity,
the demands on the workfarce, shareholder
returns, our sustainability goals and the
impact on our broader stakeholders

have all been at the forefront of our
decision-making process.

The nature of our business, from invasting

- in and developing properties to managing

and curating our spaces, means we have
a continuous dialogue with a wide group

‘of siakeholders 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 Cempany continues to work towards
its ambitious strategic and sustainability

The British Land Company PLC 00621920

Training

During the year, the Board participated
in a deep-dive training session on the
progress against our 2030 Sustainability
Strategy and the future initiatives that
will drive carbon reduction. Qur subject
maller experis provided detailed training
on the technical aspects of embodied
and operational carbon, the Campany's
broad sustainability reporting
programme, external investor and
analyst views an sustainability and

the focus of the management team

for the year ahead.

Glossary

1. Remuneration palicy and engagement
with shareholders [DRR page 127]

2. Director biographies
[Directors’ Report page 103)

3. Board changes and appointment
process followed during the year
[Nomination Committee Repaort,
page 114)

AGM

Fallowing the success of the 2021 AGM,
we will once again be holding a hybrid
meeting on 12 July 2022 at Storey Club,
100 Liverpool Street. Full details are
contained within the 2322 Notice

of Meeting. We would encourage
sharaholders to join either virtually or
physically and participate in the meeting.

ohjectives, the Board will continue to
develop its operation to ensure that the
governance framewaork the Company
operates under is complementary to
those objectives.

This year, | want to provide you with

an insight into the core role of the Board
during the year under review, with a focus
an stakeholder engagernent and the impact
it has on our decision making process. The
case studies on the following page give a
real insight inio the work of the Beard and
the matters that are considered that go to
the heart 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 how the Company
continues to uphold high standards of
corporate governance. Each Commitiee
Chair will provide a detailed view of the
waork that their respective Committee

has undertaken.
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CHAIRMAN'S INTRCDUCTION continued

As | loock forward to the year ahead, ! would
like to take the oppaortenity te thank my
colleagues on the Board and across the
business for their continued hard work
and dedication.

(i~ 0&"9"

Tim Score
Nan-Executive Chairman

Stakeholder engagement
Stakehotders are at the centre of cur
decision making process to ensure that as a
business we produce Places People Prefer.
Pages 32-34 outline our stakeholder
graups and provide details of how we
engage with them.

The following case studies provide
examples of principal decisions 1aken by the
Board during the year, and how Oirectors
have had specific regard to etements of
section 172 [al-[f] of the Companies Act
2004. Our formal section 172 Stalement

is within the Strategic repori on page 33.

Qur Workforce Engagement Ststement is
incorporated within the report of the CSR
Committee on pages 114-115 which
provides Board level oversight of this
important work. :

Canada Water

Warking with AustralianSuper and in partnership
with Southwark Council, this mixed use scheme
is axpected to include 3,000 new homes
slangside a mix of commercial, retail

and community space.

Image is a CG/

100

Applied governance
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Principal Board Decisions

The Directors individually and callectively
consider their obligatiens under section
172 {al-[f) of the Campanies Act 2005
when making decisions. Management Lake
care to prepare decision papers that are
scrutinised at executive level committees
and subsequently endorsed if appropriate
before they are presented ta the Board.
Oirectors take great comfort from the -
detail and diligence that management
apply in preparcing pagers, and individual
Board members often take the epportunity
to have briefings with subject makter
experts to bolster their knowledge.

A checklist is provided within each
decision paper thai details the individual
subsections of section 172 and the impact
that the decision is likely to have on each
stakeholder group. Whilst all stakeholder
groups are considered, the following are
some examples of the principal decisions
taken by ihe Board during the year

that demonstrate the impact of the
decision pracess:

Case studies:

1. Part disposal of Canada Water

ta 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 delivered an cur plan

to introduce a partner on the project to
accelerate delivery of and returns from
the Masterplan. This new structure also
provides visibility over the t0-year
development programme, benefiting the
internal project team, the suppliers and
partners that we are contracted with and
the local communities and end cusiemers
that will be able ta have the benelit of the
scheme once finished.

Securing a partner as credible as
AusiralianSuper with a track record in
responsible investing and delivering mixed
use redevelopments within London was

a key consideration for the Board. The
lang term impacts on the Company’s
reputatian fer high standards af business
conduct are reflected by our choice of
AustratianSuper and the Board was
salisfied that, cullurally, the two
arganisations would fit weli together

2. 2 Finsbury Avenue

The Board approved the demslition of
the existing 2 Finsbury Avenue building
and enabling works for the proposed
redevelopment in January 2022 In
doing sa, the Board had regard to the
envirgnmental impact of the scheme
by reference to the Company's 2030
Sustainability Strategy and the
embodied carbon levels proposed

for the development.

in preparation for the proposal heing
brought to the Bgard, the Investment
Committee reviewed the propaesal on
two separate occasions and chatlenged
ihe proje<t team Lo make design and
procurement changes to reduce carbon
1o @ market leading tevel for a new high
rise building.

The proposal that the Board subsequently
considered detailed how material and
method inngvations had been employed

to improve the sustainability credentials of
the design, which in turn slightly increased
development costs. Reflecting strong
demand for more sustainable space, as
evidenced at 1 Broadgate which was fully
let four years ahead of completion at
altractive rents, the Board was satisfied
that any increase in costs would be more
than offset by higher rents as a result of
its stranger sustainability credentials.

3. Free shares

As detailed within the CSR Committee
report on page 115, the employee
engagement survey is a key Lool thal the
Board relies on for detailed engagement
with the workforce. An area of particutar
faedback highlighted in the annual survey
in February 2022 was how much
employees had valued the Free Share
awards unger the Company's Approved
Share Incentive Plan which had been
suspended during the Covid-19 pandemic.

Management had originally intended to
continue to suspend the award of free
shares as part of the budget forecasting
pracess for the year ending 31 March
2023. However given the strong financiat
performance of the Company during the
year and the high value our employees
put on the Free Share awards, the Board
approved the propesal by management Lo
provide Free Share awards acress all 8L
employing companies.
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BOARD OF DIRECTORS

Driving success

Qur Board develops strategy and
leads British Land to achieve
long term success.

1. Tim Score

Non-Executive Chairman (]
Appointed as a Non-Executive Director
inMarch 2014 and as Chairmanin
July 2019,

Skills and experience
Tirm has significant experience in the

rapidly evolving globat technology landscape

and brings years of engagement both with
mature ecanaomies and emerging markets
ta the Board.

He is the Deputy Chair, Senior Independent
Director and Chair of the Audit Commiltee
at Pearson plc and is a Non-Executive
Direcior at the Football Assaciation.

He is also a Non-Executive Director and
Chair of the Audit and Risk Commillee at
Bridgepoint Group ple and sits on the board
of trustees of the Royal National Theatre.
Tim was formerly a Non-Executive Director
at HM Treasury, Chief Financial Officer of

ARM Holdings PLC and held senior financial

positions at Rebus Group Limited, William
Baird ple, LucasVarity nlc and BTR plc.
Fram 2003 to 2014, he was a Non-Execulive
Director of National Express Group PLC,
inciuding time as interim Chairman and

six years as Senior Independent Director.

2. Simon Carter

Chief Executive Dfficer

Appointed to the Board as Chiel Financial
Officer in May 2018 and as Chief Exacutive
in November 2020.

Skills and experience

Simon has extensive experience of finance
and the real estate sector. He jained British
tand from Logicor, the owner and operator
of European logistics real estate, where he
had served as Chief Financtal Officer since
January 2077, Pricor to joining Lagecor, fram
2015 to 2017 Simon was Finance Direclor at
Quintain Estates & Development Plc. Simon
previously spent over 10 years with British
Land, working in a variety of financial and
stralegic roles and was a member of our
Executive Commitiee fram 2012 until his
departure in January 2015. Simon also
previously worked for UBS in fixed income
and qualified as a chartered accountant
with Arthur Andersen. In May 2022, Simon
was appointed to the Board of Real Estate
Balance, a campaigning organisation
working te improve diversity and

inclusion in the real estate industry.

3. Bhavesh Mistry
Chief Financial Officer
Appointed to the Board in July 2027,

Skills and experience

Bhavesh brings a broad range of financial,
strategic and transformation experience

to British Land gained across a number of
multinational crganisations. Pricr to jeining
British Land, Bhavesh was Deputy Chief
Financial Officer at Tesco PLC. Bhavesh has
previously held seniar finance and strategy
roles in @ range of consumer-facing
businesses including Whitbread Hotels

and Restaurants, Anheuser Busch InBev
and Virgin Media. Bhavesh quatified as a
Chartered Accountant with KPMG and holds
an MBA from London Business School.

Board Commitlee membership key

Audit Commitiee

Carporale Social Responsibitity Committee
Namination Committee

Remuyneration Comemitiee

Chair of a Board Carmnmittee

0egE®
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4, Preben Prebensen

Senior Independent

Non-Executive Director BN T
Appointed as a Non-Executive Directorin
September 2017 and Senior Independent
Director in July 2020.

Skills and experience

Preben has 30 years' experience in
driving teng term growth for British
banking businesses.

He is currently the Independent
Non-Exacutive Chairman of Riversione
International, having previously been Chief
Executive of Close Brathers Group plc from
2009 until 2020. Preben was formerly the
Chief Investment Qfficer of Callin Group
Limited and Chief Executive of Wellington
Underwritirig plc. Prior to that he held a
numbyer of senior positiens at JP Morgan.
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BOARD OF DIRECTORS continued

Board Commitiee membership key

Audit Committee

Lorporate Social Responsibility Commitlee
Norninaton Commitiee

Remuneration Committee

ODBEad

Chair of 3 Board Committee

5. Laura Wade-Gery

Non-Executive Director (RIE
Appointed as a Non-Executive Director
in May 2015.

Skills and experience

Laura has deep knowledge of digital
transformation and customer experience
and brings her experience leading business
change management (o the Board.

She is Chair of NHS Digital and 2
Nan-Executive Directar of NHS England.
Maost recently, Laura accepted the position
of Non-Executive Director at Legal &
General Group plc. Until April 2021, she
was a Non-Execulive Direclor of John
Lewis Partnershig plc. Previously, Laura
was Execulive Director of Multi Channel at
Marks and Spencer Group plc, served i a
number of senior positions at Tesco PLC
including Chief Executive Officer of Tesco.
com and was a Non-Executive Director of
Reach PLC [formerly knawn as Trinity
Mirror plel.

6. Loraine Woodhouse
Non-Executive Director [&]

Appointed as a Non-Executive Director
in March 2021.

Skills and experience

Loraine has extensive experience across all
finance disciplines and has worked within
many different sectars including real estate
and retail.

Loraine has been Chief Financial Officer of
Hatfords Group ple since | November 2018.
Prior Lo joining Halfords, Laraine spent iive
years in senior finance roles within the John
Lewis Partnership. in 2014 Loraine was
appointed Acting Group Finange Director
and subsequenily as Finance Director of
Waitrose. Prior to that, Loraine was Chief
Financiat Officer of Hobbs, Finance Direcior
of Capital Shepping Cenires Limited
[subsequently Iniu Plc) and Finance
Birector of Costa Coffee Limited. Loraine's
early career included finance and investor
relations roles at Kingfisher Plc.
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7. Alastair Hughes

Non-Executive Director [E]EHEY
Appointed as a Non-Executive Director
in January 2018.

Skills and experience

Alaslair has proven experience of growing
real estate companies and is 2 fellow of the
Rayal Institution of Chariered Surveyors,

Alastair is 8 Non-Executive Directar

of Schroders Real Estate (nvestment Trust
Limited, Tritax 8ig Box REIT and QGuadReal
Property Group, with over 25 years ol
experience in real estate markets.

He is a former Director of Jones Lang
LaSalle Inc. {JLL) having served as
managing director of JLL in the UK,
as CEO for Eurape, Middie Easl and
Alrica and then as CEO for Asia Pacific

British Land Annval Repert and Accounts 2022
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8. Irvinder Goodhew

Non-Executive Director
Appointed as a Non-Executive Oirector
in October 2020.

Skills and experience

Irvinder brings over 25 years of expefience
through cperational, strategic and digital
transformation roles in a broad range of
sectors including retail. censulting and
financial services.

She is currently a Manaaging Oirector at
Alvarez & Marsal and was previausly a
Yransiormation Director at Lloyds Banking
Group ple. Irvinder held several senior
executive positions in the UK and Australia
in consumer facing industries, across
suppty chain opgerations, strategy and
transfermation for FTSE 100/A5X
erganisations including J Sainsbury ple,
Coles Group and BOC Graup. trvinder’s
ndustry experience 1s complemented
with a career in global stralegy consulting
in¢luding her rale as a Partner with AT
Kearney teading their consumer and retail
practice i Austraba and New Zealand.



9. Nicholas Macpherson
Non-Executive Director

Appointed as a Non-Executive Nirector
in December 2014.

Skills and experience

Nicholas has directed organisations
through both fiscal and strategic change
management and brings this vital expertise
to the Beard.

He iz Chairman of The Scottish American
Investment Company PLC, a Direcior of C.
Hoare & Co. and @ member of the Advisory
Council to Arcus Infrastructure Partners.
Nicholas was the Permanent Secretary t¢
the Treasury for over 10 years {rom 2005
ta March 2014, teading the department
through the financial crisis and
subsequent period of banking reform.

10. Lynn Gladden

Nean-Executive Director B3]
Appaointed as a Non-Executive Director
in March 2015.

Skills and experience

Lynn is recognised a5 an authority in
working at the inierface of advanced
technolagy and industry, Her critical
thinking and analytical skills bring a
unique dimension to the Board.

She is Shell Professor of Chemical
Engineering at the University of Cambridge
and was appointed ag Executive Chair of
the Engineering and Physical Sciences
Research Council [UKRI| in 2018. She is
also a fellow of the Royal Society and
Royal Academy of Engineering.

11. Mark Aedy
Non-Executive Director &
Appainted as a Non-Executive Director in

 September 2021,

Skilts and experience

Mark is a Managing Directer and Head of
Moelis & Company EMEA & Asia Investment
Banking. Prior to 2009, Mark was on the
Global Executive Commiktee of Corporate &
Investment Banking at Bank of America
Merrill Lynch and before that was Head of
Investrment Banking EMEA at Merrill Lynch.
Aside from his executive career Mark holds
various non-profit and public sector board

roles, including Senior Independent Directar

of the Royal Marsden NHS Foundation Trust
and is a Trustee of the HALO Trust. He is
also a Visiting Fellow at Oxford University.
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12. Brona McKeown

General Counsel and Company Secretary
Appointed as General Counsel and Company
Secretary in January 2018, In January 2022
Broana also took on responsibility for

Human Resources.

Skills and experience

Before joining British Land, Brena was
General Counset and Company Secretary
of The Co-operative Bank plc for four years
as part of the restructuring executive team.
Immediately prior 1o that she was Interim
General Counsel and Secretary at the
Coventry Building Saciety. Prior to October
2011, Brena was Global General Counsel of
the Corporate division of Barclays Bank plc,
having jeined Barclays in 1998, Brona
trained and spent a number of years

at a large City law firm.
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GOVERNANCE AT A GLANCE The British Land Campany PLC 00621520

A strategic enabler

Our governance structure Board attendance
ensures that the right people Mesting
have access to the right Director Altendance
information. Delegated Tirn Score 6/6
authorities throughout Simon Carter 4/6
our organisation enable Bhavesh Mistry 5/5
etfective decision making Preten Prebensen &/
at appropriate levels. Mark Aedy 44
Lynn Gladden &/6
Alastair Hughes 6/
trvinder Goodhew &/4
Nicholas Macphersan &/6
Laura Wada-Gery* 5/6
Loraine Woodhouse &/6

1. Laura Wade-Gery missed one Board meeting in May 2021 due to illness, but ensured a full report ol the”
maliers considered by the May 2021 Remuneration Cammittee which she had chaired was made at the
Board meeting despite not heing able to attend hersetf.

The Board continues to demonstrate individuatl and colleclive commitment 1o British Land by devoting

sufficient time to discharge its dulies and each year the Directers are asked la repart their time spent on
British Land commitments. n addition to formal meetings, the Board met callectively with management
sn February for the annual strategy offsite as wel{ as for informal networking events throughout the year.

Governance tramework

Corporate

Board of Audit Social Nomination Remuneration
Directors Committee Responsibility Committee Committee
Committee

Executive
Membership
comprises
Executive
Chief Investment Executive Risk Commitlee
Executive Committee Committee Committee members.
The Committees
ensyre the
implementatian
of the Campany
stratagy.
Management
Membership comprises
Community Transition Health Sustainabilit key personnel from
tnvestment Vehicle and Safety ustatnabitity across the business
. . L Committee in the relevant subject
Committee Cemmittee Committee area. The Committees
are involved in the
granular day to day
tasks wilhin their remit.

. Further infarmation about the different
Comemtters can be found on page 107
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GOVERNANCE REVIEW

Corporate
Governance
Report

Code compliance

We are reporting againsi the 2018 UK
Corporate Governance Code (the Code’)
available at frc.org.uk. The Board considers
that the Company has complied with alt
relevant provisions of the Cede throughout
the year.

For the purposes of Provisian 5 of the
Code. the Board has designated the C5R
Committee as our prescribed method

of overseeing workferce engagement,
which pravides greater resaurce at Board
level than a single board member and
demonstrates our continued commitment
to excellent workforce engagement.

Board leadership

—>

and company purpose

The Board has determined that

the Company’s purpose is to create
and manage outstanding places to
deliver positive outcomes for all our
stakeholders on a sustainable basis.
We call this Places People Prefer.

We do this by understanding the evolving
needs of the people and erganisations
who use our places every day and the
communities wha live in and around them.
The changing way people choose to work,
shop and kive is what shapes our strategy,
enabling us o drive demand for our space,
in turn creating value over the long term.

The Board, supparted by an expert
management team, continues 19 MaxmMmise
the competitive advantages of the Company
by utilising a deep history of stakeholder
engagement Lo produce Places People
Prefer and maximise sustainable value for
shareholders. The Company is led by the
Board in its entrepreneunial approach to
placemaking and continues lo innovale

and produce world class destinations.

As at 31 March 2022, the Board comprised
the Chairman, the CEOQ, the CFO and eight
independent Non-Executive Directors.

We centinue 1o have a strong mix of
experienced individuals on the Board. The
majority are independent Non-Executive
Directors wha are not only able to offer

an exiernal perspective on the business,
but also canstructively challenge Execulive
Birectors, particularly when developing the

Cornpany’s strategy and in their perfarmance.

Qur governance structure is designed Lo
ensure that decisions are taken at the
appropriate level 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 managerment team that
coltaborate effectively on complex 1ssues.
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Strategy days

Following the tifting of pandemic
restrictions, the Board was able to hold its
annual strategy off-site in person in London
in February 2022. The event was attended by
the full Board and Executive Commitlee and
was structured to allow for the development
of and challenge to the Company’s corporate
strategy, with a balanced program of
presentations, debate and discussion.

The CEQ, senior executives and external
guests delivered a number of presentations
to attendees, providing in-depth analysis on
aspecls of the business and the exiernal
envirgnment. Areas of facus included:
driving returns on retail parks and our
London Campuses, our people strategy,
development in the innovation sector,

and presentations from exiernal parties

on the role of cities in a posi-pandemic
environment and emerging technologies
including the metaverse.

Culture and stakeholder engagement
The Company’s purpose is core to every
decision taken by the Board. As detailed
on pages 8-9, the Company has

a framework of values and strategic
measures that underpin our purpose

ta ensure that the strategy and culiure
of the Company are aligned. Led by the
CSR Commitiee, we have a broad range
of workforce engagement mechanisms
ta ensure the Board is able 1o assess the
culture of the organisation. Qur workforce
engagement mechanisms are described
on pages 114-115.

Although the CSR Cammittee has general
aversight of and responsibitily for workforce
engagement, it cellaborates with other
Board Committees as appropriate to the
axteni that 1ssues identified fall under the
remit of 2 different Committes. The Board
is reqularly updated by Committee Chairs.
The Board has delegated oversight of the
Company's whislleblowing arrangements
lo the Audit Committee but retains overall
respansibility and receives updates on
cases as appropriate.
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GOVERNANCE REVIEW continved

Board leadership

—

and company purpose

The British Land Leadearship Team consists
of the Executive Committee and its direct
reports in management roles who meaet
regularly both formally and informally

to ensure there is a direct and wisible link
across the business, and act as a channet
for workforce views 10 reach the Board.

As well as workforce engagement, the CSR
Committes has formal respansibility for
engagement with the Company’s wider
stakeholders. Stakeholder engagement is
integral to creating Places People Prefer
and the decisions taken by the Board to
maximise shareholder value are enhanced
by the views of the diverse range of
stakeholders and wider communities that
we serve. The mechanisms that ensure
effective stakeholder engagernent are
detailed on pages 32-34. Exarnples

of how principal decisions taken by the
Board have been shaped by the impacis
on our stakeholders are described in

the Chairman’s lelter on page 99.

Further infarmation on British Land's conleibutian to
wider saciely can be found on pages 38-48

Engagement with major shareholders
tnstitutiondl investors and anatysts
receive regular communications from

the Company, including investar retations
events, ane-tp-one and group meetings
with the Chairman and Executive Qirectors,
and tours of our major assels. We have a
dedicated investor relations tearmn which
manages our day to day shareholder
engagement and provides regular
feedback to the board.

Throughout the year we have hosted a
number of investor events, both virtually
and in person after the lifting of pandemic
restrictions. Investor events including site
lours have been held at Canada Water and
Norton Folgate. and the CEQ, CFQ and Head
of Real Estate have delivered their usual
half year and full year results presentations
as well as participating in @ number of
viriual and in-person roadshows, private
chients roadshows and retail investor
meetings. We also engaged with our major
shareholders during our review of our
Remuneration Palicy. The resulting changes
to the policy are summansed on page 129.
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The Chairman is commitled to ensufing
that sharehalder views, both positive ang
aegative, are relayed back to the Board ang
is assisted by the execulive team in doing
s0. The Chairman, Senior Independeni
Director, 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 sharehelders including,
among others, BlackRock, Norges Bank
and Brookfield.

In additian to the Chairman’s effocts, the
Chiel Executive provides a writien report
at each scheduled Board meeting which
includes a summary of market activity and
commentary on investor meetings in the
periad. Oirect feedback received during
roadshows and other events is made
available to the Board as apprapriate.

The Board engages with wider shareholders
via our Annual Generat Meeting which

is held in a hybrid format and allows

far shareholders ta submit comments

or questions for the Board either in

person or via the websile or telephone.

Conflicts of interest and

external appointments

The Direclors are required to avoid a
situation in which they have, or could

have, a direct or indirect conflict with the
interests of the Campany. The Board has
established a procedure whereby Directors
are required ta nolify the Chairman and the
General Counsel and Company Secretary
of all new potential outside interests and
actual or perceived conflicts Lhat may affect
them in their roles as Directors of British
Land. The Board reviewed its Conllicts of
Interests Policy during the year and made
amendments to provide a distinction between
the approvals required for significant a2nd
non-significant appointments.
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Any external appomtments must be
approved before they are accepted by
Oirectors. The Board has delegated
authority to the Chairman {or Senior
independent Directors for appoinirents
concerning the Chairman} and any other
member of the Nomination Committee to
pravide approval for significant appeintments
In between scheduled Board meetings. An
updated register of situatienal conflicts of
interest is then tabled at the next scheduled
Board meeting for approval by the full
Board. The register is provided to the Board
for review and approval at least lwice a year.

In November 2021, Tirn Score was appeinted
as Non-Executive Director of Bridgepoint
ple and Laura Wade-Gery was appointed as
MNon-Executive Director of Legal & General
Group ple. In Septamber 2021 Irvinder
Goadhew was appeinted as managing
director of Alvarez and Marsal. In all cases
the Board considered the appointments and
concluded that they would notimpact the
directors’ ability to dedicate suflicient time
to their commitments at British Land.

Prior approval of the appointments was
given and they were subsequenily noted

in the register of situational conflicts

which was then approved.

Non-Executive Birectars’ letters of
appointment set oul the time commitments
expected from them. Following consideration,
the Noemination Committee has concluded
that all the Non-Executive Directors
continue la devote sufficient time to
discharging their duties to the required
high standard. Furiher details on the
process for appointmeni to the Board

can be found within the Report of the
Nomination Committee on page 117.

British Land’s policy is to atlow Executive
Directors to take gne non-executive
directorship at another FTSE company,
subject to Board approval. The Executive
Directors do not currently hold any such
Nan-Executive Directorships



Division of

responsibilities
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There is a clear written division

of responsibilities between the
Chairman (who is responsible for
the leadership and effectiveness of
the Board) and the Chief Executive
(who is responsible for managing
the Company).

The responsibilities of the Chairman, Chief

Executive and Senior Independent Director
have been agreed by the Board and are

available to view on our website britishland.

com/structure-committees.

When running Board meetings, the
Chairman maintains a collaborative
atmosphere and ensures that all Direclors
have the opportunity to contribuie to the
debate. The Directors are able to voice
their opinions in a calm and respectfut

environment, allawing coherent discussion.

The Chairman alsg arranges informal
meetings znd events throughout the year
to help buitd constructive relationships
between Board members and the senior
management team. The Chairman meets
with individual Birectors outside of formal
Board meetings to allow for apen. lwo-way
discussian about the effectiveness of the
Board, its Commiltees and its members.
The Chairman is therefore able to

remain mindful of the views of the
individual Directors.

Operation of the Board

Dur governance framework set out on page
104 ensures that the Board is able to facus
on sirategic proposals, major transactions
and governance matters which affect the
long term success of the business.

Regular Board and Committee meetings
are scheduled throughout the year. Ad hoc
meelings may be held at short notice when
Board-level decisions of a time-critical
nature nead te be made, or for

exceptional business.

Care is taken {0 ensure that information is
circutated in good lime before Board and
Cornmittee meetings and that papers are
presented clearly and with the appropriate
level of detail to assist the Board in
discharging its duties. The Secretariat
assists the Board and Cemmiitee Chairs
in agreeing the agenda in sufficient time
before the meeting to allow for input from
key stakeholders and senior executives.
Chairs of Committees are also sent

drafi papers in advance of circutation to
committee members to give time for input

Papers for scheduled meelings are
circulated one week prior to meetings and
clearly marked as being 'For Decision’, "For
Information’ or "For Discussion’. To enhance
the delivery of Board and Committee
papers, the Board uses a Board portal and
tablets which provide a secure and efficient
process for meeting pack distribution.

Under the direction af the Chairman, the
General Counsel and Company Secretary
facilitates effective information flows
between the Board and its Committeas,
and between senior management and
Non-Executive Directors.

Board Committees

Four standing Committees have been
operating throughout the year: Audit,
Nomination, Remuneration and Corporate
Social Responsibility, 1o which certain
powers have been delegated. Membership
of each of these Commitlees is camprised
solely of independent Non-Exacutive
Directors. The reports of these four
standing Committees are set out in the
following pages. The terms of reference of
each Commitiee and the matters reserved
for the Board are available on our website
at britishland.com/commitiees.

The Board has delegated authority for the
day-to-day management of the business
to the Chief Executive. Executive Directors
and senior management have been given
delegatad autharity by the Board to make
decisions within specified parameters.
Decisions gutside of these parameters
are reserved for the Board, althaugh
management will often bring decisions
within their delegated autherity to the
Board for scrutiny and challenge.

Management are supported by three
standing Execulive Commitiees:

Executive Committee
The Chief Executive is supported by

‘the Executive Commitlee in discharging

his duties which have been delegated

by the Board. Comprised of the senior
management team, the Committee’s main
areas of focus are the formulation and
implementation of strategic initiatives,
business performance monitoring and
evaluating and overseeing cullure and
stakeholder engagement.

Investment Committee

Principal investment decisions are reserved
for the Board, however it has delegated
authority to the lnvesiment Committee o
make decisions within specified financial
parameters. The Investment Committee

is chaired by the Heac of Strategy, Digital

& Technotogy. lis membership comprises
the majority of the Executive Commitiee
including the CEU and CFO. The Investment
Committze also reviews investment
proposals that fall outside of its delegated
authority and provides recommendations

to the Board for ils consideration.

Risk Committee

The Chief Financial Qificer chairs the Risk
Commitiee which comprises all members
of the Executive Committee and senior
rmanagement across the business. The
Commiliee has overall accountability for
management of risks across the business in
achieving the Company’s strategic objectives.

Management Committees

The Board Cormmittees are supported by

a number of management commillees as
detailed in our Governance framework on
page 104. Each management committee
feeds into the relevant Board Committee an
a particular area of focus and implemenis
any Board recommendations throughout
the business.

If relevant, new management committees
ar working groups are established around
key areas of focus ta reportinte the Board
ar management Committees. This year,
following the campletion of the scenario
analyses, we have established 3 TCFD
working group to succeed the former
committee that focuses an the new
regulations mandating climate disclosures.

A new Information Security Committee was
formed &t the end of last year to support
the Risk Committee in monitering the
eftectiveness of the Cornpany's Information
Security through Key Risk Indicators and to
recommend new security initiatives.
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GOVERNANCE REVIEW continued

Composition,

—

Campaosition, succession and evaluation
Our rigorous and transparent procedures
far appointing new Directors are led by the
Namination Commitiea. Non-Executive
Directors are appointed for specified

terms and all continuing Directors

affer themselves for election or re-election
by shareholders ak the AGM each year
provided the Board, on the recommendation
of the Nomination Committee, deems it
appropriate that they do so, taking inte
account various lactors including the length
of concurrent service. The procedure tor
appointing new Directors is detailed in the

Nomination Committee Report on page 117

The Nomination Committee is responsible
for reviewing Lhe compaosition of the Board
and its Committees and assessing whether
the balance of skills, experience, knowledge
and diversity 1s appropriate to enable them
to aperate effectively. More detail can be
found in the Nomination Committee

Report on page 117.

As well as leading the procedures

for appointments to the Board and iis
Committees, the Nomination Committee
oversees succession planning for the Board
and senior management with reference to
the Board Diversity and Inclusion Policy.
Further details on the work of the
Nomination Committee and the Diversity
and Inclusian Policy are within its Report
onpage 118.

The Notice of Meeting for the 2022

Annual General Meeting details the

specific reasons that the contribution

of each Director seeking election or
re-election is and continues to be impartant
to the Company’s laong term sustainable
success. The biographies of each Director
an pages 101-103 set oul the skills and
expertise that each Director brings to

the Board.

-

Following a recommendatian from
the Nominatiori Commmittee, the Board
considers that each Non-Executive Directar
remains independent in accardance with
provisions of the Code.

108

suceession and evaluation

internal Board evaluation

The internal evaluation of the Baard was
conducted by the Head of Secretariat
circulating questionnaires, seeking
quantitative and qualitaiive feedback

and reporting the outcomes to the Board.

In addition to the formal questionnaire, the
Chairman rmet each Nen-Executive Direclor
individually during the year to discuss ther
contribution to the Board and to take their
feedback. The Senior independent Cirector
hetd @ meeating af the Nan-Executive
Directars without the Chairman Lo appraise
the Chairman’s performance and running
of the Board.

The internat evaluation concluded that the
Board, its Committees and ils individual
members all continue Lo operate effectively
and with due diligence. it also confirmed
that geod progress has been made on the
recommendations made as a result of the
external board effectiveness evaluation

in 2021:

- Time had been spent gaining insight
into Non-Executive Directors’ wider
experiences and applied where they
could be of assistance to the Board:
Key measures and KPls had been
introduced to manilor progress
against execution of the strategy
of the business and are reviewed
al every Board meeung;

- Efforts to maintain contact between
Non-Executive Oirectars and the wider
Company through speaker events and
\unches had continued despite Covid
restrictions: and
Carefully chosen and relevant external

speakers were inviied to Board meelings.
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Specific actions were drawn fram
the resylts of the recent internal
evaluation, including:

- Areview of compelitor peer group
significant activity was to be included in
the regular update to the Board from the
Chief Executive;

- Management {e provide the Beard
regularly with more detailed feedback
from investaor and analyst engagement
Lo build on the process already in place:

- Management succession plans Lo be
brought to the Board as a recurring
agenda item: and

- Continue to invite external speakers
to Board meetings as appropriate.

We will report on progress in these areas
in the 2023 Annual Report. The next Board
evaluation will take place in March 2023,



Audit, risk management
and internal control

-

Audit Committee

The Audit Committee is respensible for
monitgring the integrity of the financial
statements and resulls announcements of
the Company as well as the appointment,
remuneration and effectiveness of the
external and internal auditors. The detaited
report of the Audit Commiltee is on pages
120-126.

Financial and business reporting

The Board is responsible far preparing

the Annual Report and confirms in the
Directors’ Respansibilities Statement set
out on page 157 that it believes that the
Annual Regort, taken as & whole, is fair,
talanced and understandable. The process
for reaching this decisian is aullined in the
report of the Audit Committee on page 122.
The basis on which the Company creates
and preserves value over the long term

is described in the Strategic Report.

Risk management

The Board determines the extent and nature
of the risks it is prepared to take in order to
achieve the Company’s strategic objectives.
The Board is assisted in this responsibility
by the Audit Cammittee which, in
conjunction with the Risk Committee,
makes recommendations in respect of

the Group's principal and emerging risks,
risk appetite and key risk indicators.
Further information an the Group's risk
management processes and role of the
Board and the Audit Cammittee can be
found on pages 125-124.

The Board has responsibility for

the Company's averall approach to

risk management ang internal control
which includes ensuring the design
and wnplementaticn of appropriate risk
management and internal control systems.
Owversighi of the effectiveness of these
syslems is delegated to the Audit
Committee which undertakes regular
reviews Lo ensure that the Groug is
identifying, considering and as far as
practicable mitigating the risks for

the business.

During the course of its review for the

year ended 31 March 2022, and to the date
of this Report, the Audit Committee has not
identified. nor been advised of, a failing or
weakness which it has determined to

be significant.

Page 123 sets oaut the cenfirmations that the
Audit Committee made to the Board as part
of the risk management and internal centrot
assurance process for the full year.

Internal control over financial reporting
As well as complying with the Cede,

the Group has adopted the best practice
recommendations in the FRC ‘Guidance
on risk management, internal control and
related financial and business reporting’
and the Company’s internal control
iramewcrk operates in line with the
recammendations set out in the
internationally recognised CO50

Internal Conitrol Integrated Framework.

Audit, Risk Management & Internal Control
The key risk management and internal
conlrol procedures over financial

reporting include the following:

Operational risk management framework:
operational reporling processes are

in place te mitigate the risk of financial
misstatement. Key conirols are owned by
senior managers who report an compliance
an a six-monihly basis 1o the Risk
Committee. All key infernal financial
controls are reviewed on 3 lwo-yearly

cycle by internal audit. The risk and

controi team carry out sample testing;

Financial reparting: our financial reparting
process is managed using documented
accounting policies and reporlting farmats
supported by detailed instructions and
guidance on reporting requirements. This
process is subject to oversight and review
by both external auditors and the Audit
Comrnittee; and

Disclosure Committee: membership
comprises the Chief Executive, Chief
Financial Officer, Chief Operating Officer,
General Counset and Company Secretary
and Head aof Secretariat. The Cammittes
regularly reviews draft financial reports and
valuation information during the interim and
full year reporting process and determines,
with external advice from the Company’s
legal and financial advisers as required,
whether inside information exists and

the appropriate disclosure requirements.

Going concern and viability statements
Disclosures on our use of the ‘going
concern’ basis af accounting and our
viability statement can be found in

the Viabitity Staterment on page 7.

British Land Annual Repert and Accounts 2022

The British Land Company PLC 00621920

Remuneration

The Company's remuneralion policies
and practices are designed io support
our strategy and promote the iong term
sustainable success of the business.
We have a clear strategy, focused on
our Campuses and Retail & Fulfilment,
which positions our business for growth.
Delivering against this strategy creates
Lhe inputs for future value creation for
atl of our stakeholders. In our Directors’
Rernuneration Report we explain our
approach to incentivise and reward
employees to deliver value creation
whilst also managing the business

|on a day-to-day basis. We also

explain how we create alignment

with shareholders and measure our
performance over the longer term.,

In accordance with the Cade. the
Remuneration Committee is recommending
a new Remuneration Policy for approval

at the 2022 AGM. The recornmended
Remuneration Policy is set out on

pages 131-137.

Qur current Remuneration Policy was
approved by shareholders at the 2019 AGM.
The Remuneration Committee is also
responsible for establishing remuneration
of the members of the Executive Commitlee.

The Committee is authorised to use discretion in
determining remuneratien ouicomes for Exacutive
Directors and the wider workforce. Further details
on the Committee’s use of discretion this year can
be faund in the Directors’ Remuneration Report
starting on page 127

10¢
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Key investor relations activities during the year

April 2021
- Peel Hunt Real Estate
Canference, including

virtual property tour of
100 Liverpoal Street

July 2021

- Relail investor webinar
- AGM

December 2021

- UBS Globai Real Estate
conference including site
visitaf 100 Liverpool Street

and Norton Folgate

March 2022

- Cidi Annual Global CEO
Property Canference

- BotA Real Estate
CEOQ Conference

June 2021

~ Goldman Sachs European
Financiais Cenference

~ Chairman’s Investor Meetings

~ Morgan Stanley Europe &

EEMEA Property Conference

May 2021

- FullYear Resulls
Presentation

- Full Year Results Roadshow

November 2021

- Hatf Year Results
Presentation

- Hatf Year Resulls Roadshaw

- JP Margan Bast of British

Conference

September 2021
- Gotdman Sachs European
Real Estate Conference

- BolAGlobal Real Estate
Conference

- Nerion Folgate Analyst

Site Visit

Virtual US roadshow

January 2022

- Barclays Eurapean Real Eslate
Conference including site visii
of 100 Liverpool Street

- US Private Client
Investor Roadshow

- UK Private Client

investor Roadshow

February 2022

- Canada Waier Analyst and
Investar Site Visit
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APPLIED GOVERNANCE

The Board meets regularly with people from
across British Land and interacts with a range of advisers
including corporate brokers and valuers to implement
our strategic priorities.

I Our key focus areas:

Campuses
Board focus areas: Key Decisions:
Realising the potential of our Campuses through: - Establishment of Canada Water jeint venture
- Active capital recycling through disposals and - Approval of 1 Broadgate and Canada Water
the farmatian af joint ventures to focus on Phase 1 development

London Campuses
- Investment in innovation Campuses cuiside London
- Replentshmeni of long term development pipeline 1o

redeploy recycled capital

Retail & Fulfilment

- Unconditional exchange cn Paddington joint venture

Board focus areas: Key Decisions:

Targeting the opporiunities in Retail & Fulfilment by: - Acquisition of Hannah Close, Wembley

- Assembting a pipeline in Londen urban logistics - Logislics strategy deep dive

- Focusing on retail parks o unlock value from the - Acquisition af 100% of units in Hercules Unit Trust

growth of online
- Analysis of retail landscape and navigating
occupier insalvency

Delivered by our people and underpinned by our commitment to sustainability

Board focus areas: - Supporting warkforce wellbeing,
- Pragress an our 2030 Sustainability infarmed by our workfarce
Strategy and pathway to Net Zero engagement surveys

by pricritising the re-use of existing Key Decisions:
buildings where possible and challenging Developme-nt of 2 Finsbury Avenue
ourselves to reduce embaodied carbenin o . . :
new builds - Publication of Diversity, Equality

) ] . & Inclusion Strategy
- Focus on diverstty and inclusion at L
all levels of the business - Board sustainshility deep dve
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REPORT OF THE CORPORATE SOCIAL RESPONSIBILITY COMMITTEE

Helping people thrive

We seek to ensure the Company

is a first-class employer, builds and
manages first-class buildings for its
communities and occupiers and
delivers this in a sustainable way.

| am pleased to present the report of
the C5R Caommittee for the year ended
31 March 2022.

The Commitlee was set up three years
ago 1o assist the Board in overseeging its
engagement with employees and other

stakeholders and to moniter the Company's
wider contribution to society and the
environment. in November 2021, Mark Aedy
joined the Committee as Irvinder Goodhew
stepped down to join the Remuneration
Commitlee. | would like 10 thank Irvinder
tor her meaningful contribution throughout
her tenure,

This report seis out in detail the aclivity
undertaken by the Comrmutiee during the
year ended 31 March 2022.

Committee composition

The Committee is compased solely of independent Non-Executive Directors. Altendance at

Commiitee meeiings during the year is set out in the following table:

Direcior Position

Caie of Cammittee

The British Land Company PLC 00621920

Committee effectiveness

The Commitiee's effectiveness was
reviewed as part of the wider wnternal
Board evatuation which coencluded that
the Commitiee had operated effectively.
The Commitiee reviewed and updated its
terms of reference during the year. which
arz available at brinshland.com/committees.
The changes made were Lo define
responsibilities between the Committee
and the Remungration Cemmiltee.

Committee responsibilities

The Committee continues to operate a
three-pillar approach to fulfil our primary
reles of being a first-class employer,
building and managing first-class buildings
and environments far our communities
and occupiers, and delivering this in 3
sustainable way for both our communities
and the environment. As a Commitiee,
we make sure tha! our key slakeholders
are at the ¢ore of every discussion and
decision made in order 1o create Places
Paople Prefer.

Over the past three years the Committee’s
respansibilities have expanded to include
greater oversight of the Company's
environmental and secial aclivities. To
reflect this expansion we are changing
aur name to the Environmenial Social
Governance Committee and will report
under this name going {orward. Qur
respansibilities are listed below,

Understanding our impact on the

cammunity and environment:

- Qversee the Transition Vehicle

- QOversee the Community Investment Fund

- Understand the impact of our operations
on the community and environment,
including monitoring the execution
of the 2030 Sustainability Strategy

- Understand our charitable activities

Build and manage first-class buildings:
- Qversee and monitor our Health &
Safely systems
Manitor the processes and
mechanisms for building relationships
wiih customners, suppliers and other
key stakeholders

appoiniment e
Alastair Hughes Chairman 1Apr 2019 3
Lynn Gladden Member 1 Apr 2019 33
Mark Aedy! Member 17 Nov 2021 mn
Irvinder Googhew! Mamber 1 0ct 2020 2/2

1. Mark Aedy joined the Committee following Irvinder Goodhew's departure from the Commitiee on
17 Novernger 2021, Mark attended an additionat Committee mesting in October. before he joined

as 8 member,

Members of the senior management team. including the Chief Executive Officer, Chief
Financial Officer, General Counsel and Company Secretary, Chief Cperaling Qfficer and
Head of Secretariat are invited to each Commattee meeting. Other members such as the
Head of (Jevelopments, Head of Enviranmental Sustainability, Head of Social Sustainability
and Head of Employee Relations are invited to attend the section of the meetings relevant

to their work
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Understanding the views of employees:

- Assess and monitor our cullure to
ensure it aligns with our purpose,
values and strategy

- Engage with the warkforce on behalf of
the Board

- Review workforce engagement
mechanisms, including considering their
oulpuls and assessing their effectiveness

- Moniter the developrment of gender
and ethnic diversity of the senior
management pipeline, including
monitoring the execution of the 2030
Diversily, Equality & Inclusion Siratagy




Key areas of focus for the
year ended 31 March 2022

This year we concentrated on British
Land's efforts in diversity, equality

and inclusion, progress against

our sustainability strategy and our
‘tonstruction and supply chain pressures.

Diversity, equality and inclusion

We have built on our Race Equality
Framework and Diversity & Inclusion
Framework, that were established last year
in response to feedback fram our people, to
create the Diversity, Equality & Inclusion
Strategy. This was the product of the
outstanding effort of various groups

across the business with collaboration

and building for the future at its core -
twoe key pillars of our Company values. The
Commitltee was involved in the development
of the straiegy. specifically by challenging

management to create a framewaork thal
had quantifiable outcomes. The full strategy
¢an be found at britishland.com/diversity-
equality-inclusion.

The DE&I strategy is based an five pillars
that underpin our mission o deliver Places
Peaple Prefer in a way that addresses the
interconnected nature of diversity. The
pillars are peopte and culture; recruitment
and career progressicn; our leadership;
our industry and supplier networks: and
our places and communities. We require
all suppliers to adopt our Diversity, Equality
& Inclusion Supplier Charter to ensure
our supply chains align with our values.
Following the success of using ‘blind CVs’
tor junior roles - which means at the paoint
candidates are selected for interviews by
line managers, indicators as to ethnicity
and gender have been remaved - this year
we have used blind CVs in the recruitment
process for all levels where we can.
Locking forward, we will introduce cur
‘reverse mentoring’ programme between
leaders and ethnic minority calleagues.

We are proud to publish such an authenuc
and clear strategy that we can report and
measure proyiass against. We hope that
it helps us be 3 leading force for change
inourinduslry,

Last year we set a target {o reduce our
gender and ethnicity median pay gaps by
2% year on year. This year we published our
ethnicity pay gap data for the second year
meaning that we can compare the data for
the first time. It is encouraging to see that
we have reduced the gender pay gap by
8.4% to 19.2% and ethnicity pay gap by 8.1%
t0 19.2%. We were also pleased to come 15*
in the 2021 FTSE Wornen Leaders Review
for Women on Boards and in Leadership.

Progress against our

sustainability strategy

Good progress has been made on the
Sustainability Strategy. Nel Zero audits
were completed during the year at 29 assets
that cover 0% of landtord procured energy
consumption. The information collated

will be invaluable in improving the energy
efficiency of our spaces and reaching cur
target of reducing operational carbon
emissions by 75% in respect of our
managed portfolio. The Sustainability
Committee, comprised of senior managers
from across the business, maonitors the
progress of the sustainability targets
owned by Executive Committee members
and which cascade through the business.

Buitding on the research undertaken last
year into the key local issues at our places,
this year we have identified ways in which
we will work with local communities ta
address those issues where we can

have the greatest impact.

Construction and supply chain pressures
The Cammittee remain assured that the
construction and health and safety {eams
have operated with vigilance during a period
of volatility and chatlenging external factors.
Supply chain and inflatipnary pressures
have been actively managed through early
procurement, guick decision making, and
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redisiributing rmaterials already in our
possession. We continue 1o demonstrate
best in class construction and health and
safety practices alongside our commitment
to sustainable developments. For example,
during the design stage of 2 Finsbury
Avenue the manzgement team challenged
the design team to make design and
procurement changes to reduce ¢arbon 1o 3
market leading level for a high rise building.

Fulfilling our responsibilities
Understanding our impact on the
community and environment

There are two threads of the Sustainability
Strategy: the wider environment and

the specific communities surrounding

our properiies.

Community

Our Place Based appreach is central 1o

the Saciety pillar of our 2030 Sustainability
Strategy. During the year the Committee
challenged the team to define and arlicutate
the activities of the Place Based approach to
hetp us betler communicate and amplify its
impacl. As a result, we have a clear outline
of the approach for twenty four places.

We oversee the Community Investment Fund
which supporis our Place Based approach
by providing funding to chartties, social
enterprises and community organisations
operaling in our places. Atotat of £1.4m
was spent in the year ended 31 March

2022. This year we alse launched Campus
Community Funds at Paddington Central
and Broadgate in addition to the existing
fund at Regent's Place.

Environment

Achieving nel zero carbon on new
developments is a key component of

the sirategy and we continue ta monitor
and challenge the management team

to achieve the towest possible embodied
carbon for our buildings, befare oifsetting
the remaining carbon as a last resort.

Case Study: Paddington Central
Qur Place Based approach is delivered through
our Local Charter which provides a framework
of four key focus areas: emplayment,
edgucaticn, connection and local business.

Paddington’s Place Based theme is inclusive
and accessible ogportunities, and logether
with our custamers. suppliers and community
partners we facus on creating inclusive and
accessible skills, training and employmeni
opportunities thal bring mutual benefits to
both Paddington Central and pecple focally.

Our Paddington Central Campus runs
employment prograrmmes such as Bright
Lights, which links the site with laca! and
diverse talent whilst supperting under/
unemployed pecple lo access emplayment
opportunities; education initiatives like Young
Readers Programme aid local schoolchildren
in growing their lave of literacy; the Paddington
Central Community Fund connects Paddington
Central businesses to tocal causes; and
affordable space on site supports capacHy-
building for non-prafils e 9. space donation

to Care4Calais for a distribution unit.

British Land Annual Report and Accounts 2022
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REPORT OF THE CORPQRATE SOCIAL RESPONSIBILITY COMMITTEE continued

Following the success of our first net

zero development at 100 Liverpool Street,
which achieved a Green Building of the Year
award, we have now offset 1 Triten Square
and St Anne’s. In total 22,008 tonnes of
cacbon were affset at the two developments.
This year we also maintained a 5 star
GRESS rating meaning that we continue

te be in the top quintile ¢f participating

real estate companies for sustainability
performance globally. See pages 38-3%

tor further informatton. '

The Transition Vehicle is crucial to

imprave the operational performance of

aur portfolio. The Vehicle was created in
2021 10 finance sustainable initiatives on our
standing portfolio and offset carben on new
developments, and currently holds £15.6m
ready to be deployed. Energy efficient
interventions on our standing portfelic

are being identified thraugh our Net Zero
audits. We will monitor where funding is
directed over the coming years and report
on specific initigtives within future Annual
Reports. So far, we have been improving the
energy efficiency of the standing partfolio to
strengthen their EPC ratings; one example
being the installation of air source pumps at
10 Exchange Square and 338 Euston Road.

Engaging with our occupiers, both

current and future, has demonstrated that
robust environmental credentials are vilal
to thermn which has heightened our focus
on susiainable buildings which in turn
supports leasing, enabling us to let space
more quickly and achieve higher rents.

To help tackle this we will be introducing
suslainability clauses in our leases. Thisis
a greal example of how engagement with
our stakehalders is driving change in how
we run our business. Read more about our
environmental leadership on page 38

114
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Network Case Study:

BL Pride Committee

The BL Pride Committee is one of

the longest running of our Emgloyee
Networks and is chaired by Paul Edwards.
Head of Legal. He says: "The BL Pride
Committee works to raise the profile of
LGBT+ issues and encourage British Land
employees to be good allies. Through
various aclivities including hosting social
events, organising training sessions,
charity fundraising and inputting inkto BL
policies, we aim Lo creale a culture of
acceptance both within the company and

in the wider indusiry. Events such as our
Corporate Gueer Exhibition at Broadgate
in September 2021 aim to demonstrate
that we have visible senior LGBT+ leaders
at British Land and that employees can
bring their whole selves to work. It has
been heart-warming far me to hear from
colleagues who are out publicly in their
work lives for the first time in their role at
BL. The oppartunity to present io the CSR
committee sends a clear message that
Diversily & Inelusion is valued at all
tavels of the business.”

Build and manage
first-class buildings
The Committee took time 1o undersiand

.. .management’s approach o health and
safety and was impressed with the rigour

and delail of the systems in place la ensure
our buildings and practices are safe.

During the year we recewed reports

that shawed how we are mitigating the
inilationary pressures experienced by the
construction industry, driven by material
supply constraints, labour shorlages and
energy price rises. The impact of these
external factors on our decision making,
procurement routes and contractor
setection were hrought te cur attention
and challenged appropriately. We were
assured that they were approached with
high levels of awareness and diligence.

Understanding the views

of employees

Previously, we have provided a separate
Warkfarce Engagement Statement.

From this year, as the Commiltee is
responsible for workforce engagement and
in practice, it forms one of the three main
responsibilities of the Committee. we have
integrated the Workforce Engagament
Statement so that it forms part of the

CSR Committee Repart.

The Committee is well placed lo receive
updates on the below engagement methods.
This holistic aversight emphasises the
benefit of having the Committee as our
chosen werkforce engagement method.

How we engage

BL employee networks

As seen on pages 35-37, our employee-led
netwaorks are integral to creating and
maintawning an open dialogue to keep
management informed on social issues
impacung our staif. By working with our
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Board, Executive Committee and CSR
Committee, our networks effect real
change within the business, informing on
policy and initiatives o ensure our people
remain at the heart of everything we do.
Nan-Executive Directors are dicectly
influenced by our grassroot networks
and the feedback received acts as a
litmus test for the health of our culture.

As well as regular meetings with the CEO,
aur network chairs are invited ta present

at the Executive and CSR Commitiees. We
find these updates invaluable as they give
us direct contact with seme of the mast
passionale people in the business. Each
network is encouraged Lo give feedback as
ta how we can bolster their effarts at Board
level. The networks informed us that senior
altendance at network events was hugely
impertant and since, these mambers have
made a concerted effart to be more involved
which illustrates how our vaiues flow
through the entire business.

Internal cammunication

Streng communication played an essential
rale in the transition back into our offices.
As pandemic restrictions were (ifted,
regular emails to employees kept them
updated on warking arrangements and
Executive Cammittee members discussed
any major policy changes with their teams
to understand how employees were feeling
which was fed back to the CSR Committee.

Foltowing the successful return to aur
offices, monthly atl staff meetings resumed
led by an Executive Committee member in
a hybrid format, allowing stalf 1o choose

1o join physically or via video link.

Director engagement

Following the pandemic we were glad to
reintroduce our regular programme of Non
Executive Director breakfasts and lunches
with senior employees.




Following the sucgess of the “In Conversation
with Lynn Gladden” event hosted by our
women's network, equitaBLe, Irvinder
Goodhew joined Lhe network for a virtual
Q&A attended by over 100 staff members,
where she spoke candidly about her career
and the challenges she has faced. The
session was recorded and able to be
accessed by colleagues who could not
attend the live event.

Last year the Board endorsed a proposat
for Non-Executive Directors and Executive
Committee members to menter highty
performing talent within the business and
under Lhis scheme several Non-Executive
Directors now mentor senior empleyees
across the business.

Financial awareness

At the half and full year, our Chief Executive

Qfficer, Chief Financial Cfficer and Head of

Real Estate present the financial results ta
_our empleyees and answer guestions.

Ownership

Qur Company-wide Share Inceniive Plan
and Save As You Earn Schemes continued
to operate throughout the pandemic. In
2020, we suspended the annual free share
award, part of the Share Incentive Plan, but
having understoad from employees in our
engagement survey the high value they put
on the annual Free Share award and given
the strong financial performance of the
Company, we witl be resuming this

aspeci of the scheme from 2022.

Employee surveys

In February we conducied our annual
employee engagement survey which was
the first full survey since 2019 because

we relied on more regular, putse surveys
during the pandemic. We continue io enjoy

good resulls, particularly in cultural areas
that take a leng time ta build, such as belief
in our social purpese and commitment to
diversity, Of note, 83% of staff surveyed
reported that they have conlidence in the
leaders at British Land, and 88% reported
that they fell British Land's commitment

to social responsibility is genuine.

We also saw improvement in some of our
weaker scores versus 2019; confidence in
collaboration and communication was up
by 8% following measures to address this,
such as mere internal communication and
establishing the British Land Leadership
Team. However, employees did voice
cancerns about compensation, workload
and career progression which have been
seen across the labour market generally
following the pandemic and more recently
with the cost of living crisis.

We also took time to delve into the survey
results through a diversity lens. Overall, the
concerns mentioned above were shared by
all socioeconomic groups. A breakdown of
the results by gender, ethnic group and
sexual orientation was shared with the
relevant networks so they can use the

data to inform their goals and aclivities.

The results of the survey were presented

to employees and areas of concern were
addressed openly. Individual teams were
asked to discuss their team-specific resulls
compared to the wider Company, and their
teedback will be used ta form an action
plan in the immediate and long term.

From April to June 202§ we held wellbeing
focussed pulse surveys which showed
that nearty 0% of colleagues consistently
felt supported by British Land during the
pandemic and over 80% thoughi senior
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leaders demonstrated that employee
wellbeing was impartant. These surveys
helped us understand employees’ sentiment
and respend in the mast effective way Lo
make sure that our people felt looked

after during this disruptive period.

Key areas of focus for the

coming year

This has been a productive year in collating
the right data and using it to inform aur
decision making. We will continue to provide
oversight of our Sustainabitity Strategy and
progress against our net zero carbon targets.
We wilt also repart on the projects that the
Transition Vehicle will support in the 2023
Annual Report.

Diversity wiil remain a focal peint for the
Caommitlee to ensure there are processes in
olace to facilitate a diverse pipeline of talent
for the future. Importantly, we will monitor
orogress against the new Diversity, Equality
and Inclusion strateqy, gender and ethnicity
pay gap. and race equality abjectives. We
hope that together these objectives will

add to the good wark already carried out

in enabling our peaple to bring their whole
selves lo work, which is a foundation of

our culiure at British Land. We will also
maintain best in class censtruction and
health and safely whilst steering the
business thraugh the challenges of

the macre environment.

<

Alastair Hughes
Chairman of the CSR Cormmittee

Network Case Study: BL NextGen
The NextGen Network is our newest
employee network and is chatred by
Joseph Bass and Gafar Fashola, Canada
Water Admimisirator Apprentices and
Patricia Rus, Investment Associate.
“We slarted our network in response to
previous staff survey results indicating
thai junior employees felt they lacked
meaningful ways tc connect with colleagues.
In additian, retention of junior staft at

" British Land and in the wider industry is
a challenge: 25 - 29 year-olds are some
of the most jeb-mobile employees and
made up the highest percentage of British
Land leavers. We wanted to create a
ferum for junior prefessionals to share
ideas, develop skills and widen their
networks to develop their careers.

In the first six manths of operation,

over 40 people signed up for our Buddy
Programme, which provides new starters
with a ‘buddy’ for their first six months of
employment (0 ease integration inte the
company. We also launched our Teach In
sessions which aim to give cotleagues
better insight into different areas of

the business and the wider real estate
industry. Also, we have cellaborated with
both the British Property Federation and
Reat Estate Balance on events for our
MNetwork mernbers. it is important to us
te keep young professicnals at British
Land cennected across the property
industry to ensure we attract the

best talent.”

British Land Annual Repart and Accounts 2022
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REPORT OF THE NOMINATION COMMITTEE The British Land Company PLC 60621920

and experience on the Board to ensure
that succession plans maintain the correct
balance of skills and experience to deliver
the strategy over the caming years.

There were minimal changes to the Baard
during the year under review. Fallowing the
selection process as detailed in the 2021
Annual Report, Bhavesh Mistry joined the
Board as Chief Financial Otficer on 19 Juty
2021, Following the departure of William
Jackson, the Committee determined she
skill set required and following a rigoraus
selection and appointment process, Mark
Aedy was appointed as a Non-Executive
Director on 1 September 2021,

Nicholas Macphersan, having served on the
Board since December 2014, has decided
not to offer himsell for re-etection and will
stand down at ihe conclusion of the AGM,

| want to thank him for his input and
valuable contribytion,

All of the Committee activities set out iri thig
Repart were conducted within the context of
our unwavering commitrment toaimproving
inclusion and diversity across British Land.
Assisted by the work of the CSR Committee
E . b 1 d in ensuring a diverse pipeline for successian,

nsurlng a a anC e consideration was given to the benefits

. af diversity in its widest sense including

and dlve rse Board gender, social and ethnic backgrounds ang
personal strengths, particularly in view of
the Company’s purpose and strategy. We
are proud of the tangible impact British

. . R . Land’s diversity policies and initiatives are
The Nomination Committee The develepment and execution of our having both at Board tevel and in the wider

supports the Board on composition, lang term sirategic objectives, embedding business. and we repart on this progress

succession and diversity matters. °: °r‘1'" culture "‘“? “31”95:”: Fl':’mmm“ bath in this Report and in ihe People and
of the Interasts oi aur siakenoloers are Culiure section of the Sirategic Report.

I am pleased to present the repart of the all dependent upon effective leadership

Nomination Committee for the year ended at bath Board and executive level. It is Looking ahead, the Committee is focussed

3) March 2022. the Committee’s respoasibility to maintain  0n the long term succession of the Board,

The Nomination Camnmittee continues te an appropriate cnmbinacimj of skills and fs Qire;to::s appr_oachhlheir fine-year .

play a key role in supporting British Land's capabiliues amangst the Oirectors. Long mits, l e Lommitlee has an Op.pu”umty
term succession planning at Board and to consider more broadly the skill set and

lang term sustainable success, . . [ ; : ;
E executive level remains a key priority of the  diversity of the Board as a whole. | hope

Committee. We regularly consider the skitls  you find the following report interesting
and illustrative of our focus on ensunng
that the Board and its Committees
remain welt equipped with the skills
and capabilities needed 1o drive the
future success of British Land

Committee composition and governance

The Committee has five members. As at the 31 March 2022 year end the Committee
comprised Tim Score, Preben Prebensen, Alastair Hughes, Laura Wade-Gery and
Irvinder Goedhew.

Details of the Committee’s membership and attendance at meelings during the year are
set out in the table below. W~ -

Qate of Camrultee

Qiractor Pasition appeiniment Attendance Tim Score

Tim Score Chairman 1 Apr 2017 &/4  Chairman af the Nomination Commitiee
Alastair Hughes Member 29 July 2020 4/4

Irvinder Goodhew Member 18 Nov 2020 4f4

Laura Wade-Gery' Member 18 Naov 2020 3/4

Preben Prebensen Member 19 July 2019 [¥A

1. Laura Wade-Gery missed ane Nomination Committee meeling in May 2021 due 1o illness.
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Key areas of focus during

the year

Director search and selection

As explained in the introduction

Mark Aedy was appointed as Directar
on 1 Septernber 2021,

Mark is currently a Managing Cirector and
Head of Moelis & Company EMEA & Asia
lnvestment Banking. Priar to 2009, Mark
was on the Gtobal Executive Commitiee of
Corporate & Investment Banking at Bank
of America Merrill Lynch and before that
Head of Investment Banking EMEA at
Merrill Lynch. Aside from his executive
career, Mark holds various non-profit and
public sector board roles, inctuding Senior
Independent Director of the Royal Marsden
NHS Foundation Trust and is a Trustee of
The HALO Trust.

The search process was canducled in
accordance with the Board Diversity and

—-Inclusion-Policy and the Selecticn and
Appointment Process, which are hoth
explained later in this report. Russell
Reynolds Associates, the executive search
firm appointed, has no other relationship
to the Company or individual Direclors.
The firm has adopied the Voluntary Code
of Conduct for Executive Search Firms
on gender diversily and best practice.

Board and Committee compasition reviews
and appointments

During the year the Committea reviewed

the broader composition and balance of the
Board and its Committees, their alignment
with the Company’s strategic objectives,
and the need for progressive refreshing of
the Board. The Commitiee recommended
the appowntment of Mark Aedy ta the CSR
Commitiee in the place of Irvinder Goodhew.
Mark brings a wealth of financial

—

Investment experience and knowledge o
the Committee. Following the meaningful
contribution that lrvinder Goodhow brought
to the CSR Commitiee since her appointment
in 2020, Irvinder has been appointed to the
Remuneration Cemmittee, Both changes
took effect from 17 Novernber 2021.

Laura-Wade Gery and Lynn Gladden
completed their second three-year terms in
May 2021. In making recommendations for
reappointments, the Commitlee considered
their performance and ability to contribute
effectively to Board discussions and to
challenge the-performance of management.

The Committee is satisfied that, following
the Board and Committee compaosition
changes described above as well as the
internally facilitated Board effectivenass
evaluation, the Board and its Committees
continue to maintain an appropriate balance
of skills and experience required to fulfil
their roles effectively.

Independence and re-election

The independence of all Non-Executive
Directars is reviewed by the Committee
annually, with reference o their independence
of character and judgement and whether
any circumstances or relationships exist
which could affect their judgement. Having
regard to all such considerations, the Board
15 of the view that the Non-Executive
Oirectors each remain independent,
natwithstanding their periads of tenure.

Prior to recommending the reappainiment
of serving Directors to the Board, the
Committee also censiders the lime
commitment required and whether

each reappoiniment would be in the

best interests of the Company. Detailed
consideration is given to each Director’'s
contribution to the Board and its

" The Commiiteg is responsible fof revigwing
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Comimilttees, together with the overatl
balance of knowledge, skilts, experience
and diversity.

Foltowing its review, the Committee is of the
opinion that each Non-Executive Direclar
conlinues to demonstrate commitment o
his or her role as a member of the Board
and its Committees, discharges his or her
duties effectively and that each makes a
valuable contribution to the Leadership

of the Company for the benefitof

all stakeholders.

Accordingly, the Commitiee recommended
ta the Board that all serving Diroctors
[except Nicholas Macphersaon who is
standing down at the concluston of the
AGM]| be put forward for election or
re-election al the 2022 AGM.

Biographies fer each Directar can be found
an pages 101-103.

Succession planning

the succession plans for the Board, including
the Chief Executive. We recegnise that
successful succession planning includes
nurturing our own talent poal and giving
opportunities Lo these who are capable of
grewing inlo more senior roles.

The succession plans for the Executive
Directors are prepared on bath shorter
and tonger term bases while those for
Non-Executive Directors reflect the need
to refresh the Board regularly. Such plans
take account of the tenure of individual
members. The Committee’s review of
Executive Director succession plans
includes consideration of the process
for talent development within the
organisation to create

a pipetine to the Board.

Role brief

The Committee works only

with external search agencies
which have adopted the
Voluntary Cede of Conduct

for Executive Search Firms

on gender diversily and best
practice. The Committee and
agency work together to develop
a comprehensive role brief and
persan specification, aligned to
the Group's values and culture.
This brief conlains clear criteria
against which praspective
candidates can he

objectively assessed.

Longlist review

The external search agency

is challenged to use the
objective criteria for the role to
preduce a longlist of high quality
candidates from a broad range
of potential sources of talent.
This process supports creation
of a diverse lenglist. The
Nomination Cammittee selecis
candidates from this list to be
invited for interview.

Interview

A farmal, multi-stage interview
process is used o assess

the candidates. For each
appointment the chaice of
interviewer is customised {o
the specific requirements of the
role. All interview candidales
are subject to a rigorous
referencing process.
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Review and

recommendation

The Commiltee ensures

that, prior to making any
recommendation to the Beard,
any potential conflicts and the
significant time commitments
of prospective Directors have
been satisfactorily reviewed.
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REPORT OF THE NOMINATION COMMITTEE continued

The Chiel Executive prepares succession
plans far senior management for
consideration by the Committee with

the rest of the Board inviled to be involved
as appropriate. The Committee notes that
the remit of the CSR Committee includes
cansideration of the extent tc which the
business is developing & diverse pipeline
for succession to senior management roles.

A number of issues that would normally be
dealt with by the Commiltee were discussed
with the full Board.

Selection and appointment process

The Committee gversees Lhe selection and
appointment process for Board a2ppointment
which is summarised on the previous page.

Board Diversity and Inctusion Policy
The Board's Diversity and Inclusion Policy
has remained unchanged during the year.
The Board is mindful that the FCA has

_ regently finalised changes to the Listing

Rules to enhance the level of diversity
expecied at Board and senior managemesnt
level. The Cornpany will cansider the
amendments made by the FCA and
incorporate tham into the policy

as appropriate,

The current policy recognises the benefits

of diversity in its broadest sense and sets
out the Board's ambitions and objectives
regarding diversity at Board and seniar
management tevel. The Policy notes that
appointments wilt continue to be made

on merit against a set of abjective criteria.
which are developed in consideration of
the skills, experience, independence and
knowledge which the Board as a whole
requires to be effective. The Palicy also
describes the Board's firm belief that in
order to be effective a board must properly

reflect the envirenment in which it aperales
and that diversity in the boardroom has a
positive effect on the quality of decision
making. Aligned to this, the Policy has

a aumber of specific quantitative and
qualitative policy objectives in support

of Board-level diversity and inclusion,
including the following commitments:
Performance against objectives and
updating objectives:

The objectives fram the Policy in force for
the year ended 31 March 2022 included:

- the intenton to maintain a halance such

that at |east 35% of the Board are women.

~ the intenticn to mainiain at least
twa Directors from an ethnic
mingrity background.
to maintain the improved gender balance
of its leadership teamns and senior
managemenl, Senior management (s
defined as the Executive Committee
and employees in the-British Land
Leadership Team.

- toensure that there is clear Board-levet
accountability for diversity and inclusion
far the wider workforce.

The Committee is pleased to canfirm
that these abjeclives have been met. As at
31 March 2022 the gender diversity ai the
Board and senior management was 36%
and 37% women respectively. atthough
Executive Committee composition

has decreased from 42% to 33% wamen.
Clear accountability for diversity and
inclusion is delivered through the CSR
Committee, which monitors progress

on diversity and inclusion objectives and
relevant initiatives within British Land.

The Policy can be found on our websile
britishland.com/commitiees.

Average B8oard membet age over a
four-year period’

2022 57 years otd
2021 Séyearsold
2020 556 years old
2019 55 years otd

1. As al AGM date of 12 July 2022.
2. As at 31 March 2022

Composition®

Chairman
Execulive Directors
Nan-Executive Direclors

olral—
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induction, Board training and develapment
Each new Director is invited to meet the
General Counsel and Company Secretary
and Head of Secretariat to discuss their
induction needs in detail, following which
the programme is tallored specifically to
their requirements and adapted to reflect
their existing knowledge and experience.

Eachnduclion programme would
ordinarily include:

1. meetings with the Chairman, Executive
Oirectors, Committee Chair, external
auditor or remuneration consultants
las appropriatel;

2. information on the corporate strategy,
the investrnent strategy, the financial
position and tax matters [including
details of the Company's REIT status);

3. an overview of the praperly portliolio
provided by members of the senior
management team:

4. visits 1o key assels;

5. details of Board and
Cammittee procedures and
Directors’ respansibilities;

6. details of the investlor refations
programme; and

7. information on the Company's
approach to sustainability.

The Committee also has respanssbility

for the Board's training and professional
development needs. Directors receive
fraining and presentations during the
course af the year to keep their knowledge
current and enhance their experience.

Tenure?
0-3years 3
3-4years 3
6-9 years 3




Key areas of focus for the

coming year

As well as the regular cycle of matters thatl
the Committee schedules for consideration
each year, we are planning over the next

12 months to continue to focus on succession
planning both for the Board and at senior
management level, and wilt continue to
develop a strong talent pipeline and
assoctaied leadership programmes.

The Commitiee, led by the Senior
Independent Director, will begin to consider
succession planning for the Chairman as
Tim Score approaches his ninth year as a
Director of the Company. The Commitlee
will consider the appropriate time for the
Company to transition to a new Chairman
and report as appropriate against the
requirements of the Code in the 2023
Annual Report.

Board and Cammittee effectiveness

" The process followed for the internally -
facilitated Board effectiveness evaluation
conducted during the year is described
in the Governance Review on page 108.

The Comimittee’s effectiveness during the
year was evaluated as parl of the internal
Board evaluation which concluded that
the Commitice operated effectively.

Board composition review

The Committee annually reviews the
slruciure, size and comgposition of the
Board. This review considers the skills
and qualities required by the Board and
its Committees as a whole in lighi of
the Groug's leng term skrategy, external
enviranment and the need to allow for
progressive refreshing of the Board.
The review identlifies the specific skills
required by new appaintees and guides
the Commitiee’s long term approach

to appointments and succession planning.

The Commitiee also reviewed its
terms of reference during the year

and neo changes were recommended.
The terms are available on our website
britishland.com/commitiees.
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“The induction process at British Land is
comprehensive, transparent and engaging
across all levels of seniority. It significantly
enhanced my ability to understand rapidly
the opportunities the Company has and
the challenges it faces. As a result, I was
well informed and enabled to contribute
from the outset.”

Mark Aedy
Non-_Exe::utive Director

Mark Aedy’s induction programme commencad shartly after
his appointment. Mark met with the Chairman, CEQ, CFO
and Chairs af each Beard Committee to understand fully the
straiegic direction of the Company as well as specific areas of
focus. Executive Committee members then met with Mark to
provide an averview of their respective areas of the business,
such as Development, Investment, Canada Water and Real
Estate. Mark also received technical briefings from other
Executive Commitiee members such as the HR Director,
General Counsel and Company Secretary and Chiel
Operating Officer on campany culiure, Directors’

duties and our investor relations programme.

In arder ta gain an in-depth insight into the work of cur people,
Mark mel with several sentor managers and subject matter
experts across the business. The Group Treasurer and Head of
Capital Markets provided an overview of the Group’s financing
and cash management arrangements. The Property Finance
Director and Head of Financial Ptanning and Analysis detaited
the Group’s budgeting, capilal planning and vatuation
processes and the Director of Group Finance and Head of Tax
outlined the Group’'s financial reperbing framewark. in addition,
Mark met with the Director of Operations, Head of Storey,
Head of Planning and Heads ¢f Leasing for an in-depth

view af the cperational side of the business.

Finally, in order to see our strategy in action, Mark was taken
to visit our Campuses at Broadgate and Regent’'s Park as well
as our 53-acre development at Canada Water.
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REPORT OF THE AUDIT COMMITTEE

Monitoring quality and integrity

The year ended 31 March 2022 was my first
.year as Chair of the Audit Committee which
monitors the qualily and integnity of the
financial reporting and valuatien precess.
Threughout the year we have also paid
particular attention to our risk management
and iniernal ¢ontrol processes and
procedures, as well as our other
main areas of respansibility.

| am pleased to present the report of

the Audit Commiitee for the year ended

31 March 2022, | hope that you find it useful
in understanding our work,
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Committee composition

and governance

The Cammittee continues ta be compoesed
solely of independent Non-Executive
Directors with sufficient inancial experience,
cemmercial scumen and sector knowledge
ta fulfil their responsibitities.

Members attendance at Committee
meelings is set out in the following Lable:

Date al
Coinrmittee
Director Position appeimiment  Attendance
Laraine 31 Mar
Woodhouse Chair 2021 373
Alzstair 1 Jan
Hughes Mermber 2018 3/3
Nichotas 1 Apr
Macphersan Member 2007 3/3
Preben 1 Jan
Prebensen Member 2001 3/3

. For the purposes of the Code and FCA

Handbook, the Board is satisfied that the
Comrittee a5 a whola has competence
relevant to the real estaie sector, and ] am
deemed to meet the specific requirement
of having recent and relevant accounting
experience. Further information about
members qualifications can be found in the
directors’ biographies on pages 101-103.

The Commiitee meets privately with

bath external and internal auditors after
gach scheduled meeting and continues to
be satisfied that neither is being unduly
influenced by management. As Commitiee
Chair, | additionally hold regular meetings
with the Chief Executive Qfficer, Chief
Financial Officer and other members

of management to obtain a good
understanding of key issues affecting

2021-2022 Calendar

The calendar below gives an
overview of the key matters
considered by the Committee
during the year.

The key shows the main areas that the
Committee focused on and can be used (o see
how we have spent our time during the year.

O

Investment and development
property valuations

O Financial reporting
and Fair, Balanced and

Understandabie assessment

Risk Management and
Internal Contrals

External Audit and Internal Audit

May 21
QO Valuation reports, effectiveness
and rotation

O 2021 draft annual report and accounts
and preliminary announcement

Q fair, balanced and understandable
assessment

Q Going concern and viability assessments

(O Assessment of principal and emerging
nisks, key risk indicators and nsk appetie

O iniernal controls effectiveness

O Internal audit update

O information securily updale

(O External audit repart

O Sustainability assurance report

Q) Corporale Governance Cade review

O Auditor reappointment and subsidiary
auditor approval

O Non-audit services palicy
recommendation

July 21

AGM

Authority for the Directors to determine
the auditer’s remuneration and the
reappointment of the externat auditor
were approved by shareholders
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the Group and am thereby able to identily
those matters which require meaningful
discussion at Committee meetings. | alsc
meaet the external audit partner, internal
audit partner and representatives fram
each of the valuers privately o discuss
any matters they wish to raise or
concerns they may have.

Committee effectiveness

The Committee’s effectiveness was
reviewed as parl af the wider internal
Baard evaluation which concluded that the
Committee continued 10 operate effectively.

The Commitlee reviews its terms of
reference an an annual basis. Following

an extensive updaie during the year ended
31 March 2019 to reflect the adoption of

the Code, this year we made minor changes
to the terms of reference in line with best
practice, but na substantive changes

were made.

The current terms of reference were
effective fram 17 March 2022 and
are available on our website at
britishland.com/commitlees.

.CQ .

Loraine Woodhouse
Chair of the Audit Commiitee

_.internal contrals

The British Land Company PLC 00621920

Responsibilities and Key Areas of Focus

Prigrities. Description

Financial reporting

Monitering the integrity of the Company’s financial

statements and any fermal announcements relating to
financial perfarmance, and considering significant fimancial
reparting issues, judgements and estimates. Considering the
appropriateness of the accounting treatment of significant
transactions. including asset acquisitions and disposals,

and the viabilsty and going concern statements.

Fair, Balanced and
Understandable
assessment

Assessing whether the Annual Report is fair, balanced
and understandable.

External Audit

Oversight and remuneratien of the external auditor, assessing

etfectveness, independence, and making recommendations
to the Board on the appointment of, and policy for non-audit

services provided by, the external auditor.

Internal Audit

Monitoring and reviewing the internal audit plan, reports

on the work of the internat auditer, and reviewing its
effectiveness, including its resourcing.

Risk management and

Reviewing the system of internal control and risk
__managernent. Reviewing the process for identificationand

mitigation of principal ang emerging risks, assessment
aof risk appetite and key risk indicators, and challenging
managerment actions where appropriate.

Investment
and development
property valuations

Considering the valuaticn process, assumplions and
judgements made by the valuers and ihe outcomes. Monitoring
the effectiveness of the Company’s valuers and the proportion

of the portfolio for which each valuer has respansibility.

2

November 21

Valuer report, effectiveness and
appointment policy update

2022 half year results and draft
preliminary announcement

Key financial reporting judgements
Going concern assessment
External audit review

Risk management update
Information security update

BEIS corporate governance reforms
Internal audit update

Internal controls effectiveness

CO0O0O0O00OQOC O O

External audit plan, tees
and engageament

March 22

O Assessment of principat and
emerging nsks, key risk indicators
and risk appetite

O Annual fraud and anti-bribery and

corruption update

Whistleblowing report

Data privacy compliance update

BEIS proposed corporate

governance reforms

Internal audit report

Financial reporting judgements

Geing concern and viability

assessments

Annual tax update including tax

planning and risk relating to tax

TCFD update, including reflecting

the risk of climate change in our

financial reporting

Etfectiveness of Audit Committee,

internal and external auditors

© O OO0 00O

O

Focus for the coming year:

- Processes by which the Board identifies,
assesses, monitors, manages and
mitigates risk, particularly in the context
of a high inflationary environment;

- Monitor key risk areas, particularly
those scheduled for review by nternat
Audilincluding, but not limited to, key
financial, operational and IT controls,
the Company's stralegy, software
development life cycles, sustainability
and Canada Water;

- Conlinue to prepare and put in place
policies and procedures for the FRC
reporting and BEIS reforms; and

- Consider the impact of the evolving
review of investment valuation standards
undertaken by RICS on the valuation
pracesses of the Group.
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REPORT OF THE AUDIT COMMITTEE continued

Financial Reporting

The Commuittee continues to review

the content and tone of the preliminary
resuits, Annual Report and half year
resulis and make recommendaiions to
the Board regarding their accuracy and
appropriateness. Drafts of the Annuat
Report are reviewed by the Cammitiee as
a whale prior te formal consideration by
the Board, with sufficient time provided
for feedback.

The Committee reviewed the key messaging
included in the Annual Report and half year
results, paying particular atiention to those
malters considered to be important to the
Group by virtue of their size, complexity,
level of judgement required and potential
impact on the financial statements and
wider business model.

The Committee has satisfied itself that the
controfs over the accuracy and consistency
of the-infarmation presented-in-the-Annual -
Report are robust. The Committee reviswed

the procedure undertaken to enable the
Board 1o provide the fair, balanced and

understandable confirmation to shareholders.

Meetings were held between ihe Director
of Group Finance, Chief Operating Oificer,
Company Secretary and General Counsel,
Head of Secretariat, IR/Carporate
Sustainability Lead and other senior
employees to review the Annual Report

and chatlenge the content and layout of it.
A report summarising their findings

and amendments was presented to the
Commitiee which then recommended to the
Board thai the Annual Report presenied a
fair, balanced and understandable overview
of the business of the Group and that it
provided stakeholders with the necessary
information to assess the Group's pesition,
performance, business maodel and sirategy.

The Commiliee continues to play a key role
in assessing whether the Annual Report is
fair, balanced and.undersiandable which is
described in further detail below.

The British Land Company PLC 00621920

Case Study - BELS Corporate
Governance reforms

The BEIS Corporate Gavernance
reforms are expected to be introduced
in 2023/2024. We welcome the relorms
as a positive change to the regutatory
environment. In anticipation of
signilicant changes, we have conducted
preliminary internal and external
readiness assessments and

impact assessmenis.

We have & roadmap to ensure that we
dedicaie suflicient time and resource
aver the next few years so that we are
in a good position when the reforms
take effect.

As part of ils standard review in respect
of public and large private companies’
accounts and reports, the FRC wrote (o
the Company and provided-a-number-=
of minor suggestians that have been
addressed where relevant and appropriate
in the 2022 Annual Report ang Accounts.
The FRC clarified that this dig not amount to
substantive correspendence and no format
response was required from the Company.

Fair, balanced and understandable (FBU) reporting
The Committee considers annually whether, in its oginicn, the Annual Repert and Accounts, taken as a whole, 1s fair, balanced and
understandable and whether it pravides the information necessary far stakeholders to assess the Campany’s position, performance,

business model and strategy.

The following process is followed by the Cemmittee in making its assessment:

1. 2

Management
Review

A group comprised of
semor management
including members

of lInvestor Relations,
Financial Reporting

and Analysis, Verification
and Campany Secreianal
teams, reviewed and
challenged the cantent
and layout of the Annual
Report and Press
Release. A report was
produced summarising
their findings

External
auditor

The External Audilor
reported its findings
to the Cammittee. The
Committee discussed
the significant issues
with the Auditor and
Director of Group
Finance and Head of
Financial Reporting.

3.

Internal
Verification

Asmall internal group
review the Annual Report
and oversee a verification
process far a1l factual
content and regort their
ingings to the Committee.
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Cammittee
review

The Commiltee reviewed
the process in place

to support the FBU
assessment and

a summary of its
outcomes. This review
led to changes in the
final Annual Report,

4, 5

Recommend
to Board

The Board approved

the Committee’s
recornmendation that the
FBU statement be rade,
which £an be found in the
Directors’ Responsibility
Statement on page 157.
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The significant issues considered by the Commilteg in relation 1o the financial statemnents and broader wark it has underiaken during the
year ended 31 March 2022, and the actions taken to address these issues, are set out in the following table:

Signifirant 1ssues How lhese issues were addressed Quicome

considered

Going The Committee reviewed management s analysis supporting the The Commiltee satisfied itsell that the going concern
cancern preparation of the financial statements on a going concern basis. This basis of preparaticn remained appropriate. In doing so.
and viahility inctuded consideration of forecast cash Hows, availability of committed the Commitiee requested that a reverse slress test for
statement debt facilities and expected covenant headroom, 3 higher inflationary enviranmenl be conducted. The

The Committee also reviewed management's assessment of whether

the Group's long term viability appropriately reflects the prospects

of the Group and covers an appropriate period of time. This included
consideration of whether the assessment adequately reflected the Graup's
risk appetite and principal risks as disclosed on pages 88-94. whether

the period covered by the statement was reasonable given the strategy

of the Group and the envirgnment in which it operates; and whether the
assumptions and sensitivities identified. and stress tested, represented
severe bul plausible scenarias in the context of salvency ar liquidity.

The Commillee received a report from the external auditor on the results
of the testing undertaken on management’s analysis in both cases.

Committee agreed with management’s assessment and
recommended the viability statement to the Board. The
vighility sigtement, which includes aur gaing cencern
staternent aad further details on this assessment, is

set aul on page 97.

Provisioning

The Committee considered management’'s approach in determining
appropriate provisioning levels for rental arrears and {enant incentives,
including those that remain related to the Covid-19 pandemic period,
challenging assumptions and methodology where appropriate. The
Commiltee also received a report fram the exlernal auditor.

The Committee was satisfied that the provisicning
approach was appropriate and proportionate for
the Groug.

Accounting
for significant
transactions

The accounting treatment of significant property acquisitions, disposals,
financing and leasing transaclions is a recurring risk for the Group with
non-standard accounting entries required, and in some cases managemeni
judgement applied The Commillee reviewed management papers on key
financial reporting matters, including those for significant transactions, as
well as the external auditor’s findings on these matters. In particular, the
Committee considered the accounting treatment of the farmation of a point
venture with AusiralianSuper in respect of Canada Water. The externat
auditar separately reviewed management’s judgements in relation to

these transactions and determined that the approach was appropriate.

The Commitiee was satisfied that the accounting
treatmenl and relaled financial disclesure of significant
transactions was appropriale.

Valuation The valuation of investment and develecpment preperties conducted by The Committee analysed the reperts and reviewed the
of property external valvers is inherenily subjective as it is undertaken on the basis of  valuation outcomes, challenging assumptions made
portfolio assumplions made by the valuars which may not prove to be accurate. The  where approprisie. The Cammittee challenged the
outcome of the valualtion is significant to the Group in terms of invesimenl  valuers on the distinction between shopping centres
gecisions, results and remuneration. The external valuers presented their  and retail parks and the valuation assumptians made
reports lo the Committee prior to the hallf year and full year results, in respect of the lormer with relatively Little market
providing an overview of the UK property market and summarising evidence. The Committee also challenged the valuers
the performance of the Group’s assets. Significant judgements on the methedolegy applied in respect of Canada Water,
made in preparing these valuations were highlighted. given the dispesal of 50% of the Company's interest to
AustralianSuper and the risk associated with large scate
development projects. The Commiltee was satisfied
with the valuation process and the effectiveness of the
Company's valuers. The Committlee approved the relevant
valualion disclosures ko be included in the Annual Reporl.
Taxation The Commitlee reviewed {he appropriateness of taxation provisions made  The Commiilee was salisfied that the taxation provisions
provisions and released by the Group during the period. They cansidered papers were appropriate. ‘Qur Approach to Tax is available

prepared by management and discussed the views of the external auditors
to abtain assurance that amounts held were commensurate with the
associated risks.

at pritishtand.com/governance.

Risk appetite
and Principal
Risks

The Committee received reports from management which included a
review of Key Risk 'ndicatars in the context of our risk appetite and updates
on qur gperational risk.

DOuring the year we have refreshed aur grincipal risks in
response ko how our strategy and markets are evolving.
The Committee resolved that management’s assessment
of the principal risks and risk appetite be recammended
1o the Board.

Assessment  This year we have eperated in the context of the proposed BEIS corparate The Committee approved proposals made by
of internal governance reforms and condinually seeking to upgrade our internal managernent to imgrove the risk and control processes
controls control environment. Management provided biannual confirmation of the and monitaring. This included additional internal controls
effectiveness of internal contrals. 1esting thal was put in glace for the internal control
declarations from March 2022.
TCFD The Committee reviewed management’s progress on ensuring campliance  The Committee sieered the underlying principles of the

with the TCFD requirements for this year's Annual Report and Accounts.
They considered changes proposed Lo both the strategic report and financiat
statements, the process followed by management and the physical and
transition risk analysis work undertaken by Willis Towers Walsan in

the year.

disclosure in conpunction with managemenlt, reviewing
the disclosure over a period of {ime ahead of the final
recommendation of the Annual Report and Accounts for
approval by the Board. The Commitiee satisfied itself that
the Group’s resulting TCFD disclosure was appropriaie.
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REPORT OF THE AUDIT COMMITTEE continued

External Audit

PricewaterhouseCocpers LLP (PwC|

was appointed as the Group's external
auditer tor the 2015 Annual Report following
a farmal competitive tender process. Given
the cantinuing effectiveness of PwC in their
role as external auditor, the Committlee
believes it 15 in the best interests of
shareholders for PwC to remain in role

for the following financial year and for

a competi{ive tender process to be
compteted during 2024 ahead of

the 2025 year end audit.

The year under review is Sandra Jowling's
third year as engagement partner following
a mandatory rotation at the conclusion of
the 2019 audit. The Committee will ensure
that future retations are undertaken as
required by legislation to the extent that
this is not undertaken earlier by PwC.

The Committee is respansibte for
-overseeing the relationship with the
external auditor and for considering

their terms of engagement, remuneration,
effectiveness, independence and continued
objectivity. The Committee annually reviews
the sudit requirernents of the Graup, for the
business and in the context of the external
environment, placing great impartance on
ansuring a high quality, effactive axiernal
audit process.

BOO LLP provides audit services to a
number of wholly owned subsidiary and
joint venture companies.

Fees and non-audit services

The Committee discussed the audit iee for
the 2022 Annual Report with the external
auditor and approved the proposed fee on
behall of the Board.

In addition, the Group has adopted a policy
for the pravision of nan-audit services by
the external auditor in accordance with

the FRC's 2019 Revised Ethical Standard,
The policy helps to safeguard the external
auditor’s independence and objectivity. The
policy allows the external auditor to provide
the following non-audit services to British
Land where they are considered to be the
most appropriate provider for:

- audit related services: including
formal reporting relating to barrowings,
shareholder and other circulars and
work in respect of acquisitions and
disposals. In some circumstances, the
external auditor is required to carry out
the work because of their affice. [n ather
cifcumslances, selection would depend
an which Hrm was best suited to provide
the services required.

I addition, the following pratocols apply ta
non-audit fees:

- total non-audit fees are limited to
70% of the audit fees in any one year.
Additionally, the ratio of audit to
non-audit fees is calculated in line
with the methodology set out in the
FRC's 2019 Revised Ethical Standard:

- Commitiee approval is required where
there might be questions as to whether
the external auditor has a conflict of
interest; and

- the Audit Cammittee Chair is required
to approve in advance each additianal
project or incremental fee between
£25,000 and €100,000, and Committee
approval is reguired for any additional
projects over £100,000.

Total fees for non-audit services amounted
1o £0.03m, which represents 5% af the tatal
Group audit fees payable for the year ended
31 March 2022: Detaits-of-all lees charged - -
by the external auditor during the year are
set pul on page 182.

The Committee is satisfied that the
Company has complied with the provisions
of the Statutory Audit Services for Large
Companies Market Investigation [Mandatory
Use of Cempetitive Processes and Audit
Committee Respansibilities! Order 2014,
published by the Competition and Markets
Authority on 26 September 2014

Effectiveness

Assessment of the annual evaluation

of the external auditor’s performance

was undertaken by way of a questionnaire
completad by key stakeholders across the
Group, including seniar members of the
Finance team. The review toak into accaunt
the quality of planning, delivery and execution
of the audit lincluding the audit of subsidiary
companiesl, the lechnical competence and
slrategic knowledge of the audit 1eam

angd the effectiveness of reporting and
cammunication between the audit

team and management.

PwC also provide the Committee with

an annual report on its independence,
objectivity and compliance with statutory,
regulatory and ethical standards. For the
year ended 31 March 2022, as for the prior
year, the exiernal auditar confirmed that it
continued to maintain appropriale internat
safeguards to ensure its independence
and objectivity.
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The Commiltee concluded that the quality of
the external auditor's work, and the level of
challenge, knowledge and competence of
the audit team, had been maintained at

an appropriate standard during the year.

The Committee therefore recommended
to the Board that a resolution to reappoint
PwC as external auditor of the Company
be pul to sharenclders at the 2022 AGM.

internal Audit

The role of Internal Audit is to act as an
independent and objective assurance
functien, designed to improve the
effectiveness of the governance, risk
management and internal controls
frarmework in rmitigating the key risks

of British Land. Ernst & Young LLP {EY]
continue to provide Internal Audit services
to British Land and attended all Committee
meetings to present their audit findings
alongstde the status of management actions.

During the year, the Commiitee reviewed.
made suggested amends (o and approved
the annuzl Internat Audit plan, including
consideration of the plan’s alignment to
the principal risks of the Group and its joint
ventures. Internal audits completed during
the year included those in relation to key
financial controls, financial reporting
system upgrades, health and safety
processes, insurance, cyber security,

and the Group’s purchase Lo pay system.
Overall, no significant control issues were
identified although several process and
contral improverments were proposed, with
follow up audits scheduled where necessary.

Effectiveness

The annual effectiveness review of the
internal auditor included consideration

of the Internal Audit charter which defines
EY's role and responsibilities, review of the
quality of the audit work underiaken and the
skills and compatence of the audit teams.
Key stakeholders acrass the Group,
including Committee members, Head of
Secretariat, Head of Finaacial Reporting
and other senior employees, completad a
guestionnaire to assess the effectiveness
of the internal auditor. The Committee
concluded that £Y continued to discharge
its duties as internal auditor eflectively
and should continue in the sole for the
year commencing 1 April 2022.
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Feedback to inform the Committee’s review of the effectiveness of the Internal and External Audit

Internat Audit/External Auditor

Management

Audit Commiitee

- Assessed audit resource and expertise.

- Reviewed the quality of audit work, skills
and competence of the audit teams.

- Considered feedback from PwC in
refation to the external audit process.

- Considered feedback from EY in relation
to their performance during the year.

- Reviewed EYs confirmations relating
to the internal audit including their
independence, compasition, interaction
with external auditor, Committee
and Board.

- Assessed the Internal Audit Plan.

- Reviewed the work carried out by the
Risk Commuittee.

- Reviewed the questlionnaires completed
by key stakeholders regarding the
Committee, external and internal
auditors’ effectiveness.

- Received assurance thal the
provision of information o the
external auditor complied with
the relevant disclosure processes.

- Considered the views from members,
the Finance team and regular attendees
of the Audit Committee.

- Assessed the culput fram the
Committee evatuation and surveys
conducted during this process.

- Reviewed the external audit reports
provided to the Committee during
the year, with a specific focus on
the demanstratien of professional
scepticism and challenge of
management assumptions.

- Assessed progress against the previous
year's focus areas.

Dutcome

Following a review of the cutpuls from each source outlined above, the Committee concludad the internat and external auditors
cantinved to operate effectively. Cansidering the previeus year's objectives and progress made during the year, key areas of focus

far the internal audit and external audii functions for the upceming year were: to increase the allocation of time allotted to update the
Committae on the internal audit program, provide more information an industry trends the Company should have on its radar, work with

management to improve {HeF&spanse time to conclude accountinig issues, and provide lifther ext

risk management and internal controls processes.

Investment and development
property valuations

The external valuation of British Land's
property portfolio is a key determinant of
the Group’s balance sheet, its performance
and the remuneration of the Executive
Directors and senior management. The
Caommittee is committed to the rigorous
monitoring and review of the effectiveness
of its valuers as well as the valuation
process itsell. The Group's valuers

are CBRE, Knight Frank, Jones Lang
LaSalle [JLL] and Cushman & Wakefield.

The Committee reviews the effectiveness

of the external valuers bi-annually, focusing
on a quantitative analysis of capital values,
yield benchmarking, availability of
comparable market evidence and major
outliers to subsecior movements, with an
annuat qualitative review of the level of
service received from each valuer.

The valuers attend Committae meetings at
which the full and half year valuations are
discussed, presenting their reports which
include details of the valuation process,
markel conditions and any significant
judgements made. The external auditor
reviews the valuations and valuation
process, having had full access to the
valuers to determine that due process had
been followed and appropriate information
used, before separately reporting its
findings to the Committee. The valuation
process is also subject to regular review
by Internal Audit. The Group's valuers and
external auditor have confirmed to the
Committee that the process undertaken by
British Land to accemmodate the valuation
of its real estate portfolio is best in class.
British Land has fixed fee arrangements

in place with the valuers in relation to the
valuation of wholty-owned assets, in line
with the recommendations of the Carsbherg
Committee Report. Copies of the valuation
certificates of CBRE, Knight Frank, JLL and
Cushman & Wakefield can be found on our
website at britishland.com/reports.

Risk management and

internal controls

A delailed summary of the Group's risk
framework as well as additional infermation
on qur systems of internat control is setl

out 11 the ‘'managing risk in delivering

our strategy’ section on pages 84-87.

The Board has delegated respaonsibility for
overseeing the effectiveness of the Group's
risk management and internal control
systems Lo the Committee. An overarching
view of the internal controls system, and the
role of the Board and Cemmititee, is set out
overleaf. The Commiitee has oversight

of the aclivities of the execulive Risk
Committee, receiving minutes of all Risk
Committee meetings and discussing any
significant matters raised.

At the full and half year, the Commitiee
reviewed the Group's principal and
emerging risks including cansideration of
how risk exposures have changed during
the period. Both external and internal

risks are reviewed and their effect on

the Company's strategic aims considered.
The assessment of emerging risks includes
a bottom-up review of all business units and
a deep dive by the Risk Commitiee. The
Audit Committee made a recommendation
ta the Beard regarding the identification
and assessmenl of principal and

emerging risks. The Board accepted

the Committee’s recommendation.
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REPORT OF THE AUDIT COMMITTEE continued

Half yearly. in cenjunction with the

internal auditor, managemeni reperts

to the Committee on the effectiveness of
internal controls, highlighting centrol issues
identified through the exceplions reparting
process. Risk areas identtfied are considered
for incorporation in the Internal Audit plan
and the findings of internal audits are taken
inte account when identifying and evaluating
risks within the business. Key observations
and management actions are reperted to,
and debated by. the Committee. For the
year ended 31 March 2022, the Commitiee
has not identilied, nor been advised of 3
failing or weakness which it has deemed

to be significant. During the year we have
undertaken work to undersiand how we

£3n mainttain and enhance our information
sysiems and cyber securily controls, further
detail can be found in the case study.

Al the request of the Remuneraticn
Cemmiltee, the Commitlee considers
“aninlally the evel of fisk taken By ™~
managemeni and whether this affects
the performance of the Company. The
Remuneration Committee takes this
confirmation into account when determining
incentive awards granted to the Executive

Directors and senior management. Taking
inle account reports received on internal
key controls and risk management. and

the results of the internal audit reviews,

the Cammittee concluded that for the year
ended 31 March 2027 there was no evidence
of excessive risk taking by management
which ought to be taken inte account by

the Remuneration Cammitiee when
determining incentive awards.

The Group’s whistieblowing asrangements
enable all staff, including temporary and
agency staff, suppliers and occupiers, to
report any suspected wrongdoing. These
arrangements, which are monitored by the
General Counsel and Company Secretary
and reviewed by the Commitiee annually.
tnclude an independent and confidential
whistleblowing service provided by a third
party. The Committee received a summary
of alt whistleblowing reports received
during the year and concluded that the

~ ‘re’sponsé to each report By managefment

was appropriate. The whistleblowing
reporis were also retayed io the Board
by the Committee Chair. ’
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Case Study: Cyber Security
Vulnerabitity monitoring is 2 key part
of eur cyber risk mitigation strategy
as the rmajority of secunty incidents,
breaches and hacks are caused by
the exploitation of known software
vulnerabilities. We undersiand that
there is a significant risk of being
targeled and we believe thatas 3
business we should be vigilant.

We tasked a specialist team to
undertake complex vulnerability
analysis and remediation. Ouring the
year, we have compleled our corporate
vulnerability remediation programme
which included penetration testing,
supplier risk assessments, group wide
cyber awarenaess training, and ongoing
vulnerability monitaring. We also
introduced a technalogy Key risk
indicator dashboard to ensure there

is consistent oversight at Board level ~
as well as a new ‘Operational and
Compliance’ principal risk which
encompasses infermation systems
and cyber securily.

System of Internal Control
The glernents that make vp the system of
control are:

Gavernante Framework: Struciured

with three lines of defence, the governance
struciure enables the efficiant prioritisation
of key risks and actions to mitigate risk. An
illustration of the governance framework
can be found on page 104,

Gavernance

Strategic Risk Managamant

Strategic Risk Management: A holistic
view ensures that sk management is
underpinned by our strategic objectives,
taking into consideration our priorities
and the external envirenment.

Operational Risk Management: Each
business unit 15 supported to manage its
own risk to ensure that potential risks are
identified and mitigated at an early stage.
This embeds the responsibility of risk

Opecadianat Risk Managearent Assurante

management at a3 business unit level.
Further deiail can be found on page 84.

Assurance Framewcrk: An element
of internal control that is independent
of business functions and Executive
Committee and Board members.

Standards and Quality Framework:
The overarching standards and codes
that the Company and its employees
adhere ic in gerforming its duties.

Standards and Quality Framewark

Board, Audit Committee
and CSR Committee
risk appetite

Sel strategic and

financial goals

Determine strategic
action points and

Review effectiveness of
risk management and
internal conirol systems

Assess the extent and
nature of principal risks

External audit
Internal audit

Group policies and
ethical standard e.g
Whislleblowing palicy,
Risk Management
Folicy, fnternal Control
framewark aligns with
£35S0 Internal Controt
Integrated Framewoerk,
FRC Guidance

Exetutive Committee

and Risk Committee

Identify principal risks
Manitar key risk
indicatars

Aggregation of risk
exposure and adequacy
of risk mitigation

Going concern and
viability statemant

Group Compliance
Group Health & Safety
Business leads report on
key contrals biannually

Business units and Risk
and Control team

Execute strategic actions

Risk register
Day tu day responsibility
for internal conirels

Risk and control team
oversee the business
unit precess including
sample testing

Business unit policies,
procedures, processes
and systems
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DIRECTORS  REMUNERATION REPORT

Aligning incentive with strategy

Our Remuneration Policy aligns
management incentives with
our strategy.

Dear Shareholders

During the year under review the
Commitlee has focussed on three main
areas: developing the 2022 Directors’
Remuneration Policy and consulling with
shareholders; rewarding management and
the wider workfarce appropriately lor the
Company’s strong financial performance;
and reviewing the wider systems of reward
and recognition across our business

1o ensure British Land remains a
first-class employer.

Directors’ Remuneration Policy

The Directars’ Remureration Policy

that is currently in force was approved

by sharehclders in 2019 and expires at

the 2022 AGM. The Committee has worked
throughout the year to design the Policy
which is described in detail on pages 128-134
and will be tabled for sharehelder approval
sl the AGM this year. The Committee

has worked with management and our
remuneration consullants to produce

a policy that we believe will incentivise
Executive Directars to perform in such a
way that drives positive outcomes for the
business, our broader stakehoiders and
crucially, our shareholders.

We are not proposing any changes to the
quantum of incentives that our Executive
Directors will receive under the Policy,
however we are proposing a revised
framework of performance conditians,
most pertinently in connection with the
Long Term Incentive Plan, to align more
directly positive management action with
pasitive reward autcome. In addition, we
have proposed the additien of performance
canditions that specifically measure
management’s progress in achieving

the ambitious goals within cur 2030
Sustainabitity Strategy, to reduce the
levels of operational and embodied
carboan within sur developments.

As Committee Chair, | have led the
programme of consultation with major
sharehotders and have been pleased with
the teve! of engagement that our proposal
received. | would like to thank all our
shareholders that engaged in the process.
We have taken your feedback very seriously
and have, as 3 result, made meaningfut
changes ta the Policy which | hape you

will support at our 2022 AGM.

Company Perfermance & Bonus

The Company has returned to growth

in 2022 and we are pleased ta see
managemeni action resulting in positive
autcomes for the business. At the start of
the financial year the UK was emerging

The British Land Company PLC 00621920

from the third forced national lockdown
and as the year progressed there were
periods of mandated working from home
as well as general uncertainties around
variants of concern and vaccine roll outs.
Notwithstanding these pressures brought
about by the second year of the Covid-19
pandemic, we're pteased with how the
husiness and cur peaple have performed
during the year. The financial performance
of the Company. as cutlined in the strategic
report, was driven by management’s effarts
to pivot the Company towards growth.
Underlying profit for the year was up by
€50m to E251m and we saw positive Total
Accounling Return of 14.8%, the highest for
seven years. Rental collections, a key driver
of operational performance, were back lo
near-pre-Covid Levels this year as a result
of a concerted pragramme of collections
working in canjunction with our customers.
We saw posilive valuation growth frem our
property portfolio in aggregate of 6.8% or
£699m. A full review of the parformance of
the Company during the year is contained
within the sirategic report from page 62.

When determining remuneration outcomes,
the Remuneraticn Commiltee considered
the strong company perfermance, the
macroenvironment and the conditions that
our stakeholders and the wider market have
experienced during the year. We assessed
the outcome of performance against

the financial metrics in general and

the individual strategic objectives set for
each Executive Director under the Annual
Incentive Plan. The achieved performance
resulted in a bonus of €.137% of salary
earned in the year for our Executive
Oirectors against a maximum opportunity
of 150% of salary. This reflected the strong
performance and exacution of the new
strategy of the Company.

The Committee considers the levels

that have been awarded appropriately
reflect the efforis of the Executive Directors,
incentivise future perfarmance and balance
the impact of the year under review on our
shareholders and wider stakeholders.

Reward and Recognition

The Committee has worked with the
CSR Committee towards the end of the
year following feedback via workforce
engagement mechanisms around the
structures of reward and recogrition
that exist within British Land against
the backdrop of an emerging cost of
living crisis,
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DIRECTORS' REMUNERATION REPORT continued

Management is leading a programme of
initiativas which are targeted in particular
at the most junior and lower paid members
of British Land's staff who are those
hardest hit by the cost of living crisis. The
Committee is overseeing management's
efforts in Lhis regard and was pleased to
approve the re-introduction of Free Share
Awards under the Share Incentive Plan
during the year and an extension of the
same awards which will now be made to

all employees of the Group. The Committee
has also canfirmed that Executive Directors
will not receive salary increases for the year
ahead, whilst management have proposed
a progressive pay increase for the wider
workforce with larger percenlage increases
in salary being given to the lowest paid.

The Committee will continue to wark with
management and the CSR Cammittee to
ensure the remuneration of the workfarce
is aligned to the culture and strategic

. —-—direction. of the Cornpany. . —.

Remuneration in respect of the
year commencing 1 April 2022
Salaries

The Committee reviewed salaries for the
Executive Oirectors during the year and
concluded that no changes were necessary.

The Non-Executive Directors’ and the

Chairman’s fee levels also remain unchanged.

Annual Incentives & Long Term Incentives
The quantuim of awards will remain
unchanged under the proposed 2022 Paticy.
Executive Directors are eligible for a
maximum bonus of 190% of salary and
maximum Long Term Incentive Award of
up to 300%. The Committee does nat intend
ta grant LTIP awards above 250% of salary.

Pensions

We are committed to ensuring that pension
contrivutions across our workforce are
equitable. Executive Directors receive the
same pension benefit rate applicable to
the majority of the wider workforce at

15% of satary.

Gender and ethnicity pay gap
Our work ta narrow the gender pay gap
since 2017 cantinued during the year.

The latest gender pay gap for the 5 April
2022 snapshot shaws a reduction in the
median pay gap of 8.4% to 19.2% from
27.6% for British Land. Broadgate Estates,
a subsidiary company, has also achieved a
reduction in the median pay gap fram 32.9%
10 29.3%. More infarmaticn can be found
at britishland.com/gender-pay-gap.

The British Land Campany PLC 00521920

Qur work te narrow the pay gap between
white and BAME emgployees has continued
during the year. 2021 was the first time we
published our ethnicity pay gap data. As at
the 5 April 2022 snapshot, the pay gap has
reduced from 27.3% in 2021 10 19.2% in
2022 for British Land and from 32.7%

to 29.4% for Broadgate Estates.

Recommendation

British Land is committed ta listening
carefutly to shareholder feedback and to
applying best practice to ils remuneration
policies and approach. We hope that you
wilt centinue to support aur approach io
remuneration and will vote in favour of
this Report and the proposed Directors’
Remuneration Palicy at the 2022 AGM.

Yours sincerely,

oo

Laura Wade-Gery
Chair of the Remuneration Committee

New 2022 Remuneration
Policy Summary

Introduction

Qur Remuneration Policy always aims

to align with the long term business
strategy, culture and values of the
Company. The new 2022 Remuneration
Policy as outlined on the fallawing pages.
subject to shareholder approval, wilt take
effect from the date of the AGM on 12 July
2022. Payments to Directors ¢an only be
made H they are consistent with 3
shareholder approved Policy or
amendment ta & Policy.

How the Palicy is reviewed

The Directors’ Remuneration Palicy
is delermined by the Remuneration
Committee. The Committee receives
information on market practice, business
strategy and stakehotder views from
management and its independent
advisers. Remuneralion proposals
are developed by management and
its independent advisors based on
discussions with the Commities and
are subsequenily refined and agreed
based on feedback provided.

The Executive Directors do not pariicipate
in the approval of the Policy and are not
aresent when proposals wnpacting their
gwn remuneration are decided, other than
to provide relevant business and emplayee
coniext to discussions with the Committee
which takes note of any petential canftict
of interast.

Impact of stakeholder views on

Policy review

In drawing up the Remuneration

Policy, the Committee aclively sought

and took into account views expressed by
shareholders, The Cormnpany engaged with
its shareholders via consultation meetings
wilh invester bedies. and by writing to

its largest sharehalders, offering each

2 meeting to discuss remuneration
proposals and setting cut the proposed
approach in response lo the feedback

on our initial proposal, we amended aur
approach and aga:n wrole 1o our major
shareholders setting out clearly what
adjustments we had made in respanse

to feedback. The views expressed were
supportive of increasing the focus on ESG
meirics provided these were quantitalive

and strelching and for a greater propartion
of the LTIP financial metrics {but not alll to
be based on absoluie performance rather
than being assessed on a relative basis.
The Committee agreed for ESG metrics la
be introduced into the AiP and LTIP and
for 29% of the LTIP to remain assessed
relative to sector benchmarks.

The Commutiee also took into account
views of the workforce on remuneration
in general expressed via opinion surveys,
Executive Director remuneration panels
and through direct engagement with
LTIP participanis.

Each year the Committee takes

inta account the pay and employrment
canditions of employees in the Group.

This year the Committee neled the
general increase in salary levels proposed
for all employees and levels of incentive
payments proposed which take account

of the impact of both individual and the
Company's performance, tefore setting
the remuneration of the Executive Directors.
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The 2019 Policy was largely considered
to have eperated elfectively and there are
only relatively minor changes proposed.

Under the 2022 Policy, at least 60% of
the AIP and 75% of the LTIP respectively,

From this year, the Policy will be operated
with measures that intraduce a material

element aligned ta our 2030 Sustainability
Strategy and more closely atign leng term

will be assessed against financial metrics.

Key changes from the 2019 Policy

performance measurement with
management action whilst maintaining
a suitable level of relativity.

There are no changes ta the remuneration
oppartunity for Executive Directors under
the Policy with the maximum oppartunity
under the Annual Incentive Plan and the
Long Term Incentive Plan remaining at
150% of salary and 300% of salary
respectively. Satary increases are

normally in line with the warkforce and
pensicn contributions for Executive
Directors are in line with the rate
applicable to the majority of the
workforce, 15%.

Operational and factual details have

been updated. for examgple details specific
to former Directors have been updated
ang non-policy operational matiers have
been maved to implementation sections.

Current AlP operation under 2019 policy

Revised AIP operation under New 2022 Policy

Quantitative Measures [(70%)

Quantitative Financial Measures [60%)

Total Property Return vs M5CI (weighted by sector] 20% Total Praperty Return vs MSCI [weighted by sectar] 20%
Annual Profitability 0% Annual Profitability 3%
Strategic Objective: Balance Sheet Resilieace 20% Development Pralit 10%

Ouantitative Environmental Measures (20%)

Strategic Measures/Personal Objectives/Customer [30%)

- Realising the potential of aur campuses 30%
- Progressing value aceretive development

- Targeting the apportunities in Retail & Fullilment

= Active capital recycling

- People and sustainability

The Globat Real Estate ESG Benchmark [GRESE]| 20%
Impravement in EPC ratings across estate

Strategic Measyres/Personal Objectives/Customer (20%)

- Realising the potential of cur campuses 20%
- Progressing value accretive develapment

- Targeting the opportunities in Retail & Fulfilment

- Active capital recycling

- People

Current LTIP operation under 2019 policy

Revised LTIP operation under New 2022 Policy

Ouantitative Measures [100%}

Quantitative Measures (100%}

Total Praperty
Return [Relative)

TPR sectar weighted IPO 5%
benchmark 0%-1%pa

Total Property TPR sector weighted IPD benchmark 0%- 1% pa 40%
Return [Relative)
Total Accounting  TAR is measured relative to a market capitalisation 20%

Return [Relative]  weighted index of FTSE 350 companies that use

EPRA accounting

Total Sharehalder 50% s relative to the performance of FTSETD0 40%
Return 50% is relative to a markel capitalisation weighted

index of the FTSEJS0 property companies that use

EPRA accounting

Zero vesling below Threghold, 20% vesting at Threshold and full vesting
at Maximum

Tetal Accounting  TAR s measured as an absolute 50%
Return target with zero vesting below 4%pa,
|Absalutel 20% at 4%pa increasing on a

straight-line basis to full vesting lor

1)%pa Imeasured at the end of year

3 and compared ta the year

preceding LTIP grant}

ESG: Operational Carbon 25%
Reduction {COse per sqmil

Operational Energy Reduction

Zero vesting below Threshold, 20% vesting at Threshold and full vesting
at Maximum
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Alignment with Provision 40 of the UK Corporate Governance Code

Principles

Atignment with |he British Land Remuneration Palicy

Clarity - remuneration
arrangements shouid be
transparent and promaote effective
engagement with shareholders and
the warktorce

- The Policy provides for clearly delined remuneration elements consisting of salary,
pension and benefits. and participation in the AlP and LTIP incentive schemes.

- The Policy is cascaded through the workforce and can be effectively communicated
1o Directors and when engaging with shareholders and the workiorce.

- AP and LTIP performance canditioas are clearly linked ta the business stralegy.

Simplicity - remuneration
structures should avoid comgplexity
gnd their rationale and aperation
should be easy to understand

- The Policy has been simplified over time to avoid undue complexity. Buring the 2021/22
review, the use of performance conditiens and targets has been reviewed with the propesed
changes providing a clearer line ¢f sight and simplifying the assessment by providing a
greater proportion based on the Company’s absolute performance which is impacted
directly by management action, rather than assessed against market benchmarks.

- Theincentives have also been simptified over time with alternative structures including
performance options and matching shares being removed from the Qirectors’ policy in
prior reviews.

Risk - remuneration arrangements
should ensure reputational and
other risks from excessive rewards,
and behavioural risks that can arise
from target-based incentive plans.
are identified and mitigated

- The Policy is designed to provide appropriate payouts for different levels af performance.
When setling performance targets the Committee consider the link between pay and
pecformance, testing largets against histaric and future performance.

- The Palicy includes safeguards to ensure that there is a robust link between pay and
performance, including the discretion of the Committee lo reduce formulaic payouts under
the AIP and LTIP should they feel it appropriate. In additien, malus and clawback provisions
provide the 3bility 10 recover payments in certain $erious circumstances.

Predictability - the range of
possible values of rewards 1o
individual directors and any ather
limits or discretions should be
identified and explained at the
time of approving the palicy

- The Palicy provides that under the AP and LTIP there are clearly defined levels of
performance required for threshold, target and maximum payouts.

- Discretions svailable to the Committee are identified in the Palicy and these will enly be
used where apprapriate, and the use clearly disclosed in the Annual Remuneration Report.

Proportionality - the link beiween
individual awards, the delivery

of strategy and the long term
performance of the company should
be clear. Qutcomes should not
reward poor performance

- Participation in the AIP and LTIP provide alignment between Direclors’ remuneration and
delivery of the Company's strategy and longer term performance.

- The AlP provides a focus on anaual targets which drive leng term success. A portion of the
AIPR is delivered in shares to provide alignment over the longer {erm.

- The LTIP provides a focus on longer term targets including assessments againsi financial
and non-financial performance conditions.

- The Paticy has safequards {e g. performance measures, discretion, recovery provisions) 1o
ensure that there are no inapgropriate payments for poor perfarmance.

Alignment with culture - incentive
schemes should drive behaviours
consistent with company purpose,
values and strateqy

- The AIP and LTIP drive behaviours consistent with the Briush Land’s purpose, values
and stralegy.

- In particular, the AP includes a poriion based on strategic/personal/custamer measures.
The AIP and LTIP are atso aligned with the ESG strategy with distinc{ praportions measured
against quantitative £5G targels.

- The cascade of the Policy down the organisation means that employees are incenltivised in
line with our values to work together today ["be smarter together™; “listen and understand”)
to promote the tong term success of the company 1"buitd for the future”].
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Executive Directors’ New 2022 Remuneration

Policy

Fixed remuneration

Operalion {and stralegic purpase)

Maximum opportunity Performance

canditions
Basic salary
[Te attract, motivale and retain talented Executive Direciors.]
The level of basic salary is set taking into account the scope The maximum level of basic salary will not be Not
and responsibilities of the role and the leve{ of remuneration greater than the current salary as increased, applicable.
paid at companies of broadly similar size. typically in line with the market and generat .
. . ) salary increases throughout the Group.
Basic salaries are normally reviewed annually by the o i )
Remuneration Committee. with increases usually taking effect  If an individual is appointed at a lower salary, for
an 1 April for the subsaquent year. Employment conditions and ~ example, Lo reflect inexperience as 2 listed company
salary increases throughout the Group are taken into account  Directar, larger increases may be awarded over
when basic salaries are reviewed. future years as they prove their capability.
Changes in the scope of an Executive Director’s role may result
in a review of salary. o - . -
Car allowance, benefits and all-employee share schemes
To provide a car allowance and set of benefits which support the Executive Director and encourage participation in the
all-employee share schemes.
A car allowance may be paid or @ company car may be provided  The maximum car allowance is £20,000 per annum.  Not
to Executive Directars. applicable.

Executive Directors are eligible to receive other taxable and
non-taxable benefits, that may include:

- private medical insurance |covering the Director and family)
- life assurance cover
- permanent health insurance
- access to independent actuarial, financial and legal advice
when necessary
- gym membership, subsidised by the Company
- annual medical checks
- relevant professional subscription fees
- ather benefits on substantially the same basis as
ather employees.
Executive Directors are eligible to participate in British Land’s
Share Incentive Plan {SIP], Sharesave Scheme and any cther
future plans on the same basis as other eligible employees.

The Company provides Directors” and Officers’ Liability
Insurance and may provide an indemnity to the fullest
extent permitted by the Companies Act.

The maximum cast of other taxable and non-taxable
henefits permitted under the Policy is the amount
required to continue providing benefits at a similar
tevel year-on-year.

The maximum opportuenities under the SIP,
Sharesave Scheme and any subsequent plans are set
by the rules of the schemes and may be determined
by statuteory limits.
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Fixed remuneration continued
Changes from the 2019 Policy are highlighted

Qperation (and sirategic purposel

The British Land Company PLC 00621920

Maximum oppariunity Performance

conditions
Pension or pension allowance
[To provide an appropriate level of pension in retirement for Executive Birectors |
Executive Directars may receive pension benefits through Employer pension contributions to Executive Not
a defined contribution scheme or cash allowance in lieu of Directors under the defined contribution applicable.

pension contributions.

Cash allowances in lieu of pension contributions would typicaily

be paid at the same level of salary as Company contributions
under the defined contribution arrangament. '

Unless already @ member of the legacy defined benefit scheme,

Directors will not be able to participate in it.

arrangement and cash allowances in lieu of pension
are made at a fixed percentage of salary, no higher
than the rale available to the majorily of the
warkforce, which is currently 15% of salary.

Variable remuneration

Qperatian land strategic purposel

Maximum apporiunity Periarmance condilians

Annual Incentive . - .

{To reward performance égé?wsi quanl‘i-tative and strategic ohjec'ii-ve-s that are set an_r{ua'l_(y-.T o

Annual Incentive awards may De granted to Executive Directors
each year, with the level of award reflecting strategic aims of the
Company. Objectives are set by the Board and measures set by

the Remuneration Committee.

Awards are granted following the financial year end.
when actual performance over that year is measured.

A portion of the Annual Incentive Award is paid in cash and
the remaining portion [net of tax) is used to purchase British
Land shares on behatf of the Executive Directar {Annual
Incentive Shares).

Currently one third of any Annual Incentive Award will be
required to be used to purchase Annual Incentive Shares.

Annual Incentive Shares must be held for three years from the
date of grant of the Annual Incentive award before they may be
translerred or sold, reqgardless of whether or not the individual

remains an employee of British Land throughout this pericd.

Executive Directars are entitled to the dividends paid in respect

af the Annual Incentive Shares during the holding period.

The Annual Incentive award {cash and shares] may be clawed

back during the three-year period fellowing determination of the
award in certain circumstances. These are set out an page 137.

The maximum
tevet of Annual
Incentive which
may be granted
is equivalent

to 150% of
basic salary.

The objectives are sel by the main Board
and the measures by the Remuneration
Committee nermally at the beginning of
the financial year over which performance
will be assessed and foliowing the end of
the financial year when performance can
be determined.

At least 0% of the Annual incentive will be
based on financial performance conditions,
with the remainder based on non-financial/
strategic performance conditions.

No rmore than 25% of any part of the award
will be earned for threshold performance.
Up ta hatf of the maximumn potential award is
payzable for target performance that is in line
with expectations. If the stratch target is met
the maximum potential award will be earned.

The Committee has the discretion to
adjust the outturn to ensure it reflects
underlying performance.

Ne further performance condilions are
attached to the Annual incentive Shares
during the helding period.
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Operation land sirateégic purposek

Maximum apporiunity
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Perisrmance conditions

Long Term Incentive Plan {LTIP)

[To link the level of reward to Company performance against specified long term measures, pramoting and rewarding activities

that support our strategy and create sustainable fong term value for shareholders.]

LTIP awards may be granted annually by the Remuneration
Committee to Executive Directors. Awards are in the farm
of performance shares [conditional rights to receive shares).

LTIP awards typically vest after three years. The number of
performance shares vesting is dependent on the degree to
which performance cenditions attached to the LTIP have been
met over this three-year performance period. The Committee
has the discretion to adjust the outturn to ensure it reflects
underlying performance. A payment eguivalent to the dividends
accrued on vesting performance shares is paid at the

point of vesting normally in shares but in exceptional
circemstances cash.

On vesting, sufficient performance shares may be sold to cover
an individual's liability te income tax and Naticnal Insurance
contributiens and related costs of sale. The remaining
perfarmance shares must be held far two years following
vesting before they are permitted to be transferred or sold,
regardless of whether or not the individual remains an
employee of British Land througheut this period.

LTIP awards may be forfeited and/or clawed back from the date
of grant until three years after the determination of the vesting
level of an award in certain circumstances. These are set out on
page 137. If it is discovered that an LTIP award was granted or
vested on the basis of maierially misstaled accounts or other
data the Committee may require some or all of the performance
shares to be {orfeited or clawed back during the five-year period
following the grant date.

The maximum

value lusing the

share price at

the time of award

multiplied by
the number of
shares| of an
LTIP award
which may

be granted

is equivalent
to 300% of
bastc salary.

The LTIP performance conditions are chesen
to reward performance that is aligned with
British Land’s strategy. At least 75% of the

award will be based on financial related

performance conditions, with the remainder

based on non-financial/strategic
performance conditions,

Within these limits, the relative weighting

of the performance conditions may be varied

by the Cemmiitee to ensure the LTIP best
supporis British Land’s strategy and to
meet investor preferences.

For relative metrics, the Commiliee may
amend the comparator graups during the
performance period if there 1s a corporate
event affecting dny member of the group.
The Committee may also amend a target or
perfarmance benchmark if a different targe
or benchmark is deemed mare appropriate.

Performance conditions are challenging,
requiring significant outperformance for
100% of the LTIP award 1o vesl. No more
than 20% of the award will vestif the

t

minimum performance threshold is achieved;

performance below the minimum threshold
for a performance condition will result

in the LTIP award in respect of that
condition lapsing.

Policy on shareholdings of Executive Directars

[Te encouraga Executive Directors to build and maintain a shareholding in the Campany, including post-cessation

of employment]

The Company has a policy that Executive Directors will be
required to build and retain a levei of shareholding in the
Company, including post-cessation of employment.

The application of this will be contained from time to time in the
Annual Report an Remuneration and is currently 225% of salary
for the CEQ and 200% of salary for the CFO with this level being
required to be held for two years following cessation. The
Commitiee retains discretion to operate the shareholding
requirement as appropriaie in specific circumstances.

The Policy
requirement
is that the
Executive
Directors

are expected
tobuildup a
shareholding of
at least 200%
of salary fin
practice the
operation may
be higher}.

Not appticable.
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Non-Executive Directors’ New 2022

Remuneration Policy

Qperation [and strategic purposel

Mazimum oppartunity Parformanee conditions

Chairman's fee

{To attract and retain an individual with the appropnrate degree of expertise and exparience.)

The Chairman’s annual fee is set by the Remuneration Committee and
reviewed annually. The level of the Chairman’s annual fee is set taking
into account fees paid at companies of broadly similar size,

Typically increases, if required, wiit
be in line with market.

Not applicable.

Non-Executive Directors’ fees

ITo attract and retain Non-Executive Oirectars with the appropriate degree of expertise and experience.]

Remuneration of the Non-Executive Directars is a matter for the
Executive Directors and Chairman, and fees are reviewad annually.

Non-Executive Directors receive a basic annual fee plus additional fees
if they are members of 8 Committee, and if they hold the position ot
Senior Independent Birector, Chair of a Commitiee, perform additional
roles or have a greater time commitment.

The Company’s Policy is to deliver a total fee at a lavel in line with
similar positions.

The maximym aggregate amouni

of basic fees payable to all Non-
Executive Directors shall not exceed
the timit set in the Company’s
Articles of Association, which is
currently £900,000. Basic fees do
not include the Chairman's fee or
fees for being Seniar Independent
Director, member or Chair of

a Commiltee.

Not applicable.

Other arrangements for the Chairman and the Non-Executive Directors
{To support the Directors in the fulfilment of their duties.)

The Company may reimburse expenses reasenably incurred by the
Chairman and the Mon-Executive Directors in fulfitment of the
Company’s business, together with any taxes thereon.

The Company provides the Chairman and the Non-Executive Directors
with Directors’ and Officers’ Liability Insurance and may provide an
indemnity to the fullest extent permitted by the Cormnpanies Act.

The maximum reimbursement
is expenses reasonably incurred,
together with any taxes thereon,

Mot applicabte.

The maximum value of the Directors’
and Officers’ Liability Insurance and

the Company's indemnity is the cost

at the relevant time.
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Notes to the New 2022 Remuneration

Policy table

Remuneration Policy for

other employees

Salary reviews across the Group are carried
out on the same basis as salary reviews

for the Executive Directors; cansideration

is given te the individual's role, duties,
experience and performance, aleng with
consideration of typical salary levels of
employees in similar roles in comparable
companies, where the data is availahle.

Employees sre entitled to Laxable and
nan-taxabte benefits including pension
contribulions, with executives being entitted
to substantially the same benefits as the
Executive Directors.

The Company’s all-emptoyee share
schemes [the Share Incentive Plan and
the Sharesave Schemel are also opento
eligible employees.

The Company operates annual incentive
arrangements throughout the business

which are cascaded from the AIP cbjectives.

tailored where appropriate to the specific
functions and individuals.

Senior employees may also participate
in the LTIP and/or Restricted Share
award schemes.

Choice of performance measures
At least 40% of the Annual Incentive

wilt be based on financial performance
condilions, with the remainder based

on non-financial/sirategic performance
caonditions. The specific perfermance
conditions are determined in line with

the strategic.priorities. .

lustration of application of the New 2022 Remuneration Policy
The bar charts below iliustrate the levels of remuneration receivable by the Executive Directers in the first year of operaticn of the
proposed Remuneration Policy for varying levels of performance. '

At least 75% of an LTIP award will be based
on financial related performance conditions,
with the remainder based on non-financialf
sirategic performance conditions. The LTIP
perfarmance conditions are chosen to
reward performance that is aligned

with British Land’s strategy.

The AlP and LTIP targets are set taking
into account the business plan and investor
expectations, with the Committee ensuring
there is a robust and approgriate link
between payouts and performance.

Chief Executive

Chief Financial Officer

Maximum {with

Maximum lwith

k 18% I 23% 3%% l 20% E4, 831k . 19% I 23% 39%! 19% E3, 162k
share price growth) share price growth)
Maximum 23% I 29% 48% £3.893% Maximum 23% I 29% 48% £2,54%
I Lline with Inline with
expecialions 20% E1.E31k expeclations ) 0% €+.202k
Minimurn 100% £893%  Minimum €589k

T L3 T T T T T T T T T T T T

1£'000) 0 1,000 2.000 3.000 4,000 5.000 {£°000) 0 SO0 1,000 1,500 2,000 2,500 3.000 3500
M Fixed pay B Annvat incentive  ELTIP BELTIP value with 50% M Fixed pay W Annual lncentive ELTIP  BLTIP value with 50%

share price growth

share price growth

1. Calculated using la) sataries for the year ending 31 March 2023; [b) benefit values for the year ending 31 March 2022; and (c} pension policy as applicable for ihe year

ending 31 March 2023 i.e. 15% of salary.
Assumptions:

Minimum: Fixed pay only consisting of salary, pension and benefits. No payouts under the AIP or LTIP.

In line with expectations: Fixed pay ptus 50% of maximurn under the AIP and threshold vesting at 20% of maximum under the LTIP

Maximum: Fixed pay plus 100% of maximum under the AIP and LTiP.

Maximum with share price growth: As for the "Maximum” scenaric but illustraling the impact of a 50% share price increase en the LTIP.
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DIRECTORS' REMUNERATION REPORT continued

Approach to recroitment
remuneration

Executive Directors

Basic salaryis set at a level appropriate
to recruit a suitable candidale, taking into
account externat market competitiveness
and internal equity. The level of basic
salary may initially be positioned below
the mid-market of the chosen comparator
group, with the intention of increasing

it ic around the mid-market of the
comparaior group after an initial

periad of satisfactory service

Individuals will be able to receive a
contribution to a pension plan, or cash in
lieu thereaf, and the Company contribution
will not be greater than the rate available to
the majority of the warkforce {currently 15%
of salaryl.

Where a recruit is forfeiting incentive
awards granted by his or her existing
employer, compensation in the form of

a restricted share plan [RSF] award or
otharwise may be mada (in accordance
with Listing Rule ?.4.2]. the maximum value
of which will be that which the Commitiee,
inits reasonable opinian, considers to be
equal to the value of remuneration forleited.

The vesting of the award may be subject

to additional performance measures being
met over the same peried. The Commitlee
will determine the most relevant measures
to use at the time of award, bearing in mingd
the responsibilities of the individual being
appainted and the Campany’s strategic
priaritigs at the time.

The Company’'s Policy is lo give nolice
penods of no langer than 12 manths.

134

Chairman and Non-Executive Directors
On recruitment, the Chairman witl be
offerad an annual fee in accordance with
the Policy. The level of the annual fee may
initiatly be positioned below the mid-market
level, with the intentian of increasing it

to around the mid-market level of the
comparator group after an initial period
of satisfaclory service. Non-Executive
Directars will be offered Non-Execulive
Directors' fees in accordance with

the Palicy.

Appointment of internal candidates

1 an existing employee of the Group

is appointed as an Executive Directar,
Chairman ar Non-Executive Director,
any obligation or commitment entered
into with that individual prior to his ar
her appointment can be hanoured in
accordance with the terms of those
abligations or commitments, even where
they ditfer from the terms of the Policy.

Policy on loss of office

Executive Directors

The Executive Directors’ service contracis
can be lawfully terminated by either party
giving 12 months’ notice, or by the Company
making a lump sum payment in lieu of
notice [PILON| equal to the Executive
Director’s base salary for the nolice period.
Additianally, when the Company makes a
PILON, it may either pay a lump sum equal
to the value of any benefits for the notice
period or continue to provide benefits until
the notice period expires or the Executive
Director siarts new emgployment (whichever
15 the earlier). These lawful termination
mechanisms do noi prevent the Company,
in appropriale circumstances, from
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terminating an Executive Director’s
amployment in breach of his or her service
contract and seeking te apply mitigation in
determining the damages payable. Where
this is achievable in negatiation with the
outgeing Director, setilement arrangements
are structured so that the termination
payment is paid in instalments and the
instalments are reduced by an amount
equal 1o any earnings received from the
outgoing Director's new employment,
consultancy or other paid work,

For departing Executive Directors ang
Execulive Directors that have left British
Land the Cammittee may agree to cash
commutation of pension benelits under the
defined benefit scheme lincluding EFRBS
benefitsl and other pension arrangements
entered into prior to the adaption af the 2822
Remuneration Poticy. Any commutation
would take into aceount valuations provided
by independent actuarial advisers 30 as to
be undertaken on a basis considered by

the Commilttee te be cost neutral to

the Company.

The circumstances of the loss of office
dictate whether the individual is treated as
a good leaver or otherwise, in accordance
with the Company’s Policy. The Commiitee
uses 1ts discretion ta form a view taking into
account the circumstances, Good leavers
tymically receive pro-rata Annual Incenive
and long term incentive awards. subject

to performance measurement, and other
teavers forteit their entitlements. In the
evenl of a change of conirol the rules

af the share plans generally provide for
accelerated vesting of awards, subject
Iwhere applicable) to time apportionment
and achievernent of performance targets.



Delails of the Executive Directors’ service contracts and notice perinds are given in the
table below:

Nermat nolice period to be

Qiractor: 1ength of service contract Date of service contract given by either parly
Simon Carter 12 months 18 November 2020 12 manths
Bhavash Mistry 12 months 19 July 2021 12 months

Chairman and Non-Executive Directors

The letters of appointment of Non-Executive Birectors are subject to renewal on a triennial
basis. In accordance with the UK Corporate Governance Code, atl Directors stand for
election or re-election by the Company's shareholders on an annval basis. The Directors’
service contracts and telters of appointment are available for inspection during normal
business hours at the Company’s reqgistered office and at the Annual General Meeling.

The unexpired terms of the Chairman’s and Nan-Executive Directors’ tetters of

appointment are shown below:

{riginal date of

Eftective date of
appoiniment in mast
recent letter of

Unexpsred term at

Director: appainimeni appointment 31 March 2022 [manlhs|
Tim Score (Chairman) 20 March 2014 19 July 2019 3
Preben Prebensen (SID] 1 Seplember 2017 1 September 2020 28
Mark Aedy 1 September 2021 1 September 2021 40
Lynn Gladden 20 March 2015 24 May 2021 28
“Irvinder Goodhew 1 October 2020 1 Ocicber 2020 28
Alastair Hughes 1 January 2018 1 January 2021 28
Nichotas Macpherson 19 December 20016 19 Decemnber 2019 14
{aura Wade-Gery 1] May 2015 24 May 2021 28
Loraine Woodhouse 1 March 2021 1 March 2021 28

Although the Chairman’s and Nen-Executive Directers’ appointments are for fixed

terms, their appointments may be terminated immediately without natice if they are not
reappointed by shareholders or if they are removed {rom the Board under the Company’s
Articles of Asscciation or if they resign and do nat offer themselves lor re-election. in
addition, their appointments may be terminated by eitber the individual or the Company
giving three months’ written notice of termination {or, for the current Chairman, six
manths’ written notice of termination). Despite these terms of appointment, neither the
Chairman nor the Non-Executive Direclors are entitled to any compensation [ather than
accrued and unpaid fees and expenses for the period up o the termination) for loss of
office save that the Chairman and Non-Executive Directors may be entitied. in certain
limited circumsiances, such as corporate iransaclions, 10 receive payment in lieu of their
notice period where the Company has terminated their appaintment with immediate effect.
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Malus and Clawback

in relation to both Annual Incentive Plan and
LTIP awards under this Policy, malus and
clawback provisions will apply in the
following circumstances:

- discovery of a material missiatement
resuiting in an adjustment in the audited
accounts of the Group

- theassessment of any performance
candition was based on error, or
inaccurate or misleading informatian

- thediscovery that any information used
to determine cash or share awards was
based on error, or inaccurate or
misleading information

- action or conduct of a participant which
amounts to fraud or gross miscenduct

- corpoarale failure

~ events or the behaviour of a participant
have led to the censure of a Group
company by a regulatory authonty
or have had a significant detrimentat
impact on the reputation of the Group.

Discretion

The Committee has discretion in several
areas of Policy as set out in this Report.
The Remuneration Committee may also
exercise operational and administrative
discretions under relevant plan rules
approved by shareholders as set aut in
those rules. In addition, the Cammitiee has
discration to amend the Policy with regard
10 mingr or administrative malters where it
would be, in the opinion of the Committee,
disproportionate to seek or awail
shareholder approval.

In addition, the Committee retains the
discretion to override the farmulaic
outcomes of incentive schemes. The
purpose of this discretion is to ensure
that the incentive scheme outcomes
are consistent with averall Company
performance and the long term
axperience of shareholders.

Pre-existing obligations

and commitments

Itis a provision of this Policy that the
Campany can honaur all pre-existing
obligations and commitments that

were enterad inte prior to this 2022
Remuneration Policy taking effect. The
terms cf thase pre-existing obligatiens

and commitments may differ from the
terms of the Remuneraticn Policy and may
include {without limitation) obligations and
commitments under service contracts, long
term incentive schemes [including previous
Lang Term Incentive Plans}, pension and
benefit plans.
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How we intend to apply our new 2022 Remuneration Policy during
the year commencing 1 April 2022

The following pages set out how the Committee intends to apply the 2022
Remuneration Policy during the coming year, subject to shareholder approval.

Executive Directors’
remurneration

Basic sataries

The Executive Directors’ salaries for

the year beginning 1 April 2022 will
rernain 3t their levels on appointment
into their current roles [Simon Carter on
18 November 2020 and Bhavesh Mistry
19 July 2021). For confext, the average
increase provided to the wider employee
population on 1 April 2022 was 7%.

Basic satary
Qirecior: £000
Simon Carter . 750
Bhavesh Mislry £90

Pension and benefits

Both Executive Direciors will recewve a 15%
of salary pension contribution/allowance.
Benefits will be provided in line with the
policy and include a car alfowance and
private medical insurance.

Annual Incentive awards

The maximum bonus opportunuty for
Executive Directors remains unchanged at
150% of salary. The performance measures
for the Annual Incentive awards have baen
revised to provide closer alignment to our
strategy under our new CEOQ and CFQ and,
in particular, reflect more fully our
sustainabitity agenda. This is sel aut

in the {able below.

The detailed targets that the Committee
sets are considered 10 be commercially
sensilive and as such the specific targets
and perfoermance against them will be
disclosed in the 2023 Remuneration Report.

In assessing how the Executive Directors
perfarm during the year commencing

t April 2022, the Cammittee will take into
account their performance against all of the
measures and make an assessment in the
round to ensure that performance warrants
the level of award determined by the

tabte below.

This year, once again, the Committae will
assess performance in the context of the
wider stakeholder experience and overalt
corporate outcormne. Discretion may be
exercised by the Commitiee and. if this is
the case, a full explanation will be set out
in next year's Repaort.

As disclosed previously, the Commitiee
agreed that for Annual Incentive awards,
the sector weighted MSCI March Annual
Universe benchmark [which includes sales,
acquisitions and developments and so takes
into account active asset management as
well as a more representative peer groupl
would be most suitable.

In line with current practice, two-thirds of
any amount earned will be paid in cash with
the remaining ane-thicd [net of tax] used to
purchase shares which must be hatd for a
further three years.

Measure Target Waighting
Annual Financial budget targets for profitability
rol'taability 0% payout for meeting a threshold level rising to 100% 20%
pret payout for at least matching a stretch level
Quantitative
Financial Total Property Return outperfor mance target
Measures: Lost:: tP‘:':?e;:ZdR:tL:;nc:s I 17% payout for matching the MSCl benchmark index rising 20%
$0% reward 9 4 or ta 100% payout for outperforming by 1.25%
weighting
Financial budget targets for development profit -
Development profit 0% payout for meeting a threshold level rising to 100% payout 10%
for at least matching a stretch level
Benchmark score targets for GRESB rating. 0% payout for
o The Global Real Estate meeting a threshold scare rising to 50% payout for matching
Guantitative ESG Benchmark [GRESB) the score that achieves a 5 star rating and rising to 100%
Environmental payout for at least matching a stretch level score
Measures: 20%
20% reward A&B rating across the estate. 0% payout far meeting a
weighting EPC rating across estate threshold level, rising to 100% payout for at least matching
astratch tevel
O Realising the potential
of Campuses
Strategic/personal/ O Progressing value
custamer chjectives accretive developments
Mmeasures . . . 0%
20% reward Targeting epportunities C.ommercnatly senm_hve so these \mﬂlbe fully
weighting in Retail & Fulfitment disclosed and explained in next year's Report

O Active capital
recycling

O People
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LTIP awards will be granted lo Executive Directors during the year commencing 1 April 2022, after the conclusion of the 2022 AGM,
The size and timing of the award will be determined by the Committee at a later date and disclosed in an RNS announcement.
Full details will be included in pext year's Annual Report.

Subject to shareholder approval, the performance measures that are intended to apply to the 2022 LTIP award are as below.
These performance measures will be assessed over a period of three years. A lwa year post-vesting holding periad applies to

any shares vesting.

Meaasure

Link 1o sirategy

Measured retative 1o Weighting

Total Accounting Return (TAR)

The growth in British Land’'s EPRA Net
Tangible Asset Value INAV] per share plus
dividends per share paid aver the LTIP
performance period.

The TAR measure is designed

to link reward to performance at
the net property level that takes

account of gearing and our
distributions to shareholders.

TAR performance will be assessed against 50%
largets set in the context of the business

plan and investor expeciations over the

long term.

Threshald; 4% per apnum,__

Maximum: 10% per annum

Total Property Return [TPR)

The change in capital value, less any capital
expenditure incurred. plus net income. TPR
is expressed as a percentage of capital
employed gver the LTIP performance
period and is calculated by MSCI.

The TPR measure is designed
to link reward to strong
performance at the grass
property level.

TPR performance will be assessed against 25%
the performance of an MSCI secior
weighted benchmark.

Threshold: Equal to Index

Maximum: Index +1.00% per annum

Environmental, Sccial, Governance [ESG]
- Operational Carben Reduction

(C0:¢ per sqgm])
~ Operational Energy Reductien

The ESG rmeasure is designed
to link reward to delivering
our 2030 ESG commitments
measured against a

2019 baseline.

ESG performance will be assessed against 25%
1argels set in line with achieving our
sustainability vision.

Operationat Carbon Reduction
Threshold: 10% reduction
Intermediate: 20% reduction
Maximum: 30% reduction

QOperational Energy Reduction
Threshold: 7% reduction
Intermediate: 10.5% reduction
Maximum: 14% reduction

Mo vesting below threshold performance with 20% of the proportion attached to that measure vesting for threshold perfarmance.
There will be straight-line vesting between threshold and intermediate [if applicable] and streich performance targets.

The Committee retains the discretion to averride the formulaic outcomes of incentive schemes. The purpase of this discretion is to
ensure that the incentive scheme cutcomes are consistent with overall Company performance and the experience of our stakeholders.

Non-Executive Directors’ fees

Fees paid to the Chairman ang Non-Executive Direciors are positioned around mid-market with the aim of attracting individuals with the
appropriate degree of expertise and experience. The fee structure set out below s unchanged since being applied in 2019. The Chairs of

Committees also receive a mambership fee.

Chairman’s all inclusive annusgl| fee £375.000
Non-Executive Director’'s annyal fee E£64,000
Senior Independent Director’s annual fee £10.000
Audit or Remuneration Cormmitiee Chair's annual fee £20,000
Audit or Remuneration Commitiee member's annual fee £8.000
CSR Committee Chair's annual fee £14,000
Nomination or CSR Commiitee member’s annual fee £5,000
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DIRECTORS” REMUNERATION REPORT continued

Te deli n thi t have developed four priorities:
REMUNERATION AT A GLANCE o detiver on this straiegy. we P priort

How we align
rewards to
delivering
our strategy

As set out in the Strategic
Report, we have a clearly
defined business model
which underpins our key
‘ateds of fgeus Campuses
and Retail & Fulfilment.

Delivering against these areas lays the
foundation for future value creation. We
take a long term approach to running our
business; our focus is to deliver pasitive
outcomes for all of our stakehalders on

a long term, sustainable basis which can
mean that aclions taken in any one year
lake time to deliver value.

140

Regalising the
potential ot

Pragressing
value accretive

our Campuses developments

Peaple & Sustainability

The British Land Company PLC 00621920

Targeting
opportunities

Active capital !

recycling
_in Retail &
Fulfilment

We have developed a best in class platform,
including a broad range of skills acrass our
business, which will support the delivery of

our strategy. Read more on pages 18-27.

Our remuneration philosophy is to
incentivise and reward empleyees across the
Group. We set objectives for our Executive
Directars which are cascaded throughout
the business, with Executive Committee
sponsors, so that they are integrated within
the day-te-day management of the business.

In determining what the best measures

of performance are for incentivising

our employees, the Committee strikes a
balance between the shart term and langer
term goals that it sets. The short term goals
are a mixiure of the delivery of objectives
linked to our priorities and annual

financial performance.

Our new 2022 Remuneration Policy

This creates an alignment with
shareholders ensuring that the level of
annual borws is not out of line with the
perfarmance of the business in the
financial year.

Over the longer term, we measure our, - P |
performance against selected market

benchmarks. We anly deliver rewards

where the business at least maiches

those benchmarks and we share a

small percentage of any outperformance.

Woe tailor these benchmarks to be as

relgvant as passible o the composition of -

our business but we recognise that there

may inevitably be a degree of mismatch.

The chart below illustrates the alignment
between [)) what we are focusing on

doing lour strategic objectives), liil what
we measure and report on and [iii] what we
reward Executive Directors for delivering.

i year perfgrmance 3 year perfarmance
Annual '
profitability - Profit targets
Development Profit - Targeis for Oevelopment

Profit

Property valuation ¢hanges

- Relative Total Praperty
Return outperformance

~ Relative Total Property
Return autperformance

Tatal Accounting Return

- Absoiute Tofal Accounting Return
performance against a targe! range
e ]

Environmental Measures

- EPC ratings across estate
- GRESB Real Estale
benthmark

- Operational carben reduction
- Operational energy reduction

Realising the potentiat of
aur Lampuses

Progressing value
accretive developments

Targeting apportunities
in Retail & Fulfilment

Active capital
recycling

O People

-~ Strategic/persanaly
custamer ohjectivés lo
detiver our priorities

—
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Summary of the current 2019 Remuneration Policy and how we applied it
The Remuneration Policy was approved by shareholders on 19 July 2019. The Palicy will apply until the AGM in July 2022.
The Remuneration Policy is set outin full in the 2019 Annual Report and is available on our websile britishland.com/committees.

Element of Link lc sirategy Framewerk
remunaratign
Fixed Basic salary Attracts and retains expert people with Reviewed annually and increases typically in tine with
the appropriate degree af expertise and the market and general salary increases throughout
axperience to deliver agreed slrategy the Graup
Benefils Benefits are restricted to a maximum of £20,000 per
annum for car allowance and the amount required ta
cantinue providing agreed benefits at a similar level
year on year
Pension Defined contribulion arrangements - cash allowances
centribution in lieu of pension are made to the CEQ and CFO at 15%
of salary
Variable Annusl Performance measures related to British Maximum ogportunity is 150% of basic salary. 2/37is
Incentive Land's strategic focus and the Execulive paid in cash with the remaining 1/3% (net of laxl used
Bireclors” individual area of responsibility ta purchase shares on behall of the Executive Director
are set by the Committee at the beginning (Annual Incentive Shares] which must be held for a further
of the financial year three years whether or not the Executive Director remains
an employee of British Land
Long term  Total Property Return [TPR] links reward LTIP grants were set at 250% last year in the form of
incentive lo gross property performance performance shares, within the maximum value of an

Total Accounting Return {TAR} tinks
reward to net property periormance
and shareholder distributions

Total Shareholder Return [TSRI
directly correlates reward with
shareholder returns

LTIP award of 300% of salary

Executive Directors’ remuperation
The tables below show the 2022 actual remuneration under the current 2019 Remuneration Palicy against potential opportunity for the
year ended 31 March 2022 and prior year 2021 actual remuneration for each Executive Director. The figures for Bhavesh Mistry’s actual
and potential 2022 remuneralion are pro-rated to reflect part service during the year and include the value of awards granted upon
agpaintment 1o replace pre-existing incentives fram his previous employer as detaited on page 144,

Futtdisclesure of the single total figure of rermuneration for each of the Directors is set oul in the table on page 142.

Simon Carter Bhavesh Mistry
£'000 ' E£°000
FY22 Actual (L9 FY22 Actual Buyout £2,168
FY22 Patentiat LT £3.354 FY22 Potentiat Buyout £2.294
F¥21 Aciual R amunareson it £1.149 FY21 Actual N7 - joined British Land in July 2021
ll) 5('10 I,CIlBB |.5il]ﬂ ?.D‘DU 2.5lﬂl]' 3,600 3.5Iﬂ0 l:.l 560 1,(;00 'I.;DD 2.[;00 ?_5:00
Satary  Bermefts  Pension  Annualincentive  Long term incentives/

Buyouts
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How we applied our current Remuneration
Policy during the year ended 31 March 2022

The following pages set out how we implemented the Directors” Remuneration Policy during the year ended 31 March 2022 and the
remuneration received by each af the Directors.

Single total figure of remuneration (audited)
The fellowing Lables detail all elements of remuneration receivable by British Land's Executive Directors in respect of the year ended
31 March 2022 and show comparaiive figures for the year ended 31 March 2021.

Pensionar  Other items in

Taxable pension the nature of Annual Lang term Fixed Varizhle

Salary benelils allowancs  remuneration® Incentives' incentives’ Tolal remuneration remuneration’

222 022 2022 piired 2022 22 w2 wn w2

Executive Threctors £400 £000 £000 £00d €000 E000 €0ae €000 [
Simon Carter 750 20 113 1 1,025 0 1919 89) 1,028
Bhavesh Mistry? = ~7 "7 346" T 1" T 52 T 1,292 469 0 2,172 415 1,757

V. Estimated autcomes. 2022 Annual Incertive outcemes are subject 1a the publication of final MSCl results.

2. Forecast gutcomes. 2027 Leng Term tncentive auicomes are subject (o confirmation of final vesting tevels in June 2022.

3. Bhavesh Mistry was appointed 3s a Directar on 19 Juty 2021. Amounts paid are lime apportioned accordingly.

4. £1,288.044 of the amaunt paid to Bhavesh Mistry regresents awards made to Bhavesh under the Company’s LLong Term Incentive Plan ta replace pre-existing
awards from his previous empioyer that [apsed when he (elt to join the Company. These are regarded as variable remuneration. Fuli details of the grants that are
included in this amount are described in detail on page 144,

Pension ar  Other ilems in

Taxable pension e nature af Anngal Long tarm Fized Variable

Salary Benelits allowance  remuneralion Incentives? ingentives? Towal  remuneralien  remuneration

2023 2021 2621 2021 202 2021 22 2021 2021

£000 {000 £000 £000 £000 £0og £000 £000 £000

Siman Carter 557 20 89 10 473 {0 1,149 674 473

. As described within the 2021 Annual Report, Simon Carter’s salary reftecis the period from | April 2020 to 17 Movember 2020 as CFO for which he was paid a
pro-rated sakary based on a full year equivalent of £500.000 and (rom the peried from 18 November 2020 to 31 March 2021 as CEO for which he was paid a pro-rated
salary based on a full year equivalent of £750,000. Additianally, as previausty disclosed. the full Board waived an amount equal to 20% ot their respeclive {ees and
salaries for the four months from April to July 2620 in response to the Covid- 19 pandemic.

. Conlirmed outcomes. Actual Annual Incenlive and Long Term Incentive oulcomes are confirmed aller publication of the Annual Report each year, Ferecas!
estimated ligures were published in the 2021 Report; the actual oulcomes, which were unchanged fram the estimated figures, are reflected in the table above.

N

Notes to the single total figure of remuneration tabie (audited)

Fixed pay .
Taxable benefit

Taxable benefits include car allowance for Simon Carter of £16,700 and for Bhavesh Mistry of E11,766 and private medical insurance,

Other items in the nature of remuneration

In addition to the joining awards made to Bhavesh Misiry as described in footnote 4 to the single figure tadle, other items in the nature of
remuneration include: life assurance, permanent health insurance, annual medical check-ups, prafessional subscriptians, the value of
shares awarded under the ali-employee Share Incentive Plan and any notional gain an exercise for Sharesave options that matured
during the year, if any. '

Pensions

Simon Carier is a member of the Defined Centribution Scheme and utilises his Annual Pension Allowances; the remaining amaunt of

his pension is paid in cash, for him to make his own arrangements for retirement. Simon Carter is also a deferred member of the British
Land Definad Benefit Pension Scheme in respect of his emptoyment with British Lang earlier in his career. The table below details the
defined benefit pensions accrued at 31 March 2022, Bhavesh Mistry does not participate in any 8ritish Land pension plan. Instead he
receives a cash allowance in lieu of pension to make his awn arrangements for retirernent.

Defined benefit

pertsion accried at Normal

31 March 2022 retirement

Executive Director £000 age
Simaon Carter 40 60

There are ng additional benefits that will become receivable by a Director in the event that a Direclor retires early.
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Annual Incentives FY22 (audited)

The level of Annual Incentive award is determined by the Committee based on British Land’s performance and Executive Directors’
performance against quantitative and strategic targets during Uhe yedr. For Lhe year ended 31 Masch 2022 the Committee's assessment
and cutcaimes against these criteria {befare exercising any discretiont are set out betow. Quantitative measures are a direct assessmant
of the Company’s financia! perfarmance and in the very long term business we operate are a reflection of many of the decisions taken
in prior years. The delivery of strategic objectives positions the future performance of the business so payouts under this part of the
Annual (ncentive Plan will not necessarily correlale with payouts under the guanlilaiive measures in any year. The level of bonus
calculated by applying the crileria below generated an outcome of €.137% of salary far the two Executive Directors against a

maximum epportunity of 150%.

Perlormance
in line with
myimum
fxpeclations Performance in line Final
0% Payout Performance wilh maximum oulcome Final
axcept T2 of i Line wilh expeciatans 1% 4! autcame
The Quanlilative measure Weighling 17% Payout) expectations {1110% Payoutl max) (% of salary] Performance range
Net Asset Value changes 20%
Obps +125bps 17% payout for
maiching the MSCI
Totat Property Return " o Benchmark rising
vs MSCI Benchmark! 20% ~310bps . 20.00%  3000% to 100% payout for
putperforming by
- +240bps 125bps -
Annual Prafitability 30%
£200m £202m E210m 0% payout for meeling
Underlying Profit 30% . 30.00% 45.00% a threshold level rising
£951m to 100% payout
Balance Sheet Resilience 30%
" -
Refinancing 24 months 34 months 0% payout for meeting
Assessed by comparin a threshold level rising
g 10% @ |ioom  1500% 1000% payout for at
forecast net debt to the .
finance we have in place least matching a
P 42 mths stretch level
E1.0bn E1.58n 0% payout for meeting
Liquidity a threshold level rising
Based on avaiiable 10% 10.00% 15.00% to 100% payout for at
facilities and cash . leask matching a
E1.50n streich level
Sub-total 70% 70.00% 10500%

1. The above chartis a forecast of the 2022 TPR outcomes which will depend on performance against MSCI figures that will only become available alter the publication
of this Report and as such, represent an estimate of the final ligures.
2. £1.5bn is the average liquidity available throughout the year. [As at 31 March 2027 availatle liquidity was £1.3bn].
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Simon Carter

Maasure

Weighling

Qutcame

% award

The British Land Company PLC 00621920

Final suttame
1% of max|

Final sutcame
(% of salary}

Active Capital recycling

5.00%

Qver E£1bn of sales and two new joint venltures created;
completed on 50-50 Canada Water JV sale and exchanged
on sale of 75% stake in majority of assets at Paddington
Campus in April 2022.

4.17%

Eveolve our offer driving
leasing and operaticnal
outperformance

3.00%

3.9m sq ft of tetal leasing completed in £Y22 and Storey
cccupancy increased o 86%.

3.00%

Targeting Opportunities
in Retail & Fulfilment

5.00%

Invested in Retait parks, purchasing the minority
interest in HUT and compteling on a further £201m
Retail Park purchases.

Made significant progress on investing in logistics and
have rapidly assembted a £1.3bn development pipeling
focused on London.

3.00%

Realising the Potential
of Campuses

5.00%

Acquired £102m of assets outside of Landon atigned 1o
growth and innavation.

Plans in place [o grow exposure to innovation pccupiers at
our Campuses. Compleled lettings to innovation tenants
at Regent's Place and Broadgate.

2.67%

Progressing value
accretive development

5.00%

1 Broadgate now fully let lor placed under opiion)
following pre-lets to JLL and A&D. Maintained momantum
with Campus developments, with 91% of costs on
cammiiied s¢hemes now coniracled.

3.33%

People & Sustainability

7.00%

DE&| strategy approved by CSR Committee; B.4%
reduction in median gender pay gap |to 19.2%) and

8.1% reduction Lo median ethnicity pay gap (10 19.2%)

as at 5™ Aprit 2022.

Engagement survey conducted with score of 69%.
Delivered 18 Place Based initiatives in FY22.

Net Zero carbon audiis completed, and plans incarporated
inio the business planning process. EPC modelling across
managed assets being completed and aligned with nat
zero pathways; embodied carbon 632kgC02/m? on office
development pipeline.

5.00%

21.17%

3.75%

Bhavesh Mistry

Maasure

Waighting

Qutcome

% award

Final outcome
{% of max}

Final autcome
(% ol salaryl

Active Capital Recycling

8.00%

Fitch rating of A affirmed for unsecured credit.
Strong engagement with Investors and Analysts across the
year including evenls at Narton Folgate and Canada Water.

5.33%

Evalve our olfer, driving
leasing and operational
outperfermance

12.00%

Strong rent collection levels achieved with #7% Rent
and 98% Service charge coliected in FY22

Revised business planning process implemented and
ernbedded over the year.

7.00%

Pecple & Sustainability

10.00%

DE&I strategy approved by CSR Cormmiites, 8.4%
reduction in median gender pay gap lio 19.2%] and

8 1% reduction lo median ethnicity pay gap (to 19.2%}

as at 5 Aprit 2022,

Engagement survey canducted with score of 69%.
Delivered 18 Place Based initiatives in FY22.

Nel Zero carbon audits cornpleted. and plans incorgorated
into the business planning process. EPC madelling across
managed assels being campleted and aligned with net
zero pathways: embodied carbon 632kgC0y/m? an cffice
development pipeline.

Maintained GRESB 5 slar rating.

8.67%

21.00%

31.50%
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Final wulcume Final ouicane

Tolal Payout 1% of max} (% of salary!
Simon Carter 91.17% 134.75%
Bhavesh Mistry 1.00% 136.50%
lpro-rated applies from start date of 19* July 2021") 63.82% 95.76%'

t. Bhavesh Mistry’s final bonus gutcomne has been pro-rated ta take into account his start date of 19 July 2021,

Qne third of the annual bonus |afler tax hag been paid is used ta purchase shares which zre then held for three years by the
Executive Director,

2021 comparative: [n June 2021, the Commiltee canfirmed that the underperformance of TPR compared ta the IPD benchmark was
-3100ps in line with the estimate made for the purposes of the single total figure of remuneration table in the 2021 Annual Report.

Long term incentives (audited)

The information in the long term incentives column in the single total figure of remuneration table (see page 142) relates (o vesting

of awards granted under the following schemes, including, where applicable, dividend equivalent payments on those awards. The below
note outlines foretasts of the 2022 long term incentive outcomes. The actual oulcomes will anly become avaitable after the publication
of this Report.

Long Term Incentive Plan

The awards granted to Execulive Directors on 23 July 2019, and which will vest an 25 July 2022, were subject to three performance
conditions over the three-year period to 31 March 2021, The first condition {40% of the award) measured British Land’s Total Property
Returns ITPRI relative to the funds in the sectar weighted MSCI Annual Universe [the Benchmark) previously the IPO UK Annual Property
Index; the second |20% of the award) measured Total Accounting Return [TAR] relative to a comparator group of British Land and 15
other property companies: while the third {40% of the award] measured Total Shareholder Return [TSRI, half of which was measured
against the FTSE 100 and the other half measured against the comparator group of British Land and 13 ather property companies.

The TPR element is expected to lapse, based an British Land’s adjusted TPR of -1.6% per annum when compared to the Benchmark

of 0.4% per anpum, The TAR elemenl is also expected to lapse based on British Land's TAR of -4.6% per annum compared to 2.2% per
annum for the property company median. The actuat vesting of the TPR and TAR elemenis can oniy be calculated once results have been
published by MSC[ and all the companies within the comparator group respectively. The actual percentage vesting will be confirmed by
the Committee in due course and details provided in the 2023 Remuneration Repork. Korn Ferry has confirmed that the TSR element of
the award will lapse as British Land's TSR performance over the period was 1.9% compared to a3 median of 17.9% and 23.4% for the FTSE
100 and Properly companies camparator groups respectively.

ingrease in valug as a
result of share price

Estimated value of Estimated dividend movement baiween grani

Performance  Number of perlormance award on vesiing equivalenl and interest and vesting

Exacutive Directar shares of opliens shares awarded £000 £000 £000
Siman Carter Shares 233,383 nil nil nil

2021 comparative: As sel out in the 2021 Annual Report, the 2018 LTIP awards lapsed in full on 24 June 2021 as expected.

Share scheme interests awarded during the year (audited)
Long Term Incentive Plan to-

The total face value of LTIP awards made ta Executive Directars for the year ended 31 March 2022 was equivatent to 250% of basic salary
at grant.

The share price used ta determine the face vaiue of performance shares, and thereby the number of performance shares awarded, is the
average over the three dealing days immediately priar to the day of award. The share price for determining the number of performance
shares awarded tb Simon Carter was 496.47p and for Bhavesh Mistry, whose award was made after he joined the Campany, was 512.67p.
The performance conditions attached 1o these awards are set out in the Remuneration Policy approved by shareholders in July 2019 and
sumrnarised belaw.

Performance against the LTIP measures will be assessed aver a period of three years. If parformance against a measure is equal to

the index, 20% of the proportion attached to that measure will vest and if performance is below index the proportion aitached to that
measure will lapse. 100% of the proportion of each element of award attached to each measure will vest if British Land’s perfermance
is at a stretch leval. Those stretch levels are TPR 1.00% per annum, TAR 2.00% per annum, TSR |Real Estate] 3.00% per annum and TSR
[FTSE 100] 5.00% per annum. There will be straight-line vesting between index and siretch performance for each measure. Following a
change in the EPRA delinition of NAV, TAR is now being measured using EPRA Net Tangible Asset Value per share.

The performance measures and weightings of the 2021 grant were the same as applied to the 2019 grant described abave.

Performance shares

Percentage vesling on

Number of End of achievermnent of minmum
performance Face value perfermance perlfgrmange lhreshold

Executive Direcior Grant date shares granted Lo0s period Vesting dale
Simon Carter 22/06/2021 377,666 1,875 31/03/2024 22/06/2024 20%
Bhavesh Mistey 02/08/2021 238.945 1.225 31/03/2024 02/08/2024 20%
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Bhavesh Mistry Joining Grant

On 19 July 2021, being the date of Bhavesh Mistry's appointment as Chiefl Financial Officer, the Company made the below lisied grants of
performance shares to replace awards that lapsed al the end of his previous employment in order to join the Company. The vesting dates
and performance conditions that apply to the grants replicate those that applied Lo each of the awards that Bhavesh forfeited. Under the
terms of the grant, the net shareheclding following the settlernent of tax, national insurance and dealing fees must be held for two years
following vesting. Malus and clawback provisions agply.

in addition to the awards listed below, the Company made a grant of 43,580 ordinary shares to Bhavesh in order to replace the cash
element of bonus payments that he lost at the end of his previous employment. The shares had a face value of £217,256 representing the
net value of the award following the payment of tax and national insurance and must be hetd for two years. The gross value of the award.
included within the single figure lable on page 142 is £409.918.

The face value of ali of the awards was caiculated based on a share price of 498.90p, being the MMG for British Land shares the working

day immediately preceding Bhavesh's start date, Friday, 146 July 2021, —
Number of -

Award perlarmance Face value

ne shares grantad €000 Vesting date Pariormante Conditions
1 60,944 304 09/10/2021 Subject to remaining in employment al the date of vesting.
2 9.403 47 20/06/2022 Subject to remaining in emplayment at the date of vesting.
3 19.612 78 20/06/2022 Subject ta remaining in employment at the date of vesting.
4 46,273 221 29/05/2023 Subject to remaining in emplayment at the date of vesting.
5 28,209 141 27/05/2024 Subject to remaining in employment at the date of vesting.
b 9,403 47 26/05/2025 Subject to remaining in employment at the date of vesting.

The performance conditions and perfarmance period that apply to the grant mifror
those made by Tesco plc at the date of the ariginal grant on 16 July 2018 which
replicated perforrance conditions and performance periods that applied (o the ariginal
grant made by Whitbread plc as disclosed in the Whitbread plc Annual Repoert &
7 6,057 30 28/03/2022 Accounts. The performance period ended on 28 February 2022,
The performance conditions and performance period that apply ta the grant mirror
those made by Tesco plc al the date of the eriginal grani on 20 June 2019, as disclosed
in the Tesco plc Annual Report & Accounts. The performance period ended on
8 124,948 623 20/04/2022 28 February 2022.
' The performance conditiens and performance pecicd that apply to the grant are the
same as those sel by the British Land Remuneration Commiltee in respact of the British
Land 2020 LTIP Grant as set out in the 2020 British Land Annual Report and Accounts
9 121,787 507 03/07/2023 ) and on page 139 of this report,

In additian to the gross value of the award of 43,580 shares referenced above [£409.918). awards 1 to 6 in the above table are included
within the single ligure table under ‘other items in the nature of remuneration’ at a face value upoa grant of £856,652. Award 7, was
subject to performance conditions and vested at 66.3% on 28 March 2022. 4015 shares were subsequently released to Bhavesh, who
then sold 1,893 shares at a price of 534.85p Lo settle tax and national insurance contributions and desling fees. The gross value of the
proportion of the award that vested |£21.474] is included within the single figure table under ‘other items in the nature of remuneration’.

Awards 8 and ¢ are subjeci te performance conditions. Measurement of the performance conditions for Award 8 will be included within
the Tesco pic 2022 Annual Report. The vatue of the propartion of Award 8 that vests on 20 June 2022, will be reported within the 2023
British Land single figure table. Award 9 is subject to the same performance conditions as the LTIP awards made to British Land
Executive Directors in 2020, the estimated outcome of which will be reported in the 2023 single figure table.
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Directors’ shareholdings and share interests (audited)
The tablie below shows the Directars” shareholdings. inctuding shares beld by cannecied persons, as at year end or, if earlier, the date of
retirernent from the Board.

Although there are no sharehalding guidelines for Non-Executive Directors, they are each encouraged to hold shares in British Land. The
Company facilitates this by offering Non-Executive Directors the abilily io purchase shares quarterly using their post-tax fees. During the
year ended 31 March 2022, Mark Aedy, Irvinder Goodhew and Tim Score have each received shares in full or part satisfaction of their fees.

Ouistanding scheme interests as at 31 March 2022 Shares held
Unvested share Unvested share Taotal sharas

plan awards plan awards Vasted byl subject to Taotal of all share

(subjectta  Inct subjectio unaxercised outstanding plan awards and

performance pertarmance share plan share plan As at | Aprit  As at 31 March shareholdings as

Director measures| measures) awards awards 2021 2022 at 11 March 2022
Simen Carter . 883841 7,299 0 891160 171,798 221,728 1,118,888
Bhavesh Mistry’ 485,680 111,014 Q 596,694 0 78,001 674,695
Tim Scare [Chair) 80,905 100,526 100,524
Mark Aedy® 0 3,616 3615
tynn Gladden 18,339 18,239 18,339
Irvinder Goodhew 2.593 11,662 11,682
Alastair Hughes 737 7.37 7,371
Nicholas Macpherson 5,600 5,600 5,400
Preben Prebensen 20,000 20,000 20,000
Laura Wade-Gery 9585 9,585 $,585
Loraine Weodhouse 4,036 8,760 8,740

1 Bhavesh Mistry and Mark Aedy were appointed to the Board on 19 July 2021 and 1 September 2021 respectively.

In addition. on 5 April 2022, the following Non-Executive Directors were atlatied shares at a price of 532.54 pence per share in full or part
satisfaction of their fees:

Non-Executive Direclor Shares allolied
Tim Score 4,694
Irvinder Goodhew 1.916
Mark Aedy 1544

Acquisitions of ordinary shares after the year end
The Executive Directors have purchased or been grantad the following fully paid erdinary British Land shares under the terms of the
partnership, matching and dividend elements of the Share Incentive Plan:

Date of purchase Partnership
Executive Director oraward  Purchase price shares Malching shares  Dividend shares
Simon Carter 14/04/22 518.37p 29 58 -
16/05/22 505.68p 30 40
Bhavesh Mistry 14/04/22 518.37p 29 58 -
16/05/22 _ 505.68p 30 80

Other than as set out above, there have been no further changes since 31 March 2022,
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Sharehotding quidelines

The shareholding guidelines [as a percentage of salaryl for Executive Directors are 200% fer the Chief Financial Officer and 223%

for the Chief Executive. In addition, Executive Directers are required Lo retan shares equal ta the tevel of this guideline [or if they

have not reached the guideling, the shares that count at that time! for the two years following their depariure. There is no set timescale
for Executive Directors to reach the prescribed guideline but they are expected ta retain net shares received on the vesting of long term
incentive awards unul the larget is achieved. Shares thal count towards the hetding guideline are those which are unfetiered and
beneficially owned by the Executive Directors and their connected persens, conditienal shares and all vested awards count towards

the requirement on @ net of tax basis. All other awards that are still the subject of a performance assessment and any share options

da not count.

The guideline shareholdings for the year ending 31 March 2022 are shown betow based on a VWAP for 31 March 2022 of 5330:

% of Satary Held

Guideline as Halding counting [Based on
perceniage of Guideline 1award guidelines at 31 March 2022
Executive Direcior basic salary holding 31 March 2022 Shareholding|
Simon Carter 225% 316,601 227,728 167%
Bhavesh Mistry 200% 183,843 78,001 85%
Unvested share awards [subject to performance)
Number Subject o End of
ouistanding at periarmance performance .
Executive Director Date of granl 31 March 1022 measuras periad Vesling date
Simon Carter LTIP performance shares 23/67/19 233,383 Yes 31/a3/22 23/07/22
- LTIP performance shares 22/06/20 2812 CYes  31/03/23  22/04/23
LTIP pecformance shares 2206/ 377.666 Yes /03724 22/06/24
Bhavesh Mistry  LTIP performance shares 19707721 124948 Yes 280222 20/06122
LTIP performance shares 19/07/21 121,787 Yes 31/03/23 03/07/23
LTIP performance shares 02/08/21 238,945 Yes 31/03/24 02/08/24
Unvested share awards {not subject to performance)
Number Subject lo
ouistanding at performance
Executive Director Date of grani 31 Macch 2622 measures Vesting date
Bhavesh Mistry  LTIP performance shares 19/07/21 9,603 No 20/06/22
LTIP periormance shares 19/07/21 19,612 No 20/04/22
LTIP performance shares 19/07/1 44,273 No 29/05/23
LTIP pertormance shares \E7ny/ral 28,209 No 27/05/24
LTIP performance shares 19/07/21 9,403 No 26/05/25
Unvested option awards [not available to be exercised) '
Nurnber Subgect to End ol
outstanding at Optian price perigrmance performance Date becomas
Execytive Director . Daie of grani 31 March 2022 penca measures periad exercisable  Exercisable untd
Simon Carter Sharesave options 18/06/19 4137 435 No NIA 01/09/22 28/02/23

Other disclosures
Service contracls
All Executive Directors have rolling service cantracts with the Company which have natice periods of 12 manths on either side.

Nermal

fotice perigd

Date of service 10 be given by

Directer contract Company
Simon Carter 18/11/20 12 manths
Bhavesh Mistry 19/07/21 12 months

In accordance with the Code, alt continuing Executive and Non-Executive Directors stand for election or re-election by the Company’s
shareholders on an annual basis. The Oirectors’ service cantracts are available for inspection during normal business hours at the
Company's registered office and at the Annuval General Meeling. The Company may terminate an Executive Director's appointment
with immediate effect without notice or payment in Lieu of notice under certain circumstances, prescribed within the Executive
Director’s service contract.
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Executive Directors’ external appointments
Executive Directors may take up one non-execulive directorship at another FTSE company, subject to British Land Board appraval.
The Executive Directors do nol currently hold any paid externat appointments.

Relative importance of spend on pay

The graph belew shows the amounz spant on the remuneration for all emplayees lincluding Executive Directars] relative o the amount
spent on distributions te shareholders for the years to 31 March 2022 and 31 March 2021. Remuneration of employees increased by 21.5%
relative to the prior year. This is largely attributable to improved company performance resulting in larger bonus payments across the
business. Distributions lo sharehotders during the year increased by 102% relative to the prior year. This increase represents a full year
of paying dividends as opposed la the previous year where the Board took a decision te tempararily suspend dividend payments during
the initiat putbreak of the Covid-19 pandemic.

Remureralion of employees Distribution
£79m including Directors; ~=tg'shareholders—— =
2021422
E157m Wages and salaries ) P10 cash dividends paid
! ' 1 | v Annual Incantives to shareholders
0 100 200 300 400 - - PI0 tax withhalding
Social security costs
£65m X Non-PID cash dividends paid
2020/21 Pension casts to shareholders
£78m Equity-settled share-based Share buybacks
; : : ; ; payments
0 100 i) 300 490

Total sharehelder return and Chief Executive's remuneration

The graph below shows British Land’s total shareholder return for the 10 years from 1 April 2032 ta 31 March 2022 against that of the
FTSE All-Share Real Estate Investment Trusts [REIT) Total Return Index for the same period. The graph shows how the total reiurn
on a £100 investment in the Company made on 1 Aprit 2012 would have changed aver the 10-year period, compared with the total
return ¢n a £100 investment in the FTSE All-Share REIT Total Return Index. This index has been selected 25 a suitable comparator
because it is the index in which British Land’'s shares are classified.

The table below sets out the total remuneration of the Chief Executive over the same peried as the Tatal Shareholder Reiurn graph.

The Annual Incentive awards against maximum apportunity and LTIP vesting percentages represent the year end awards and forecast
vesting outcome for the Chief Executive. The quantum of Annual Incentive awards granted each year znd long term incentive vesting rates
are given as a percentage of the maximum opperiunily available.

Chief Executive 01213 Y14 18NS 00515 2006/17 2037418 2018/t 200920 2020/21'  202W22
Chief Executive’s singte total figure of remuneration {£000) 4,810 5398, 6551 34623 1938 2279 14653 1534 1644 1,919
Annual Incentive awards against maximum epportunity (%) 75 90 74 87 33 43 34 28 53 91
Long term incentive awards vesling rate against maximum

apportunity (%) 63 98 %3 54 15 16 0 0 0 0

1. Confirmed outcome.
2. Forecas! oulcama,
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Total shareholder return . .

The graph below shows British Land’s total shareholder return for the 10 years ta 31 March 2022, which assumes that £100 was invested
on 1 April 2012. The Company chose the FTSE All-Share REIT's sector as an apprapriate camparator far this graph because British Land
has been a constituent of that index throughout the period.

CEOQ pay ratio . .

The 2021/22 CED pay ralio, prepared in line with Method A of the reparting regulations, is sel out below, along with historic data. In line
with the methoed used last year, this method is considered to be the most comparable approach 1o the Single Figure calculation used for
the CEQ. The pay data is based on employees as at 31 March 2022 and has been analysed an a full-time equivalent basis, with pay for
individuals working pari-ume increased pro-rata (o the hours worked. Employees on maternity/paternity leave have been included in
the analysis.

The table below shows the movement in median ratio since 2019/20. The median ratio has increased in 2021/22 due to lhe higher bonus
payout for the CEO. The median ratio is consigerad 10 be consistent with the pay and progression policies within British Land as the
remuneralicn policy far the CEQ is set based an the same principles as the policy or the wider employee population. As such, salaries
for all amployees are set to reflect the scope and respansibilities of their role and take into account pay tevels in the external market,
The majority of staif are also eligible to receive a bonus, and whilst variable pay represents a larger propartion of the CEQ's package,

in all cases, there is a strong bink between payouts and the performance of bath the Company and the individual. The Commitiee Chair
has provided an explanatian of the relationship between reward and performance on page 127.

CEO pay ratic | 2019/20 2020421} 2024/22
Meathod C A A
CEOQ single tigure (£000) 1534 1,644 1,919
Upper quartile 141 16:1 17:1
Median 22:1 23:1 26:1
Lower quarltile 33:1 35:1 38:1

L. The 2020/21 single total figure of remuneration represents a blended amount calculaled by reference to the amounts paid to Chris Grigg and Siman Carter for the
respective periods thal they served as Chief Executive during the year.

The salary and total pay for the individuals identified at the Lower guartile, Madian and Upper Quarlite positions in 2021/22 are set out
- over the page. Having reviewed the pay levels of these individuals it is fel! that these are representative of the slructure and quantum of
pay al these points in the distribution of employees’ pay.
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2021722 Employee pay Salary Tatal pay
Upper gquartile 84,150 113,761
Median 65,600 74,750
Lower quartile - 38,641 50,813

Directors’ remuneration compared to remuneration of firitish Land employees

The table below shows the percentage changes in different elements of the Directers’ remuneration retative te the previous financial
year and the average percentage changeas in those elements of remuneration far emplayees of the tisted parent company The British
Land Company PLC. Positive changes in the fees paid to Non-Executive Directors are attributable to fees paid in respect of additional
Commitiee or Board responsibilities during the course of the year, rather than anincrease in ihe {evel of fees paid. In addition, from
April to July 2020, Direciors waived 20% of their respective fees and salaries in response to the Covid-19 pandemic which reduces the
fult year figure for 2021. The increase in employee salaries was due o inflationary and promolional increases during the year. Similarty,
the increase in annual incentive reflects a higher company multiplier in 2022 compared to 2021 as a result of stronger corporate |
performance against the targets. The salary increase for Simon Carker is due to his promotion to CEOQ during 2020/21, he did not receive
avalary increase in 2021/22. Similarty, the increase in annual bonus for Simon Carter is due to the higher opportunity in 2021/22 as a
result of being in the CEO rale for the fult year and also due to the higher bonus payout as set cut on page 142. The reduction in taxable
benefits will be largely driven by a reduction in the company's private medical insurance premium,

Bhavesh Mistsy, Mark Aedy, Irvinder Gocdhew and Loraine Woodhouse are not included in the table below as they were either
appointed during the year undar review or the previous year and therefore do not have two full years' worth of fees lo compare. They
have nat received an increase in salary or fees during the year beyond those attributable 1o changes in Committee responsibilities for
Non-Execulive Directors. Bhavesh's pay arrangements are unchanged since his appoiniment on 19 July 2021 and are explained fully
on page 142 .-

2022 vs 2021 2021 vs 2020

Base sataryflees Benefits Annual benus  Base salary/fees Benelits Annual benus
Remuneraiion element % thange % change % change % change % change % change
Siman Carter 35% -2.8% 117% n/a n/a n/a
Tim Score 7% 0% nla 20% 0% n/a
Lynn Gtadden 7% 160% n/a -6% 0% nfa
Alastair Hughes 9% 0% nfa -3% 0% nfa
Nichalas Macpherson 7% 0% n/a ~T% 0% nfa
Preben Prebensen 12% 0% n/a 12% 0% n/a
Laurz Wade-Gery 13% 0% nfa 0% 0% n/a
Aversge emplayees 5% -7% 50% 2% 1% nfa

The Commitiee reviews, takes advice and seeks information from both its independent adviser and the Human Resources department
on pay relatively within the wider market and the Company throughout the yeac. The CEO pay ratio, ethnicity and gender pay ratio help
to inform the Committee in its assessment of whether the level and structure of pay within the Company is agpropriate. The Commitiee
is satisfied with the current Policy and feels the opportunity and alignment are appropriate at the current time.
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Mon-Executive Directors’ remuneration [audited)
The table below shaws the fees paid to cur Non-Executive Directors for Ihe years ended 31 March 2021 and 31 March 2020:

Fees' Taxable berelils’ Tatal

w022 2021° 2022 202 w022 2021
Chairman and Nen-Executive Oirectors ) £000 £000 [a:00 ] £000 €000 £500
Tim Score {Chairf? 375 350 0 0 75 350
Mark Aedy* ’ ) 39 - 0 - 39 ~
Lynn Gladden 77 72 2 0 79 72
Irvinder Goodhew 75 36 0 1] 75 34
Alastair Hughes 96 88 0 0 %6 88
Nicholas Macpherson 72 &7 0 d 72 67
Preben Prebensen 95 85 0 0 95 85
Laura Wade-Gery 97 84 0 0 97 -1
Loraine Woodhouse 92 [ 0 4} 92 [

1. Fees include the basic fee of £44.000 paid to each Non-Executive Director with exception of the Chair,

2. Taxable benefits inctude the expenses incurred by Non-Executive Directors. Tha Company provides the tax grass up on these benefus and the figures shawn above
are the grossed up values, There 15 no variable element to the Non-Executive Direclors’ fees.

3. Tim Score was appainted Chair in July 2019,

4. Mark Aedy was appointed on 1 September 2021.

5. Ali the directors’ fees for 2021 reflect the impact of having waived 20% of their fees for four months during the year.

Remuneration Committee membership
As at 31 March 2022, and throughout the year under review, the Commiitee was comprised wholly of independent Non-Executive
Cirectors, The members of the Cammittee, together with attendance al Committee meetings, are set out in the table betow:

Date ol appoinimenl

Diracior Pasition lto the Committee] Atlendance
Laura Wade-Gery Chair . 13 May 2015 &f6
Lynn Gladden Member 20 March 2045 514
Irvinder Goodhew Member 17 Novernber 2021 2/2
Preben Prebensen Member 1 September 2017 &/6

During the year ended 31 March 2022, Committee meetings were also part attended by Tim Score [Chairmanl], Simon Carter [Chief
Executive Dificer], Bhavesh Mistry [Chief Financial Officer), Brona McKeowan {General Counsel and Company Secretary], Kelly Barry
{Reward Director] and Gavin Bergin (Head of Secretariatl other than for any item relating 10 their own remuneration. A representative
from Xorn Ferry also routinely atiends Committee meetings.
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Ihe Committee Chair holds regular meetings with the Chairman, Chief Executive and HR Director to discuss all aspects of remuneraticn
within British Land. She also meets the Committee’s independent remuneration advisers, Korn Ferry, prior 10 @ach substantive meeting
to discuss matters of governance, Remuneration Policy and any concerns Lthey may have.

How the Committee discharged its responsibitities during the year

The Committee’s rote and respensibilities have remained unchanged during the year [having been amended in March 2019 to incorporate
changes to the Cede] and are set out in fullin its terms of reference which can be found en the Company’s website
britishland.com/committees. The Committee’s key areas of responsibility are:

- the development of the 2022 Directors’ Remuneration Policy to be presented for sharehalder approval at the 2022 AGM, including
policy design, stakehclder engagement and consultaticn with major shareholders;

- in developing the periormance conditians relating to the Company's 2030 Sustainabitity Strategy within the proposed 2022 Directors’
Remuneration Policy, the Committee received in-depth technical briefings from subject matter experts irom the businass;

- reviewing the Remuneration Policy and strategy for members ¢of the Executive Committee and other members of executive
management, whilst having regard to pay and employrment conditions across the Group;
determining the total individual remuner alivn package of each Executive Director, Executive Cornmitiee member and other members
of management;

- monitoring performance against conditions attached to all annual and lang term incentive awards to Executive Girectors, Executive
Committee znd other members of management and approving the vesting and payment outcomes of these arrangements; and

- selecting, appainting and setting the terms of reference of any independent remuneration consultants.

In addition to the Committee’s key areas of responsibility, during the year ended 31 March 2022, the Commiittee also considered the
following matters: ’

--- -reviewing and recomimending-to-the Board the Remuneration Report to be presented for shareholder approval; S e

- remuneration of the Executive Direclars and members of the Executive Commiitee including achievernent of corporate and individual
performance: and pay and Annuat Incentive awards below Board-level;

- the extent Lo which performance measures have been met and, where appropriate, approving the vesting of Annual Incentive and
long term incentive awards: o

- granting discretionary share awards: reviewing and setting performance measures for Annual Incentive awards and
Long Term incentives;

- reviewing the Committee's terms of reference;

- feedback from the HR Oirector and Remuneration Consuliants following consultation with a3 workforce panel set up to discuss
Executive remuneration;

~ the Commiltee was made aware of the resulls of engagement surveys and any general themes that are impacting emptoyees.
All-employee communications were sent from Executive Commiltee members, including the CEQ, relating to wider
Company remuneration;

- considering gender and ethnicity pay gap reporting requiremenis; and

- receiving updates and training on corporate gavernance and remuneration matters from the independent remuneration censultant.

The Commitiee’s terms of reference have been reviewed by the Committee during the year and changes were made to defing
responsibilities belween the CSR Commiltee and the Remuneration Cornmittee and provide for one joint meeting per year as appropriate.

Remuneration consultants

Korn Ferry was appointed as independent remuneration adviser by the Committee on 21 March 2017 following a campetitive tender
process. Karn Ferry is 2 member of the Remuneration Consultants Group and adheres to that group’s Code of Conduct. The Commitiee
assesses the advice given by its advisers to satisfy itself that it is objective and independent. The advisers have private discussians with
the Committee Chair at least once a year in accordance with the Code of Conduct. Fees, which are charged an a time and materials basis,
were £146,480 {excluding VAT|. Korn Ferry also provided general remuneration advice te the Company during the year.

Voting at the Annual General Meeting
The table below shows the voling outcomes of the resolutions put to sharehalders regarding the Directors’ Remuneration Report at the
AGM in July 2021 and Remuneration Palicy at the AGM in July 2019.

Resolution Vaies for % for Vales against % against  Toial voles casi Vates withheld
Direclors’ Rernuneration Report [2021] 612,435,184 98.41 8,457,032 1.39  621.092.216 1,307,558
Oirectors” Remuneration Policy (20191 499,935,009 98.30 12.073,234 1.70 712,008,245 840,435

This Remuneration Report was appraved by the Board on 17 May 2022.

e,

Laura Wade-Gery
Chair of the Remuneration Commitiee

British Land Annual Report and Accounts 2022 153
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The British Land Campany PLC 00621920

Directors’ Report and additional disclosures

The Directors present their Report on the affairs of the Group, together with the audited fimancial statements and the report of the auditor
for the year ended 31 March 2022 The Directors’ Repart also encompasses the entirety of our Corporate Governance Report from pages
99-157 and Qther Infgrmatian section fram pages 239-248 for the purpose of section 463 of the Companies Act 2006 [the "Act’]. The
Directers’ Report and Strategic Report together constiiula the Management Report for the year ended 31 March 2022 for the purpose

of Qisclosure and Transparency Rule 4.1 8R. Information that is relevant ta this Report, and which is incorperated by reference and
including information required in accordance with the Act and or Listing Rule 9.8.4R, can be lacated in the follawing seclions:

lnfeemation Sectign in Annual Report Page
Future develppments ¢f the business of the Company Strategic Report 18to 27
Risk factors and principal risks Stralegic Report B4 to %6
Financial instruments - risk management objectives and policies Strategic Report 811083
Dividends Strategic Report 79
Sustainability governance Strategic Report 49 ta 50
Greenhouse gas emissions, energy cansumption and efficiency Strategic Report 58 ta 59
Viability and going ¢oncern $tatements Strategic Report 97
Governance arrangements Governance 104 10 109
Employment pelicies and employee involvement Strategic Report 35t037
Capitalised interest Financial Statements 182 ta 187
Additional ynaudited financiat infarmation Other Informaticn unaudited 239 to 244

Annual General Meeting (AGM)
The 2022 AGM will be held at 9:30am on
12 July 2022 at 100 Liverpool Street,
EC2M 2RH.

A separate circular, comprising a letter
from the Chairman of the Board, Nolice

of Meeting and explanatory notes on the
resolutions being propesed, has been
circutated lo shareholders and is available
on gur website britishland.com/agm.

Articles of Association

The Campany’s Articles of Association
{Articles] may only be amended by
special resolution at a general meeting

of sharehelders. Subject o applicabie law
and the Company's Articles, the Directors
may exercise all pawers of the Company.

The Articles are avaitable an the Company's
website britishland.com/governance.

Board of Directors

The names and biographical details of

the Directors and detasls of the Board
Cammittees of which they are members
are set out gn pages 101-103 and
incorporated into this Report by reference.
Changes to the Directors during the year
and vp to the date of this Raport are set
out on page 116. The Company's current
Articles require any new Direclor to stand
for election at the next AGM fallowing their
appointment. However, in accordance with
the Code and the Company's current
practice, all continuing Directors offer
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themselves for election or re-election,
as required, at the AGM.

Details of the Qirectors’ interests in the
shares of the Company and any awards
granted to the Executive Diracters under
any of the Company's all-employee or
executive share schemes are given in
the Directors’ Remuneration Report

on page 147. The service agreemenits of
ihe Executive Directors and the leiters of
appointment of the Non-Executive Directors
are alsa summarised in the Directors’
Ramuneration Repart and are avalable
for inspaction at the Company's
registered ofhice.

The appointment and reptacement of
Directars is governed by ihe Company's
Acticles, the Code, the Companies Act 2004
and any related legistation. The Board may
appoint any person o be a Director so long
as the tolal number of Directors does not
exceed the limit prescribed in the Articles.
The Articles provide that the Company may
by ordinary resalution at a general meeling
appoint any persan to act as a Qirector,
provided that notice is given of the
resotution identifying the proposed person
by name and that the Company receives
written confirmation of that person’s
willingness to act as Director if he or she
has not been recommended by the Board.
The Articies alse empower the Board

ta appoint as 3 Director any persen who

is willing to act as such. The maximum
passible number of Directors under the
Articles 1s 20. In addition to any power
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of removal conferred by the Companies Act
2004. the Articles provide that the Company
may by ordinary resolution (and withoul the
need for any special notice] remove any
Direcior fram office. The Articles also set
out the circumstances in which a persen
shall cease to be a Director.

The Articles require that at each annual
general meeting each person whois 2
Director on & specific date selected by

the Board shall retire fraom office. The date
selected shall be not more than 14 days
belare, and no later than, the date of the
aotice of annual general meeting. A Direcior
who retires at an annual general megeting
shall be eligible for reappoinimeni by the
shareholders.

Directors’ interests in contracts
and conflicts of interest

No contract existed during the year in
relation to the Company's business in which
any Director was materially interested.

Tne Company’s procedures far managing
canflicts af interest by the Directors are
set out on page 106. Provisians are also
contained in the Company's Articles which
allow the Directors to authorise porential
conflicts of interest.

Directors’ liability insurance
and indemnity

The Company maintains apprapriate
Directors’ and Officers’ liability insurance



cover inrespect of any potentiat legal action
brought against its Directors.

The Company has also indemnified each
Director to the extent permilted by law
against any liakility incurred in relation to
acts or omissions arising in the ordinary
ceurse of their duties. The indemnity
arrangements for all directors of the
Company are qualifying indemnity
provisions under the Act and were in
force throughout the year and arein
force at the date of the Report.

Share capital

The Company has one class of shares,
being ordinary shares of 25p each, all

of which are fully paid. The rights and
cbligations attached to the Company’s
shares are sel oul in the Articles, There
are no restrictions on voting rights or the
transter of shares except in relation to
Real Estate Investment Trust restrictions.
The Directors were gfa'f{led"au(hori(y atthe
2021 AGM 1o allot relevant securities up Lo
a naminal amount of £77,227,088 as well as
an additional authority to allot shares to the
same value on a rights issue. This autharity
will apply untif the conclusion of the

2022 AGM or the ctose of business on

10 September 2022, whichever is the
sooner. Al this year's AGM, shareholders
will be asked to renew the autharity te

allot relevant securities.

The Directors were granted authority at the
2021 AGM to allot shares in the Campany
and to grant rights to subscribe for, or
convert any security inta, shares in the
Company up to a maximum aggregate
naminal amount of £11.584.063. as

well as an additional authority to allot
shares up lo the same amount on a rights
issue anly. This authority will apply untit the
conclusion of the 2022 AGM. At the 2022
AGM, shareholders will be asked to

renew the allotment sutharity.

At the 2021 AGM a special resolution was
also passed to permit the Directors 1o allot
shares for cash on a non-pre-emptive basis
both in connection with a rights issue ar
similar pre-empiive issue and, otherwise
than in connection with any such issue,

up ta a maximum nominal amount of
£11,584,063. A further special resolutien
was passed to permit the Directors to

zliot shares far cash an a non-pre-emptive
basis up to the same amount for use onky in
connection with an acquisition or a specified
capital investment. At this year's AGM,
shareholders will be asked to renew

such powers.

The Company continued Lo hold 11,266,245
ordinary shares in treasury during the
whole of the yea) ended 31 March 2022
and to the date of this Report.

Further detaiis relating to share capital,
including movements during the year,
are set out in Note 20 to the financial
statements on pages 213-215.

Rights under an employee
share scheme

Employee Benefit Trusts [EBTs] operate
in connection with some of the Company’s
employee share ptans The trusiees of the
EBTs may exercise all rights attached to the
Company’s ordinary shares in accordance
with their fiduciary duties other'than as
specifically restricted in the documents
which govern the refevant employee
share plan.

Waiver of dividends

Blest Limited acts as trusiee [Trustee)

of the Company's discretionary Employee
Share Trust |EST). The EST holds and,
from time to time, purchases British Land
ordinary shares in the market, for the
benefil of employees, including to satisfy
outstanding awards under the Company’s
various execulive employee share plans. A
dividend waiver is in glace from the Trustee
in respect of all dividends payabte by the
Company on shares which it holds in trust.

Substantial interests
All notifications made to British Land under
the Disclosure and Transparency Rules

The British Land Company PLC 00621920

[BTR 5] are published on a Regukatory
Information Service and made available
on the lavestors section of cur website.

As 3131 March 2022, the Company had
been nolified of the interests noted at the
bottam of this page inits ordinary shares

in accerdance with DTR 5. The information
provided is correct at the date of notification.

Change of control

The Group's unsecured borrewing
arrangements include provisions thal may
anabie each of the lenders or bondholders
to request repayment or have a put at par
within a certain period following a change
of control of the Company. In the case of the
Sterling bond this arises if the change of
conirol also results in a rating downgrade
to belaw investment grade.

There are na agreements between the
Company and its Executive Directors or
employees providing for compensation for
loss of affice or emptoyment that occurs
specifically because of a takeover, merger
or amalgamation with the exception of
provisions in the Company's share plans
which could result in options and awards
vesting or becaming exercisable on a
change of control. All appointment {elters
for Non-Executive Directors will, as they
are renewed, contain a provision that allows
paymenit of their notice period in certain
limited circumstances, such as carporate
transactions, where the Company has
terminated thetr appomtment

with immediate effect.

Interesis in Percentage holding

urdinary shares disclosed %

BlackRock, inc. 97.459.024 10.5

- Brookiietd Asset Management Inc. 55,038,184 5.94
Norges Bank 74,998,396 8.09
APG Asset Management N.V. 48,072,042 sy
Invesco Ltd. 45,871,686 4.95

Since the year end, and up to 17 May 2022, the Company had been notified of the following
interests in its ordinary shares in accordance with DTR 5. The information provided is

correct at the date of notificalion:

Interests in Percentage holding

ordinary shares disclosed %
BlackRock, Inc. 100,400,771 0.8
Brookfield Asset Managemenl, Inc. 29,409,577 3.17
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DIRECTORS' REPORT AND ADDITIONAL DISCLOSURES continued

Payments policy

We recognise the importance of good
supplier relationships te the averall success
of our business. We manage dealings wilh
suppliers in a fair, consistent and transparent
manner, For more information please visit
the Suppliers section of our website at
britishland.com/suppliers.

Events after the balance
sheet date

Details of subsequent events, if any. can be
found in Note 24 on page 218.

Political donations and
expenditure
The Company did not make any political

donations or incur any expenditure during
the year (2021- nil].

Inclusive culture
- British-l-and- employees are eommitted—
to promoting an inclusive, positive and
collaborative culiure. In 2021 we launched
cur Diversity, Equality and Inclusion
Strategy ta set out our commilments
and goals to make 8ritish Land the most
inclusive organisation it can be. We treat
everyone equally irrespective of age, sex,
sexual orientation, race, colour, nationality,
ethnic origin, religicn, religious er other
philosophical belief, disability, gender
dentity, gender reassignment, marital
or civil partner status, or pregnancy
or maternity. As stated in gur Equal
Opportunities Palicy, British Land ireats
‘all colieagues and job applicants with
equality. We do not discriminate against
job spplicants, employees, workers or
contractors because of any pratected
characteristic. This applies to all
apportunities provided by the Company
including, but not limited to, job
applications, recruitment and interviews,
lraining and develepment, role enrichment,
conditions of work, salary and performance
review’. The Company ensures that our
policies are accassibile to all employees.
making reasonable adjustrneni
when required.
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Through its policies and more specifically
the Equal Opportunities, Disability and
Workplace Adjustment and Recruitment
policies, the Company ensures that entry
into, and progression within, the Company
is based solely on personal ability and
campelence to meet set job criteria. Should
an employee, worker or contraclor become
disabled in the course of their employment/
engagement, the Company aims o ensure
that reasonable steps are taken to
accommodate their disability by making
reasonable adjustments to their existing
employment/engagement,

Community investment
Qur financial cammunity investment during

the year Intalled £1,813,909 [2021: £1.475171].

Of this, £1.4m came from the Community
investment Fund which is managed by the
Community investment Committee and
averseen by the CSR Committee.

The Company also supporis employee
fundraising and payroll giving which are
included in the figures above. For the year
ended 31 March 2022 this covered:

- 50% uplift of British Land staff payroit
giving coniributions [capped at £5,000
per person and £50,000 per annum for
the whole arganisation]; and

- A stalf matched lunding ptedge,
malching money raised for community
organisatiens by British Land staff up
to £500 per person per year.

QOur community invesiment is guided by our
Local Charter, working with local partners
to make a lasting positive difference:

- connecting with lecal communities

- supporling educaiianal initiatives for
local peaple

- supporiing local training and jobs

- supporting local businesses
contributing to local people’s
wellbeing and enjoyment
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Through our community investment and
Lacal Charter activity, we connect with
cammunities where we operate, make
pasitive local contnbutions, help people
fulfil their potential, help businesses grow,
and promote wellbeing and enjoyment.
This alt supports our strategy to create
Places People Prefer.

Auditor and disclosure
of information

Each of the Direciors at the date of approval
of this Report canfirms that:

- 5o far as the Director is aware, there is

no relevant audit information that has
not been brought to the aitention of
the auditor

- the Director has taken all steps that
he/she should have taken ta make
himself/herself aware of any relevant
audit information and to establish that
the Comnpany's auditor was aware of
thatinformation

PwC has indicated its willingness to remain
in office and, on the recommendation of the
Audit Commiilee, a resolution to reappoint
PwC as the Company’s auditor will be
proposed at the 2022 AGM.

The Directors’ Repori was approved by the
Board on 17 May 2022 and signed on its
behalf by:

rsna MUK

Brona McKeown
General Counsel and Company Secrelary

The British Land Company PLC
Company number: 621920




Directors’ Responsibilities
Statement

The Directors’ Responsibilities Statement
below has been prepared in connection wilh
the Annual Report and financial statements
for the year ended 31 March 2022. Certain
parts of the Annual Report and financial
statements have nat been included in this
announcement as set out in Ngte 1 Lo

the financial information.

The Directors are responsible for
preparing the Annual Report and the
financial statements in accerdance
with applicable law and regulation.

Company law requires the directors

to prepare financial statements for

each financial year. Under that law the
directors have prepared the group financial
statements in accordance with UK-adopted
international accounting standards and

the campany financial statementsin
accordance with United Kingdom Generally
Accepted Accounting Practice [United
Kingdom Accounting Standards, comprising
FRS 101 "Reduced Disclasure Framewark™,
and applicable taw].

Under company law, Direclors must not
approve the financial statements unless
they are satisfied thai they give a true and
fair view of the siate of alfairs of the Group
and Comgpany and of the profit or loss of
the Group and Company for that peried.

In preparing the financial statements,

the directors are required lo:

- select suitable accounting policies and
then apply them consistenily:

- state whether applicable UK-adopted
international accounting slandards have
been followed for the group financial
staternents and United Kingdom
Accounting Standards, comprising FRS
101 have been fallowed fer the company
financial statements, subject ta any
material departures disclosed and
explained in the financial statements;

- make judgements and accounting
eslimates that are reasonable and
prudent; and

- prepare the financial statements on
the going concern basis unless it is
inappropriale to presume that the Group
and Company will continue in business.

The Directors are responsible for
safeqguarding the assets of the Group and
Company and hence for taking reasonabile
steps for the prevention and detection of
fraud and other irregularities.

The Directors are also responsible for
keeping adequale accounting records

that are sufficient te show and explain the
Group's and Company’s transactions and
disctase with reasanable accuracy ai any
time the financial position of the Group and
Company and enable them ta ensure that
the financial statements and the Directors’
Remuneration Report comply with the
Companies Act 2006.

The Directors are responsibte for the
maintenance and integrity of the company's
website. Legislation in the United Kingdomn
gaverning the preparation and dissemination
of financial statements may differ from
legislation in other jurisdictions,

Directors’ confirmations

The Directors consider that the Annual
Report and Accounts, taken as a whaole,
is fair, balanced and understandable and
provides the information necessary for
sharehalders to assess the Group’s and
Company's position and performance,
business model and sirategy.

Each of the Directors, whase names

and functions are listed in Corporate
Gavernance report on pages 101-1403.
confirms that, to the best of their knowledge:

- the Group financial statements, which
have been prepared in accordance with
UK-adoptad international accounting
standards and IFRSs issued by IASB,
give a true and fair view of the assels,
liabilities, financial pasition and profit
of the Group;

- the Cempany financial statements, which
have been prepared in accordance with
United Kingdom Accounting Standards,
comprising FRS 101, give a true and fair
view of the assets, liabilities and financial
position of the company and profit of the
Company; and

- the Annual Report and Accounts includes
a fair review of the devetopment and
perfermance of the business and the
position of the Group and Company,
together with a description of the
grincipal risks and uncertainties
that it faces.
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In the case of each director in cffice at the
date the Directors’ report is approved:

- safaras the Directar is aware, there is
no relevant audit information af which
the Group’s and Campany's auditars
are unaware; and

- they have taken all the steps thal they
ought to have taken as a Oireciar in
order 1o make themselves aware of
any relevant audit informalion and
to establish that the Group's and
Company’s auditors are aware
of that infarmation.

By order of the Board.

-

Bhavesh Mistry
Chief Financial Officer

17 May 2022
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INDEPENDENT AUDITORS® REPORT The British Land Company PLC 00621920

Independent auditors’ report to the members of
The British Land Company PLC

Report on the audit of the financial statements

Opinion

In nur npininn-

- The British Land Company PLC’s Group financial statements and Company financial statements (the “financial statements”} give
a true and fair view of the state of the Group’s and of the Company’s affairs as at 31 March 2022 and of the Group’s profit and the
Group's cash flows far the year then ended;

- the Group finarcial statements have been properly prepared in accordance with UK-adopted international accounting standards;

- the Company financial statements have been property prepared in accardance with United Kingdom Generally Accepted Accounting
Practice [United Kingdom Accounting Standards, comprising FRS 101 "Reduced Disclosure Framework”, and applicable law); and

- the financial statements have been prepared in accordance with the requirements of the Companies Act 2006,

We have audited the financial statements, included within the Annual Report and Accounts 2022 [the "Annual Report”), which comprise:
the Consolidated and Company Balance Sheets as at 31 March 2022; the Consolidated Income Statement and the Consolidated
Statement of Comprehensive Income, the Consolidated Statement of Cash Flows, and the Censolidated and Company Statemants

of Changes tn Equity for the year then ended; and the notes to the financial statements, which include a description of the signiticant
accounting pelicies. e

Our opinion is consistent with our reporting to the Audit Commilttae.

Basis for opinion

We conducted our audil in accardance with International Standards on Auditing [UK] I"15As {UK)'] and applicable law. Our responsibilitias
under 15As (UK| are further described in the Auditers’ responsibilities for the audit of the financial statements section of our report.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our opinion,

Independence

We remained independent of the Group in accordance with the ethical requirements that are relevant to our audit of the financial
stalements in the UK, which inctudes the FRC's Ethical Standard, as applicable to listed public interest entities, and we have fulfilled
our other ethical responsibilities in accerdance with these requirements.

To the best of our knowledge and belief, we declare that nen-audil services prohibitad by the FRC’s Ethical Standard were nol provided.

Qther than those disclosed in Note 5, we have provided no non-audit services to the Company or its controlled undertakings in the period
under audit.
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INDEPENDENT AUDITORS REPORT continued

The British Land Company PLC 00421920

Our audit appreach
Overview

Audit scope - Wa tailored the scepe of our audit to ensure that we performed enough work to be able to give an
opinion on the financial statements as a whole. The Group financial statements are prepared on a
consolidated basis. and the audit team carries out an audit over the consolidated Group balances in
suppert of the Group audit opinion.

- In planning our audit. we made enguiries with management to undersiand the extent of the potenbial
impact of climate change risk on the financial statements. Management concluded that there was na
material impact on the financial statements. Our evaluation of this conclusion included challenging
key judgerments and estimates in areas where we considered tha! there was greatest potential for
climate change impact. We particularly considered how climate change risks would impact the
assumptions made in the valuation of investment properties as explained in our key audit matter
below. We also considered the consistency of the disclosures i relation to climate ¢change made
within the Annual Report, the financial statements and the knowledge obtained from our audit. We
assessed the consideration of the cost ¢f delivering the Group's climate change and sustainability
strategy within the going cancern and viability forecasts.

— . Keyauditmatters_.__. . _ .= Valuationafinvestment and development properties. eilher held directly or threugh jeintventures. ..

{Group).

- Recoverability of tenant debiors and incentives [Group).

- Accounting for Canada Water partiat disposal and joint venture arrangement (Group|.

- Taxation |Groupl.

- Valyation of investments and loans 16 subsidiaries and joint ventures iCompany].

Materiality - Qverall Group materiality: £98.4 million (2021: £88.8 million] based on 1% of tatal assets.

- Specific Broup materiality: £12.6 million {2021: £14.1 million], based on 5% of the Group’s underlying
profit before tax.

- Qverall Company materiality: £88.5 million §2021: £79.9 million) based en 1% of total assets.

- Performance maleriality: £73.8 million [2021: £66.6 million] [Group] and £66.4 millian
(2021: £59.9 million] {Companyi.

The scope of our audit .
As part of designing our audit, we determined materiality and assessed the risks of material misstaiement in the financial statements.

Key audit matters

Key audit matters are those matters that, in the auditers’ professional judgemaent, were of most signilicance in the audit of the financial
staiements of the current period and include the most significant assessed risks of material misstatement [whether or not due to fraud]
identified by the auditors, including those which had the greatest effect on: the averall audit strategy; the allocation of resources in the
audit; and directing the eftiorts of the engagement (eam. These matters, and any cormments we make on the resulls of our procedures
thereon, were addressed in the context of our audii of the financial staterments as a whole, and in forming our opinien thereon, and we
do not provide a separale opinion on these matters. '

This is not 2 complete list of ali risks identified by our audit.

Accounting for Canada Water partial disposal and joint venture arrangement 1s a new key audit matler this year. Covid-19, which was a
key audit malter last year, is no longer inctuded because we have assessed the impact of the pandemic on key judgements ar estimates
within the Group and Company financial statements through other key audit matters included within this repert. Otherwise, the key audit
matiers below are consistent with last year.
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Haow our judil agdressed the key audit malter

Yaluation of investment and development properties,
either held directly or through joint ventures |Grougl
Refer to the Repori of the Audit Commiitee, Notes ta

the financial statements - Nete 1 [Basis of preparation,
significant accounting policies and accouniing judgements),
Note 10 {Property] and Note 1 {Joint ventures).

The Group owns either directly or threugh joint ventures

a porttolio ol preperty consisting of Lampuses. Retal &
Futtilment and Developments. The tatal property portialio
vatuation for the Group was £4,%44 million £2021: £6,247 million|
and for the Group's share of joint ventures and funds was
£3,545 million {2021: £3,047 millionl as at 31 March 2022.
The valuations were carried out by third party valuers CBRE,
Jones Lang LaSalle, Cushman & Wakefield and Knight Frank
{the "Valuers”). The Valuers were engaged by the Directors
and performed their work in accordance with the Royal
Institute of Chartered Surveyars ["RICS”| Valuation -
Professional Standacds and the requirements of International
Accounting Standard 40 “investment Property’.

In determining the valuation of a property, the Valuers

take into account property-specific information such as the
current kenancy agreements and rental income. They apply
assumptions for yields and estimated market rent, which
are influenced by prevailing markat yietds and comparable
rnarket transactiens, to arrive at the final valuzation, For
developments, the residual appraisal method is used, by
estirnating the fair vatue of the completed project using a
capitalisaiion method tess estimated casls to complation
and a risk premium.

The valuation of the Group's property pertfolio was identified
as a key audit maiter given the valuation is inherently
subjective due to, among other factors, the individual nature
of each property, its location and the expectad future rental
streams for that particular property. The significance of the
estimates and judgements involved, coupled with the fact
that only a small percentage difference in individual property
valuations, when aggregated, could resuliin a material
misstatement, warranted specific audil focus in this area.

Given the inherent subjectivity involved in the vatuation of the property
portfolio, and therefore the need for deep market knowledge when
determining the maost appropriate assumptions and the technicalities
of valuation methodology, we engaged our’internal valuation experts
{qualified chartered surveyors] to assist us in our audit of this area.

Assessing the Valuers' expertise and objectivity

We assessed the Valuers’ qualifications and expertise and read their
terms of engagement with the Group to determine whether there were
any matters that might have affected their objectivity or may have
imposed scope limitations upon their work. We also cansidered fees
and other contractual arrangements that mighl exist between the
Group and the Valuers. We found na evidence ta suggest that the
objeclivity of the Valuers was compromised.

Assumptions and estimates used by the Valuers

We read the valuation reports for the properties and confirmed_ that the
valuation apgroach for each was in accordance with RICS standards.
We obtained detaiis of each property held by the Group and set an
expected range for yield and capital value movement, determined by
reference to published benchmarks and using our experience and
knowledge of the market. We compared the investment yields used
by the Vatuers with the range of expected yields and the year on year
capital movement to our expected range. We alsc considered the
reasonableness of other assumptions that were not so readily
comparable with published benchmarks, such as estimated

rental value. For developmenis valved using the residual valuation
methed, we abtained the development appraisal and assessed the
reasanableness of the Valuers’ key assumptions. This included
comparing the yield to comparable market tenchmarks, comparing
the costs to complete estimates 10 developrnent plans and cankracts,
and considering the reasonableness of other assumplians that are net
so readily comparable with published benchmarks, such as estimated
rentat value and developers’ profit. We held discussions with each of
the Valuers and chatienged their approach to the valuations, the key
assumptions and their rationale behind the mare significant valuation
mavements during the year. Where assumplions were outsice the
expecied range or showed unexpecled mavemnents based on aur
knowledge, we undertook further investigations, held further
discussions with the Valuers and obtained evidence to support
explanations received. We also challenged the Yaluers as Lo the extenl
to which recent market transaciions and expected rental values which
they made use of in deriving their valuations tock inte account the
impact of climate change. The vatuation commeniaries provided by the
Valuers and supporting evidence, enabled us to consider the property
specific faclors that may have had an impacl on value, including recent
comparabie transactions where appropriate. We concluded that the
assumptions used in the valuations were supportable in light of
available and comparable market evidence.
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How our audit addressed the key audil matter

Valuation of investment and development properties,
either held directty or through joint ventures |Group)
{continued)

Information and standing data

We performed testing on the standing data in the Group's infarmation
systems concerning the valuation process. We carried out procedures,
on a sample basis, to satisfy surselves of the accuracy of the property
infermation supplied o the Valuers by management. For operating
properlies, we agreed {enancy infarmation to supporting evidence on

a sample basis. For developments, we confirmed that the sugporting
iaformation for construction contracts and budgets, which was supplied
to the Valuers, was alsa consistent with the Group's records for example
by inspecting original construction contracts. For developments,
capitalised expenditure was tested on a sample basis to invoices,

and budgeted cosls to complete cornpared with supporting evidence.
We agreed the amounts per the valualion Feports (o the accounting
records and the financial statements.

We have no issyes to reporl in respect of this work.

Recoverability of tenant debtors and incentives [Groupl
Refer 10 the Report of the Audit Committee, Notes to

the financial statements - Nate 1 [Basis of preparation,
significant accounting pelicies and accounting judgements|,
Note 10 [Properiyl and Note 13 [Debtersl. The total value of
trade debtars recognised within the Group is £53 million
{2021: £82 million) and within joint ventures is £17 million
[2021: £27 million) at 31 March 2022, against which an
Expected Credit Loss ['ECL’) provision of E47 million

[2021: €57 miltien] and £13 million [2021: £15 maltion|
respectively has been recognised.

Total tenant incentives across the Group is £16% million
{2021: £149 million| and across joint veniures was

£100 million at 31 March 2022 12021 £79 million), against
which an ECL provisien of £23 million (2021: £23 million}
and £9 million 12021: £6 million] has been recognised.

Covid-19 and the resulting economic and social disruption
brought unforeseen challenges to Landon and ihe wider
global economy; impacting the Group and in general the
averall risk prafile, Whilst conditions improved in 2021/2022
as a result of the vaccine programme, thare remains a risk
of tenants defaulting or tenant failure, particularly in respect
to the teisure, retail and hospitality sectors. The level of
arrears is higher than pre the pandemic and. although lower
than the prior year, a significant proportion of the arrears
relates to debtars that are greatar than six months old.

The efiecis of the pandemic are likely to continue to be
experienced for some time, and therefore the estimaticn

of the ECL provision against tenant debtors and incentives
ramains highly subjective and contains sigaiticant
estimation uncertainty.

The Directars have applied the ECL modei under IFRS 9
Financial Instruments and utilised a matrix methodology
to determine the provision. The key assumptions have been
the tenants’ risk rating and the related expected loss rate
for each risk rating and ageing combination. Tenant risk
ratings have been determined by the Directars, taking into
consideration information available surrounding a tenant's
credit rating, financizl position and historical defauli rates.
Consideration has also been given to the currentimpact ol
Covid-19 and its potential future impact on the tenant’s
husiness along with industry trends.

We have evaluated the methodology utilised by the Directors in
determining the ECL provisions as at 31 March 2022. We are salisfied
the approach is comptiant with the requirements of IFRS 9 "Financial
Instruments’ We abtained and checked the mathematical accuracy,
and completeness, of the data used to calculate the provision balances,

Given the complexity and the manual nature of the ECL model,
we used an independent application to check the integrity of the
spreadsheet used to calculate the provision.

0On a sample basis, we performed detailed testing over the underlying
data and information used in the ECL analysis including but not limited
to verifying: the tenant’s year end autsianding deblor balance; the
tenant’s year end unamortised tease incentive balance; the lenant’s
credit histories and current trading performance: the ageing of the
balances: the level of cash collections during the year; and the
forward looking macroecanomic environment amongst other factors.

We assessed the significant assumplions adopted by management

in the provision for ECL an tenant debters and incentives against
supperting evidence. For a sample we assessed the appropriateness of
the most significant assumptions being: the categorisation of tenants
into different risk ratings and the provisioning percentages agplied lo
each of these risk categories by agreeing to supporting documents.

We reviewed the disclosures made in relation to the ECL provision
and the sensitivity of ihe provision to the underlying probability of
delault applied.

We have no matters to report in respect of this work.
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How our audii addressed the key audit malter

Recoverability of tenant debtors and incentives {Group)
{continued)

The expected loss rate has also taken into consideration the
ageing profile of the debtors and the historical cash collected
over the pandemic period.

The same key assumptions are applied in the ECL model

far tenant incentives, withoul the consideration of the ageing
profile and historicsl cash collections which are not relevant
for tenant incentive balances. On the basis that the
estimation of an ECL provision against the (enant debtors
and incentives balances has been highly subjective and
contains significant estimation uncertzainty, we have
identified this as a key audit matter.

Accounting for Canada Water partial disposal and jeint
venture arrangement [Group)

Refer to the Report of the Audit Cernmittee and Nate 1
(Basis of preparation, significant accounting palicies and
accaunting judgements], Note 10 (Propertyi and Note 11
{Joint ventures).

During the reporting period, the Group disposed of 50% of
its share in the Canada Waier Masterplan [the ‘Masterplan’]
to AustralianSuper far £580m. The carrying value of BL's
share prior to the transaction was E474m and the dispasal
resulted in a gain of £106m. IAS 28 requires the Group Lo
anly recognise the proportien of the gain from unrelated
investors’ interests. and therefore a gain on disposal of
g4bdm [after £8 million of transaction costs) has been
recognised at the Group tevel.

The Group formed a joint veniure arrangement

with AustralianSuper. Management has classified the
arrangement as a joint venture that is equity accounied on
the basis that both parties have joint control of the entity. The
Group has recognised the investment in joint venture initially
at 90% of the carrying value at the date of the transaction
{£238m) and then recognised a £46m valuation gain through
picking up a 50% share of total comgrehensive income of

the joint venture lrepresenting the valuation movement to

31 March 2022). Therefare the total gain going through the
Income Statement is E90m of which £44m is ¢lassified in

the profit en disposal of investment properties line item

and £4ém is classified in the joint ventures line ilem.

This warranted additional audit focus due to the size

and nature of the transaction.

We understood the nature of the transaction and assessed the

proposed accounting treatrent in relation to the Group's accounting

policies and relevant IFRSs. For the dispesal, we obtained and
reviewed the key supporting documentation such as Sale and

Purchase Agreement and complelion statemenis. Consideration
received or paid was agreed to bank statements. For the joint venture
arrangernent, we read the undertying contracis and agreed the

accounting treatment of the jaint venture arrangement was in

accardance with IFRS 10 "Consalidated financial statements’, IFRS 11
“Jaint arrangements’, and IFRS 12 'Disclosures of interests in other
entities and checked that the degree of control or influence held by
the Group is apprapriale to recognise a joint venture arrangemenit.

We have no matters ta report in respect of this work.
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How our audil addressed the key audil maiter

Taxation (Groupl|

Refer to the Report of the Audit Commitlee, the Notes

to the financial statements - Note 1 {Basis of pregaration,
significant accounting polities and accounting judgements)
and Mote 7 [Taxationl.

The UK Real Estate Investment Trust [REIT) regime granis
companies tax-exempt status provided they meet the rules
within the regime. The rules are complex. and the tax-
exempt status has a significant impac! on the financiat
staterments. The complexity of the rules creates a risk af
aninadvertent breach and the Group’s profit becoming
subject to tax,

The Group’s status as a REIT underpins its business model
and shareholder returns. Far this reason, it warrants special
audit facus.

The obligations of the REIT regime include requirements to
comply with balance of business, dividend and incoma cover
tesis. The Broadgate joint venture is also siructured as a
REIT and as such, REIT compliance is also of relevance

for this joint venture in addition to the overalt Group.

Tax provisions are in place Lo account for the risk of
challenge of certain of the Group's tax pasitions. Given
the subjective nature of these provisions, additional
audit focus was placed on tax provisions.

We confirmed our understanding of management’s apgroach to
ensuring compliance with the REIT regime rules and we invalved our
internal taxation specialists to verify the accuracy of the application of
the rules.

We obtained management’s calculations and supporling
docurneniation, verified the inputs to Ltheir calculations and re-
performed the Group's and Broadgate's annual REIT compliance tests.

We used our knowledge of 1ax circumstances and. by reading relevant
correspondence between the Group and Her Majesty's Revenue &
Cusloms and the Group's external tax advisors, we are satished that
the assumptions and judgements used by the Group in determining
the tax provisions are reasonable.

We have no issues to report in respect of this work.

Yaluation of investments and loans to subsidiaries and
joint ventures {Company)

Refer to the Notes to the financial statements - Note A
Accounting policies [Criticat accounting judgements and

key sources of estimation uncertaintyl and D [Investments
in subsidiaries and joint ventures, toans ta subsidiaries and
ather investments|. The Company has investments and loans
to subsidiaries of £33.140 million (2021: £33,142 million]

and investments in joint veniures of £116 million

(2021: E106 million] as at 31 March 2022. This is following the
recogaition of a £32 million [2021: £34 million| provision for
impairment on investments in subsidiaries, a write back of
imparrment of £221 million [2021: pravision £756 millian}
recognised on loans to subsidiaries, and a £22 million

[2021: £333 miltion] provision far impairment on investments
in joirk ventures in the year. The Company’s accounting
policy for investrnents and loans is to hald them at cost

less any impairment. Impairment of the loans is calculated
in accardance with IFRS 9, where expected credit losses

are considered Lo be the excess of the Company's interest

in a subsidiary or joint venture over the subsidiary or joint
venture’'s fair value. Investments in subsidiaries and joint
veniures are assessed for imparrment in line with IAS 35.

Given the inherent judgement and complexity in assessing
both the carrying value of a subsidiary or joini venture
company, and the expected credit toss of sntercompany
receivables, this was identified as a key audit matter.

We obtained the Directors’ impairment assessment for the
recoverability of investments and loans held in subsidiaries and
Jjoint veniures as at 31 March 2022.

We assessed the accounting policy for investments and loans tn
subsidiaries and joint ventures to ensure they were compliant with
FRS 101 "Reduced Disclosure Framework”. We verified that the
methgdology used by the Directors in arriving at the carrying value
of each subsidiary, and the expected credit lass ‘simplified approach’
provision for intercompany receivables, was compliant with FRS 101,

We identified the key judgement within the requirement for impairment
of both the investrments and loans o subsidianes and investments in
jaint ventures (o be the underlying valuation of investment property
held by the subsidiaries and joint ventures. For details of our
procedures over investment property valuations please refer

to the refated Group key audit matier above.

We have no issues to report in respect of this work.
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Key audit matter How ¢ur audit addressed the key sudit matier

Valuation of investments and loans to subsidiaries and
joint ventures [Company) [continued}

The primary determinant and key judgement within both the
fair vaiue of each subsidiary and joint venture company and
the ECL of amounts owed is the value of the investment
property held by each investee. As such it was over this

area thai we applied the most focus and audit effort.

How we tailored the audit scape
We tailored the scope of cur audit to ensure thal we performed enough work to be able to give an opinion on the financial statements
as a whole, taking into account the siructure of the Group and the Company, the accounting processes and controls, and the industry in
which they cperate. The Group pwns and invests in a number of investment and development properties in two segments, Campuses and
Retail & Futfilment, across the United Kingdom. These are held within a variety of subsidiaries and joint veniures with the Group financial
statemnents being a consolidation of these entities, the Company and the Group's joint ventures. The Broadgaie Joint Venlure was subject
1o a full scope audit, while the Meadowhall and Canada Water Jeint Ventures were scoped in for specilic account balances. All work was
carried out by the Greup audit team with additional procedures performed 2t the Group level (including audit procedures over the

- consadtidation and tonsolidation adjustments| 1o enstre sulficient ceverage and Sppropriate audit evidence for our gpinian gn tha
Group financial statements as a whole.

The Group operates a comman IT environment, processes and controls across all reporiable segments. In establishing the overall
approach o our audit, we assessed the risk of material misstatement, iaking intg accaunt the nature, likelihood and potential magnitude
af any misstatement. Following this assessment, we applied professional judgement ta determine the extent of testing required over each
balance in the financial slaiements.

In respect of the audit of the Company, the Group audit team performed a full scope statutory audit.

Materiality

The scope of our audit was influencad by our apptication of materiality. We sel certain quantitative thresholds for materiality. These,
togelher with qualilative considerations, helped us to deiermine the scope of our audit and the nature, liming and extent of our audit
procedures on the individual financial statement tine items and disclosures and in evaluating the effect of misstatements, both
individually and in aggregate on the financial statements as a whole.

Based on our professional judgement, we determined materiality for the financial statements as a whole as follows:

Financial statements - Group - Financial sta fements - Caompany
Overall materiality £98.4 million (2021: £88.8 million). £88.5 mitlion [2021: £79.9 million).
How we determined it 1% of total assels. 1% of total assets.
Rationale for benchmark A key determinant of the Group's value is The Company’s main activity is the investments in
applied praperty investrnents. Due to this, the key area and leans to subsidiaries and joini ventures. Given

of focus in the audit is the valuation of investrent  this, and consistent with the prigr year, we sel an
and development properties, either held directly ~ overall Company materiality level based on total

or through joint ventures. On this basis, and assets. For purpases of the Group audit, we
consistent with the prior year, we set an overall capped the overall materiality far the Company
Group materiality level based on total assels. to be 90% of the Group overall materiality.

For each component in the scope of aur Group audit, we allocated a materiality that is less than our overall Group materiality. The range
of materiality allocated across components was between £12m - E50m. Certain components were audited to a local siatutory audit
materiality that was also less than our overall Group materiality.

In additian, we set a specific materiality level of £12.6 million [2021: £14.1 millioa] for items within the underlying column of the Income
Statement. Far 2022, this is based an 5% of the Group's underlying profit before tax. Far 2021, this was based on 5% of the three year
average profil after tax, The benchmark for 2021 was determined on the basis that the measure used to calculate specific materiality had
fluctuated aver the prior three years due to Covid-19. tn arriving at this judgement, we had regard to the fact that the underlying pre-tax
profit is a secondary financial indicator of the Group Irefer to Note 2 of the financial staternents where the term is defined in fulll.

We use performance materiality t¢ reduce te an appropriately low level the prebability that the aggregate of uncorrected and undetected
rmisstalements exceeds overall materiality. Specifically, we use perfermance materiality in determining the scope of our audit and the
nature and extent of our lesting of account balances, classes of transactions and disclosures, for example in determining sample sizes.
Our performance materiality was 75% 12021: 75%) of overall materiality, amounting to £73.8 million [2021: £46.6 million] for the Group
financial statements and £64.4 million (2021: £59.9 millien) for the Company financial statements.
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In determining the performance materiality, we considered a number of factors - the histary of misstatements, risk assessment and
aggregation risk and the effectiveness of controls - and concluded thai an amount at the upper end of our narmal range was appropriate.

We agreed with the Audit Commitize that we would repor! 1o them misstatements identified during our audit above £4.9 million [Group
audit) (2021 €4.4 millien) and £4.4 million [Company audit] (2021: £4.0 million| as well as misstatements below those amaunts that, in
our view, warranted reporting for qualitative reasons.

In addition we agreed with the Audit Committee that we would report to them misstatements identified during our Group audit above
£1.0 million 12020: £1.0 millian) for misstatements related to underlying profit within the financial statemenls, as well as misstatemenis
below that amount that, in our view, warranted reporting for quatitative reasons

Conclusions relating to going concern

Our evaluation of the directors’ assessment af the Group's and the Company’s ability to continue to adopt the going concern basis of
accounting included:

- Corroboraied key assumptions [eg liquidity forecasts and financing arrangements] ta underlying documentatien and ensured Lhis
was consistent with our audit work in these areas;

- Censidered managemenl's forecasting acCuracy by comparmg how the forecasts made at the half year compare to the actual
gerformance in the second half of theyear; - - L R R DL - e e

- Understood and assessed the appropriateness of the key assumptions used both in the base case and in the severe but plausnhle
downside scenario, including assessing whether we considered the downside $ensitivities Lo be appropriately severe;

- Tested the integrity of the underlying formulas and calculations within the going cancern and cash flow models;

- Considerad the appropriateness of the mitigating actions available to management in the event of the downside SCenaric
materialising Specilically, we focused on whether these actions are within the Group’s conirol and are achievable; and

- Reviewed the disclosures provided relating to the going concern basis of preparation and found that these provided an explanation
of the directors” assessment thal was consistent with the evidence we oblained.

Based an the work we have performed, we have not identified any material uncertainties relating 1o events ar conditions thal, individually
or collactively, may cast significant doubt on the Group's and the Company’s ability to centinue as a going concern for a period of at least
twelve menths from when the financial statements are authorised for issue.

in audiking the financial statements, we have concluded that the direciors’ use of Lhe going concern basis of accounting in the preparation
of the financial statements is appropriate.

However, because not all future events or conditions can be predicted, this conclusion is nei a guarantee 3s to the Group's and the
Company's ability to centinue as a going cancern.

In relation to the directars’ reporting on how they have applied the UK Carporale Governance Cede, we have nothing material to add or
draw atlention to in relation to the directors’ stalement in the financial statements about whether the directors considered it appropriate
ta adopt the gaing concern basis of accounting.

Qur responsibilities and the responsibitities of the directors with respect o geing concern are described in the relevant sections of
this repart.

Reporting on other information

The ather information comprises alt af the information in the Annual Repori other than the financial staternents and our auditors’ report
thereon. The directars are responsible for the other information, which includes reporting based en the Task Force an Climate-related
Financial Disclosures [TCFDI recommendatians. Our apinion on the financial statements does not cover the other information and,
accordingly. we do nol express an audit opinign gr, excepl 1o the extent otherwise explicitly stated in this report, any form of

assurance therean. '

In connection with our audit of the financial statements, our responsibility is to read the other information and, in doing so, consider
whether the other informatien is maierially inconsistent with the financial staterments ar our knowledge obtained in the audit, or
otherwise appears o be materially misstated. I{ we wdentify an apparent material inconsistency or material misstaiement, we are
required to perform procedures to conclude whether there is a material misstalement of the financial statements or a material
misstatement of the other infarmation. If, based on the work we have perfarmed, we conclude that there is a material misstatement
of this other information, we are required 1o report that fact. We have nothing ta report based on these responsibilities.
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With respect to the Strategic Repert and Directors’ Report and additional disclosures, we alse considered whether the disciosures
required by the UK Campanies Act 2006 have been included.

Based on our work undertaken in the course of the audit, the Companies Act 2006 requires us alsc to report certain opinions and matters
as described belaw.

Strategic Report and Directors’ Report and additional disclosures

In our opinian, based on the wark undertaken in the course of the audit, the information given in the Strategic Report and Directors’
Report and additional disclosures far the year ended 31 March 2022 is consisteni with the financial statements and has been prepared
in accordance with applicable legal reguirements.

In light of the knowledge and understanding of the Group and Company and their envirenment oblained in the caurse of the audit,
we did not identify any material misstatements in the Strategic Report and Directors’ Repert and additional disclosures.

Directors’ Remuneration
In our opinian, the part of the Directars’ Remuneration Repart to be audited has been properly prepared in accordance with the
Companies Act 2006.

Corporate governance statement

The Listing Rules require us to review the directors’ statements in relaticn ta gaing cancern, longer-term viability and that part of
the corporate governance statement relating to the Company's compliance with the provisions of the UK Corporate Governance Caode
specified for our review. Jur additional responsibilities with respect to the corporate governance statement as other infermation are
described in the Reporting on other information section of this report.

Based on the work undertaken as part of our audit, we have concluded that each of the following elements of the corperate governance
statement is materially consistent with the financial statements and gur knowledge obtained during the audit, and we have nothing
material to add or draw aitention to in relation ta:

- The directars’ confirmation that they have carried out a robust assessment of the emerging and principal risks;

- The disclosures in the Annual Report that describe those principal risks, what procedures are in place to identify emerging risks and
an explanation of how these are being managed or mitigated;

- The directors’ statement in the financiat statements about whether they considered it appropriate lo adopl the gaing concern basis of
accounting in preparing them, and their identification of any material uncertainties to the Greup’'s and Company’s abitity to continue to
do so over a peniod of at least iwelve months from the date of approval of the financial statements;

- The directors’ explanation as to their assessment of the Group’s and Company's prospects, the period this assessment covers and
why Lthe period is appropriate; and

- The directors’ statement as to whether \hey have a reasonable expectation that the Company will be able to cantinue in operation
and meet itz Liabilities as they fall due over the period of its assessment, inctuding any related disclosures drawing atlention la any
necessary qualifications or assumplions.

Qur review of the directors’ stalement regarding the longer-term viability of the Group was substantially (ess in scope than an audit and
only consisted of making inquiries and considering the directors’ process sugporiing their statement: checking that the statement is in
alignment with the relevant provisions of ihe UK Corporate Governance Code; and considering whether the statement is consistent with
the financial statements and our knowledge and understanding of the Group and Company and their environment obtained in the course
of kthe audit.

In addition, based on the work undertaken as part of our audit, we have concluded that each of the lollowing elements of the corporate
gevernance statement is materially consistent with the financial statements and our knowledge obtained during the audit:

- The directors’ statement that they consider the Annual Report, taken as a whale, is fair, balanced and understandable, and provides
the information necessary for the members to assess the Group’s and Company’s position, performance, business madel and strategy:

- The section of the Annual Report that describes the review of effectiveness of risk management and internal control systems; and

- The section of the Annual Report describing the work of the Audit Committee.

We have nathing te report in respect af our responsibility to report when the directors’ statement relating to the Company’'s campliance
wilh the Code does not properly disclose a departure fram a relevant provision of the Code specitied under the Listing Rules for review
by the auditors.
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INDEPENDENT AUDITORS' REPORT continued

The British Land Company PLC 00621920

Responsibilities for the financial statements and the audit

Responsibilities of the directars for the linancial statements

4s explained more fully in the Directors’ responsibilities statement, the diractors are respaensible for the preparation of the financial

statements in accordance with the applicable framework and for being satisfied that they give a true and fair view. The directors are also

respansible for such internal control as they determing is necessary ta enable the preparation of financial stalerents that are free from
© material misstatement, whether due to fraud or error.

In preparing the financiat statements, the directors are responsible for assessing the Group's and the Company's ability to continue
as a going concern, disclosing, as applicable, matters related to going concern and using the gaing concern basis of accounting unless
the directors either intend to liquidate the Group or the Company or to cease aperations, or have no realistic alternative but to do so.

Auditars’ responsibilities for the audit of the financial statements

Our objectives are to oblain reasonable assurance about whether the financial statements as a whele are free from material
misstatement, whether due to fraud or error, and to issue an auditors’ report that includes our opinion. Reasonable assurance is

a high level of assurance, but is not a guarantee that an audit conducted in accordance with ISAs (UK] will always detect a material
misstatement when il exists. Misstatements can arise from fraud or error and are considered material if. individually or in the aggreqgate,
they couid reasonabtly be expected to influence the economic decisions of users taken on the basis of these financial statements,

-- ~—==irregularities-including fraud, are instances of non-compliance with laws and regulations. We design procedures in line with our

respensibililies, outlined abave, 1o delect material missiatements in respect of irregularities, including fraud. The extent to which
our procedures are capable of detecting irregularities, including fraud, is detailed below.

Based on cur understanding of the Group and industry, we identified that the principai risks of non-compliance with laws and regulations

B related to compliance with the Real Estate Invesiment Trust.{REIT) status section 1158 of the Carporation Tax Act 2010 and the UK

regulatory principles, such as those governed by the Financial Conduct Authoerity, and we considered the extent to which non-comptiance
might have a materiat effect on the financial statements. We alsc considered those laws and regulations that have a direct impact on

the financial statements such as the Companies Act 2006. We evaluated management’s incentives and opportunities for fraudulent
manipulatian of the financial statements lincluding the risk of averride of controls), and determined that the principal risks were refated
to posting inappropriate jeurnal entries o increase revenue, management bias in accounting estimates and judgemnental areas of the
financial statements such as the valuation of investment and development properties and the expecied credit loss provisions in respeci
of tenant debtors and incentives [see related key audit matters above). Audit procedures performed by the engagement team included:

- Discussions with management and internal audit, including consideration of known or suspected instances af non-compliance with
laws and requiations and kraud, and review of the reports made by management and internal audit;

- Understanding of management's internal controls designed to prevent and detecl irregularities;

- Reviewing the Group's litigation register in so far as it related to non-compliance with laws and regulations and fraud;

- Reviewing relevant meeting minutes, including those of the Risk Committee and the Audit Cammittee;

- Review of tax compliance with the involvement of our lax specialists in the audii;

- Designing audit procedures to incorparate unpredictability araund the nature, timing or extent aof our testing of expenses;

- Challenging assumptions and judgements made by management in their significant areas of estimation; and

- Identifying and testing journal enltries, in particular any journal entries posted with unusual account combinations, pasted by
unexpected users and posied on unexpected days.

There are inherent limitations in the audit procedures described above. We are less likely to become aware of instances of non-
compliance with laws and regulations that are not closely related to events and transactions reflected in the financial statements.
Also, the risk of not delecting a material misstaiement due to fraud is higher than the risk of not detecting one resulting trom erraor,
as fraud may involve deliberate concealment by, for example, forgery or intentional misrepresentations, or through collusien.

Our audit testing mighl include testing complete populations of certain {ransactions and balances, possibly using data auditing
technigues. However, it typicaltly involves selecting a imited number of items for testing. rather than testing complete populations.
We will often seek to target particular items for testing based on their size or risk characleristics, In other cases, we will use audit
sampling to enable us to draw a conclusicn about the populatien from which the sample is selected.

A further description of our respensibilities for the audit of the financial statements is located on the FRC's website at:
www fre.org uk/auditarsresponsibilities. This description forms part of our auditors’ report.
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Use of this report

This report, including the opinians, has been prepared for and only for the Company’s members as a body in accordance with Chapter 3
of Par1 16 of the Companies Act 2006 and for no other purpase. We do not, in giving these apinions, accept or assume responsibility for
any other purpose or to any ather person to whem this report is shown or into whose hands it may come save where expressly agread
by our priar consent in writing.

Other required reporting
Companies Act 2004 exception reparting
Under the Companies Act 2006 we are required to repart to you if, im our opinian:

- we have nol obtained all the infermation and explanations we reguire for cur audit; or

- adequate accounting records have not been kept by the Compary, ar returns adequate for our audil have not been received from
branches not visited by us; or

- certain disclosures of direclors’ remuneration specified by taw are not made; or

- the Company financial statements and the part of the Directors’ Remuneraticn Report to be audited are not in agreement with the
accounting records and returns.

We have no exceptions to repart arising from this responsibility.

Appointment

Following the recommendation of the Audit Committee, we were appointed by the members on 18 July 2014 te audit the financial
statements for the year ended 31 March 2015 and subsequent financial perieds. The perrod of total uninterrupted engagement is 8 years,
covering the years ended 31 March 2015 t0 31 March 2022

Other matter

In due course, as required by the Financial Conduct Authority Disclosure Guidance and Transparency Rule 4.1.14R, these financial
statements wilt form part of the ESEF-prepared annual financial report filed an the Nationat Starage Mechamism af the Financial
Conduct Authority in accardance with the ESEF Regulatory Technical Standard [ESEF RTS). This auditors’ report provides na
assurance over whether the annual financial report will be prepared using the single electronic format specified in the ESEF RTS.

Sandra Dowling (Senior Statutory Auditor]

for and on behalf of PricewaterhouseCoopers LLP
Chartered Accountants and Statutory Auditors
Londan

17 May 2022

British Land Annual Report and Accounts 2022 169



FINANCIAL STATEMENTS The British Land Company PLC (0421920

Consolidated Income Statement

Faor the year ended 31 March 2022

2022 2021
Capital Capiral
Underlying' and ather Total Undertying' and other Tolal
Note £m £m tm Em Em £m
Revenue 3 430 (201 410 468 - 468
Costs? 3 {120] [%] 1129) {180) - 1180)
) 3 a0 (291 281 288 - 288
Joint ventures {see also below] . 1 :19 158 244 52 [409) {357}
Administrative expenses {88l - {88) 174) - 174}
Valuation maovernent 4 - 471 47 - {888l {888}
Profit on disposal of invesiment propertias and investments - 45 45 - 8 28
Net financing cests
financing income 6 - 67 67 - 15 13
financing charges 6 155 (7 162) (821 13l 1651
|55) &0 5 {62 12 {50!
Pratit [lass) on ordinary activities before taxation 253 708 958 204 (1,257 (1,093
Taxation 7 [ (2) 2 {28} {4 (30
Pratit (loss] for the year after taxation 257 703 960 178 {1.281) {1,083]
Attributable to non-controlling interests 2 - 2 3 1951 1521
Attributable ta sharehalders of the Company 255 703 958 175 11.208) 10311
Earnings per share:
basic 2 102.3p (11.2lp
diluted 2 103.0p 1111.2lp
All results derive from continuing operations.
2022 2021
Laphial Laphat
Underlying' and other Tatal Underkying' and other Toral
Nate £m £m £m £m £m €m
Resulls of joint ventures accounted
for using the equity method
Underlying Profit . -1 - 86 52 - 52
Valuation movementt 4 - 162 162 - [4091 [409)
Capital financing costs - 14) [4) - - -
Loss on dispasal of invesiment properties,
trading properties and investments - - - - {1 il
Taxation 7 - - - - 1 1
" 86 158 244 52 (409] 1357

. See definition in Note 2 and a reconcitiation between Underlying Profit and IFRS profit in Nate 21.

. Included within ‘Cosls’ is a credit relating 1o provisions for wsparment of tenant debiors. accrued income and Ienant incentives and contracted rent increases of £ém
12020/21: charge of £60m|. This is disclosed in Juriner detail in Nate 10 and Mote 1.

3. Included within "Joint ventures is a charge relating to provision far impairment ol equity investments and 10ans to jeint ventures of £22m {2020/21: £144m). disclosed in further
detail in Note 11.

. Included wathin ihe Valuation movernem at £162m is a net valuation movernent of £110m and the realisation of gan ¢n disposal of assets into joint ventures ol £52m, disclosed
in turther delait in Nate 11

M-

o~

170 British Land Annual Repor! and Accounts 2022



The British Land Company PLC 00621720

Consolidated Statement of Comprehensive Income
For the year ended 31 March 2022

2022 2021
fm fm

Profit{loss| for the year after taxation 940 (1,083

Other comprehensive income [expensel:

Items that will not be reclassified subsequently to profit or loss:

Net actuarial loss on pension scheme - (13}

Valuation movement on owner-accupied properties - 1

- i14)

Items that may be reclassified subsequently to profit or loss:
Gains on cash flow hedges
- Group - 2
- Joint ventures

1 3
Reclassificatian of foreign exchange differences on disposal of subsidiary nei invesiment io the income statemerit 12l -
Deferred tax on items of other comprehensive income - 6
Other comprehensive expense for the year [EEL] 15)
Total comprehensive income {expense] for the year 949 (1,088)
Altributabte 1o non-conirolling interests 2 152)
Attributable to shareholders of the Company 947 [1,034)
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FINANCIAL STATEMENTS continued

Consolidated Balance Sheet

" As at 31 March 2022

2022

2021

Note £m Em
ASSETS
Non-current assets
Investment and development properties 10 7.032 6326
Qwner -occupied properijes 10 - 2
7,032 6.328
Other non-current assets
Investments in joint ventures 1 2,511 2120
Other investments 12 41 20
Property, plant and equipment 27 30
Interest rate and currency derivative assets 17 97 135
Debtors - ]
9,708 8.63%
Current assets
Trading properties 10 18 26
Debtars i3 39 56
Corporation lax 3 -
Cash and shart term deposits 17 74 154
134 234
Total assels 9,842 8,875
LIABILITIES
Currentliabilities- — ——— . — i L h e ——— -
Short term borrowsngs and overdrafts 17 1189 hé1
Creditors 14 (2451 [219]
Carporation 1ax - 17
1634 (387)
Non-currentliabilities
Debentures and loans 17 [2,427) 12.249)
Other non-current liabilities! 15 (152 i128)
Interest rate and currency derivative liabilities 17 (981 1128)
12,675} [2.505)
Tatal liabitities 13,109) (2.892)
Net assets 6,733 5,983
EQUITY
Share capilal 234 234
Share gremium 1,307 1.307
Merger reserve 213 213
Other reserves 5 16
Retained earnings 4,959 4,154
Equity attributable to shareholders of the Company 6,718 5924
Non-controlling interests 15 59
Total equity 6,733 5983
EPRA Net Tangible Assets per share2 2 727p 648p

1. See footnate 1 in Note 3.
2. See delinition in Note 2.

fo. thon

Tim Score
Chairman

Bhavesh Mistry
Chief Financial Officer

The financial statements on pages 170-220 were approved by the Board of Directers and signed on its behalf an 17 May 2022.

Company number 621920
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The British Land Company PLC 00621920

Consolidated Statement of Cash Flows

For the year ended 31 March 2022

2022 02

Noia £m tm
Rental income received from tenants 358 320
Fees and other income received 30 38
Operating expenses paid to suppliers and employees 1140] 11235)
Indirect taxes paid in respect of aperating activities - {19
Sale of trading properties B8 -
Cash generated frem operatiens 256 218
Interest paid 162 {70)
Corparation tzxation payments {61 {33)
Distributions and other receivables from joint ventures 1 57 34
Net cash inflow from operating activities 245 149
Cash flows from investing activities
Development and other capital expenditure 1259) 11721
Purchase of investment properties 1594) (52)
Sale of investment properties 187 1,073
Sate of investment properties to Canada Water Joint Venture 2%0 -
Purchase of investments [14) (5l
Sale of investments - 108
Indirect taxes paid in respect of investing aclivities (51 (2]
Loan repayments from joint ventures 133 40
investment in and loans to joint venlures na1n (84}
Capital distributions from joint ventures - 4
Net cash [outflow) inflow from investing activities 1385) 210
Cash flows froam financing activities
Dividends paid 12 [155) (76
Dividends paid to non-controlling interests 1] (v
Capital payments in respect of interest rate derivatives {7 110}
Purchase of non-controlling interests in Hercutes Unit Trust _ (38 -
Decrease in tease liabilities (4] 7
Decrease in bank and other borrowings ' (212) {1,218)
Drawdowns on bank and other barrowings 483 214
Net cash inflow [outflow] from financing activities &0 11,098)
Net decrease in cash and cash equivalents (80} 139
Cash and cash equivalents at 1 Aprit 154 193
Cash and cash equivalents at 31 March 74 154
Cash and cash equivalents consists of:
Cdsh and short term deposits ) 17 74 154
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FINANCIAL STATEMENTS continued

Consolidated Statement of Changes in Equity

For the year ended 31 March 2022

The British Land Company PLC 00421920

Hedging
and Re- MNon-
Share Share translation  valustion Merger  Ratained conirailing Total
capital premium reserve' resarve raserve earnings Total interesis equity
Em Em £m Em Em Em Em £m £m
Balance at 1 April 2021 234 1,307 14 2 213 4,154 5924 59 5983
Profit tor the year after taxation - - - - - 958 958 2 950
Gains on cash flow hedges - joint ventures - - - 1 - - 1 - 1
Reclassification of fareign exchange differences an
dispasat of subsidiary net investimeni - - 1zl - - - 1121 - (2}
Other comprehensive income - - (12) 1 - - (11 - (1)
Total cemprehensive [expense) income for the year - - (12} 1 - 958 947 2 949
Fair value of share and share oplion awards - - - - - 2 2 - 2
Purchase of the units from nen-controlling interests? - - - - - 2 2 [40] (38)
Oividends payable in year [16.96p per share) - - - - - {1571  (157) - {1571
Dividends payable by subsidiaries - - - - - - [4) [6)
Balance at 31 March 2022 234 1,307 3 213 4959 4,718 15 6,733
Balance at 1 Aprit 2020 234 1,307 12 26 213 5243 7035 12 7147
Loss for the year after taxation - - - - - 1131y (1.031 {521 11083l
Revaluation of owner-accupied property - - - in - - (] - 1
Gains on cash flow hedges - Group - - 2 - - - 2 - 2
Gains on cash flow hedges - joint venlures - - - 1 - - 1 - 1
Reserves iransfer on dispesal of owner-occupiad property - - - (30 - 30 - - =
Net actuarial loss on pension scheme - - - - - 13 113l - (131
Deferred tax on items of other camprehensive income - - - , b - - [ - 3
Other comprehensive income - - 2 [24) - 17 15) - I5}
Total comprehensive income {expense) for the year - - 2 [24) - [1,0t4] [1,036) (52| (1,088}
Fair value of share and share option awards - - - - - 3 3 - 3
Cividends payable in year {8.40p per share) - - - - - (78l (78] - (78]
Diwdends payable by subsidiaries - - - - - - - (i 1
Balance at 31 March 2021 234 1,307 14 2 213 4,154 5924 59 5,983

1. The balance at the beginning of the current year includes £35m in relation ta translation and (€ 1ml in relation to hedging 12020/21: £15m and (E3m}). Opening and closing ’

balantes in relation lo hedging relate to continuing hedges only.

2. On 5 July 2021, the Group completed the acquisition of the remaining 21.9% units of Hercules Unit Trust that the Group did not already own for a consideratian of £38m. Whilst
the transaction was completed on 5 July 2021, the Group oblained the risks and rewards ol awnership of the 21.9% of Hercules Unit Trust on 1 April 2021 and therefere, the
change in awnership percentage and resulting nen-controlling interests were reflected at this date in the financial statements. The book value of the net assets purchased
at 1 April 2021 were £40m and consequently £40rm has been translerred from non-controlling interests 1o shareholders equity.
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Notes to the Accounts

1 Basis of preparation, significant accounting policies and
accounting judgements

The financial statements for the year ended 31 March 2022
have been prepared an the histarical cost basis, except for the
revaluation of praperties, investments classified as fair value
through profit ar toss and derivatives. The financial statements
are prepared in accordance with UK-adopted International
Accounting Standards and the applicable legal requirements
of the Companies Act 2006 [IFRS'].

On 31 December 2020 EU-adopted |FRS was brought into UK law
and became UK-adopted International Accounting Standards,
with future changes ta IFRS heing subject to endorsement by the
UK Endorsement Board. The consolidated financizl staterments
have transitioned to UK-adopted International Accounting
Slandards for the year ended 31 March 2022. This change
constitutes a change in accounting framework. However, there

is no impact on recognition, measurernent or disclosure in the
year reported as a result of the change in framework.

In the current financial year the Group has adopted a number of
minor amendrments o standards effective in the year, nane of
which have had a material impact on the Group.

These amendmenis include IFRS 154 ‘Leases’ - Covid-19-Related
Rent Concessians, and amendments to IFRS 9, IFRS 7, IFRS 4
and IFRS 16 Interest Rate Benchmark Reform - Phase 2.

A number of new standards and amendments to standards

and interpretations have been issued but are not yet effective

for the current accounting periad. These amendments include
amendments to I1AS 1 'Presentation of Financial Statements’

an classification of liabilities, a number of narrow-scope
amendments to IFRS 3, |AS 14, IAS 17, 1AS 37, IAS 1, 1AG 8, 1AS 12,
IFRS 10 and IAS 28 and some annual improvemnents an IFRS 1,
IFRS 9, 1AS 41 and IFRS 16. The above amendments are not
expected to have a significant impact on the Group’s results.

Going concern

The financial statements are prepared on a going concern

basis. The balance sheet shows that the Group is in a nei currant
liability posittien, predominantly due 1o short term borrowings and
averdrafts of £189m and other creditors of £245m. The Group has
access to £1.3bn of undrawn facilities and cash, which provides
the Directors with a reascnable expectation that the Group will be
able ta meet these current liabilities as they fall due. In making
this assessment the Directors took into account forecast cash
flows and covenant compliance, including stress testing through
the impact of sensilivities as part of a ‘severe downside scenario’.
Before factoring in any incorme receivable, the undrawn facilities
and cash would also be sufficient to cover forecast capital
expenditure, property operating costs, administrative expenses,
maturing debt and interest over the next 12 manths from the
approval date of these financial statements.

Having assessed the Principal risks, the Directors bebeve that the
Group is well placed to manage its financing and other business
risks satisfactorily despite the uncertain ecanomic climate, and
have a reasonable expectation that the Company and the Group
have adequate resources to continue in operation for at least

12 months from the signing date of these financial statements.

The British Land Company PLC 00421920

Accordingly, they believe the gaing cencern basis s an
appropriate ane. See the full assessrment of preparation on
a going cancern basis in the corporate governance section
on page 109.

Subsidiaries, joint ventures and associates

The consolidated accounts include the acceunis of The British
Land Company PLC I'British Land’) and all subsidiaries (entities
centrolled by Bntish Land). Control is assumed where British
l.and is exposed, or has the rights, to variable returns from its
involvernent with investees and has the ability to affect those
returns through its power over those investees.

The results of subsidiaries, joint ventures or associates acquired
or disposed of during the year are included from the effective date
of acquisition or up to the effective date of dispesal. Accounting
policies of subsidiaries, joint ventures or associates which differ
from Group accounting polictes are adjusted on consolidation.

Business combinations are accountad for under the acquisition
methad. Any excess of the purchase price of business combinations
over the fair value of the assets, liabilities and contingent liabilities
acquired and resulting deferred tax thereon is recognised as
goadwill. Any negative goadwill is credited to the income
statement in the periad of acquisition.

Ail intra-Group transactions, batances, income and expanses
are eliminated on consolidation. Jaint ventures and associates
are accounted for under the eguity methad, whereby the
consclidated balance sheet incorporates the Group's share
{investor's share)] of the net assets of its joint ventures and
associates. The consolidated income statement incorporates
the Group's share of joint ventures and associate profits after
tax Their profits inctude revaluation moverments on investment
properties. Where joint ventures and associates generate losses
after tax, these are recognised initially against the Group's equity
investrent. If the Group's equity investment is nil, these are
subsequently then recognised against other long terrm interests,
principally long term loans.

Distributions and other receivables from joint ventures and
assaciates are classed as cash flows from operating activities,
except where they relate to a cash fiow arising from a capitat
transaction, such as a property or investment dispasal. [n this
case they are classed as cash flows from investing activities.

Properties

Properties are externally valued at the balance sheet date.
Investrment and owner-occupied properties are recorded at
valuation whereas trading properties are stated at the lower
of cost and net realisabie value,

Any surptus or deficit arising on revaluing investment
properties is recognised in the capital and other column of
the income staternent.

Any surplus arising on revaluing owner-occupied properties
above costis recognised in other comprehensive income, and any
deficit arising in revaluation beiow cost far owner-occupied and
trading properties is recognised in the capital and other column
of the income statement. On dispasal of an owner-occupred
property, any surplus is transferred directly to retained earnings.
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FINANCIAL STATEMENTS conlinued

Notes to the Accounts continued

1 Basis of preparation, significant accounting patlicies ang
accounting judgements continued

The cost of properties in the course of development includes
attributable interest and other associated outgoings including
attributable development persannel costs. Interast is calculated
on the development expenditure by reference to specific
borrowings, where relevant, and otherwise on the weighted
average interest rate of British Land Company PLC barrowings.
Interest 15 not capitalised where no development activity is taking
place. A properiy ceases to be treated as 2 development property
on practical completion.

Investment property disposals are recognised on completion.
Prolits and losses anising are recognised through the capiial and
other column of the incorne statement. The profit on disposal is
determined as the difference between the net salas proceeds
and the carrying amaunt of the asset at the commencement

of the accounting period plus capital expenditure in the period.
Where properties are disposed into a joint venture owned by the
Group, the subsequent prolfit or loss recognised in the capital and
other colurnn of the income statement is limited to the extent of
the unrelated party's interest.

Trading properties are initially recognised at the lower of cost and
net realisable value. Trading property disposals are recognised in
line with the Group’'s revenue accounting policies.

Where investment properties are appropriated ta trading progerties,
they are transferred at market value. If properties held for trading
are appropriated to investment properties, they are transferred at
book value. Transfers to or from an investment property occur
when, and only when, there is evidence of change in use.

Where a right-of-use asset meels the definition of investment
property under IFRS 14, the right-of-use asset will initially be
calcutated as the present value of minimum lease payments
uader the lease and subsequently measured under the fair
value madel, based on discounted cash flows of net rental
income earned under the lease.

The Group leases out investment properties under operating leases
with rents generally payable monthly or quarterly The Group is
expesed to changes in the residual value of properties at the end
of current lease agreements, and mitigates this risk by actively
managing its tenant mix in order to maximise the weighted
average lease term, minimise vacancies across the parthalio
and maximise exposure to tenants with strong financial
characteristics. The Group also grants lease incentives to
enccurage high-quality tenants to remain in properties for
longer lease terms. Lease incentives, such as rent-free periods
and cash contributions tg tenant fit-out, and contracted rent
in¢reases are recognised as part of the investment property
batance. The Group calcutates the expected credit loss for

lease incentives and contracted rent increases based on lifetime
expected credit losses under the IFRS 9 simplified approach.

Surrender premia payable relating to investment properties

are recognised in the income statement, through the Underlying
colurmn, except where the surrender premia payable is deemed to
be unusual or significant by virtue af their size ar nature, where
they are recognised through the capital and other column.
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Surrender premia payable relating to development properties are
capitalised as a property addition providing they are a directly
aitributable and necessary development expense.

Financial assets and liabilities

Debtors and creditors are initially recognised at fair vatue and
subsequently measured at amortised cost and discounted as
appropriate. On initial recognition the Group calculates the
expected credit loss for debtors based on lifetime expected
credit tosses under the IFRS 2 simplified approach,

Dther investrments include investments classified as amortised
cost and investments classified as fair value through profit

or loss. Loans and receivables classified as amortised cost

are measured using the effective interest method, tless any
impairment. Interest is recognised by applying the eilective
interest rate. Investments classified as fair value through profit
or lass are initially recorded at {air value and are subsequently
externally valued on the same basis at the balance sheet date.
Any surplus or deficit arising on revaluing investments classified
as fair value through prafit or loss 1s recagnised in the capital and
other colurnin of the income statemant.

The lease liability assoctated with investment property which is
held under a tease. is initially calculated as the present value of
the minimum lease payments. The lease liability is subsequentty
measured at amortised cost, unwinding as finance lease interest
accrues ang lease payments are made.

Debt instruments are stated at their fair value on issue. Finance
charges including premia payable on settlement or redemption
and direct issue costs are spread aver the period to maturity,
using the effective interest melhod. Exceptional finance
charges incurred due to early redemption fincluding premial
are recognised in the income statement when they occur.

As defined by IFRS 9, cash flow and fair value hedges are initially
recogrised at fair value at the date the derivative contracts are
enfered into, and subsequently remeasured at fair value. Changes
in the fair value of derivatives that are designated and qualify

as effective cash flow hedges are recognised directly through
other comprehensive income as 8 movament n the hedging

and translation reserve. Changes in the fair value of derivatives
that are designated and qualiy as eflective fair value hedges -
are recorded in the capital and other column of the income
siatement, aleng with any changes in the fair vatue of the hedged
itern that is attributable to the hedged risk. Ary ineffective portion
of ali derivatives is recognised in the capital and other column of
the incomne statement. Changes in the fair value of derivatives
that are not in a designated hedging relationship under IFRS 9
are recorded directly in the capital and other column af the
incorme statement, These derivatives are carried at fair value

on the balance sheet.

Cash equivalenis are limited to instruments with 3 maturity of
less than three months,

—————



1 Basis of preparation, significant accounting policies and
accounting judgements continued

Revenue

Revenue comprises rental incorme and surrender premia,
service charge income, management and performance fees
and proceeds from the sale of trading properties.

Rental income and surrender premia are recogmised in
accordance with IFRS 16 ‘Leases’.

For leases where a single payment is received to cover both rent
and service charge, the service charge component is separated
out and reported as service charge income.

Rental income, including fixed rental vplifts, from investment
property leased out under an operating lease is recognised

as revenue on a straight-line basis over the lease term. Lease
incentives, such as rent-free pericds and cash contributions to
tenant fit-out, are recogrised on the same straight-line basis
being an integral part of the net consideration for the use of the
investment property. Any rent adjustments based on open market
estimated rental values are recognised, based on management
estimaies, from the rent review date in relation to unsettled rent
reviews. Contingant rents, being those lease payments that are
nat fixed at the inceplion of the lease; inciuding for example
turnover rents, are recognised in the period in whech they

are earned.

Lease modifications are defined as a change in the scope of

a lease, or the consideration of a lease, that was not part of

the original terms and canditions of the lease. Modifications to
operating leases the Group holds as 2 lessor are accounted for
frarn the effective date of the madification. Modifications take into
account any prepaid or accrued lease payrments relating to the
original lease as part of the lease payments for the new lease.
The revised remaining consideration under the modilied lease

is then recognised in rental income on a straight-line basis

over the remaining lease term.

Concessions granted to tenants where reni has been reduced
or waived for a specified period are accounted for as lease
modifications. Concessions granted to tenants which allow the
deferral of rert payments to the Group are not accounted for
as lease moedifications on the basis there is ne change to the
consideration or scope of the lease.

Surrender premia for the early termination of a tease are
recognised as revenue when the amounts become contractually
due, net of dilapidations and non-recoverable outgoings relating
to the lease concerned.

The Group applies the five-step-model as required by IFRS 15
in recognising its service charge income, management and
performance fees and proceeds from the sale of trading properties.

Service charge income is recognised as revenue in the period {0
which it relates.

Management fees are recognised as revenue in the pericd

to which they relate and relate predorninantly to the provision

of asset management, property management, development
ranagement and administration services to joint ventures.
Performance fees are recognised at the end of the performance
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period when the performance obligations are met, the fee amount
can be estimated reliably and it is highly probable that the fee

will be recewved. Performance fees are based on propertly
valuations compared to external benchmarks at the end of

the reporting period.

Proceeds from the sale of trading properties are recognised
when ¢ontrol has been transferred to the purchaser. This
generally accurs on completion. Proceeds from the sale of
trading properties are recognised as revenue in the capital
and other column of the incorne statement. All other revenue
described abaove is recagnised in the underlying column of the
income statement.

Taxation

Current tax is based on taxable profit for the year and is calculated
using tax rates that have been enacted or substantively enacted
2t the balance sheet date. Taxable profit differs from net profit
as reported in the income statement because it excludes items
of income or expense that are not taxable (or tax deductible].

Deferred tax is provided on iterns that may become taxable in the
fuiure, or which may be used to offset against taxable profits in

the future, on the temparary differences between the carrying
amounts of assets and babilities for financial reporting purposes, ~
and the amounts used for taxation purposes on an undiscounted
basis. On business combinations, the deferred tax effect aof

fair vatue adjustments is incorporated in the consolidated

balance sheet.

Deferred tax assets and lrabilities are netted off against each
other in the consolidated balance sheet when they relate to
incorne taxes levied by the same tax authority on different taxable
entities which intend to either settle current tax assets and
liabilities on a net basis.

Employee costs

The fair value of equity-settled share-based payments to
employees is determined at the date of grant and is expensed on
a straight-line basis over the vesting period, based on the Group's
estimate of shares or options that will eventually vest. For all
schernes except the Group's Long Term tncentive Plan and Save
As You Earn schemes, the fair value of awards are equal to the
market value at grant date. For options and performance shares
granted under the Long Term Incentive Plan, the fair values are
determined by Monte Carlo and Black-Scholes models. ABlack-
Scholes model s used for the Save As You Earn schemes.

Defined benefit pensian scheme assets are measured using

fair values. Pension scheme liabilities are measured using the
projected unit credit method and discountad at the rate of return
of a high-guality carporate bond of equivalent term to the scheme
liabilittes. The net surplus [where recoverable by the Group! ar
deficit is recognised in full in the consoclidated balance sheet.

Any asset resulting from the calcutation is limited to the present
value of available refunds and reductions in future contributions
to the plan. The current service cost and gains and losses on
setttement and curtailments are charged to Underlying Profit.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

1 Basis of preparation, significant accounting policies and
accounting judgements continued

Actuarial gains and losses are recognised in full in the period in
which they occur and are presented in the consolidated statement
of comprehensive income.

Contributions to the Group's defined contribution schernes are
expensed on the basis of the contracted annual contribution,

Government grants

Gevernment grants are recognised when there is reasonable
assurance that the grant will be received and alt attached
conditions will be complied with. A grant that relates to an
investment or development property is deducted from the cost of
the relevant property, theraby increasing the gain recognised on
disposal or revaluation of the property. A grant that relates to an
expense item is recognised as income on a systemalic basis over
the peried|s| that the related costs are expensed.

Critical accounting judgements and Key sources of estimation
uncertainty

n applying the Group’s accounting policies, the Directers are
required to make critical accounting judgements and assess
key sources of estimation uncertainty that affect the financial
statements.

The general risk environment in which the Group operates has
remained heighlened during the periad due to the continued
impact of Covid-19, and the emergence of the UK economy fram
the pandemic, including related challenges in parts of tha UK
retail market and macroeconomic headwinds through rising
inflation. Despite this the general risk environment is considered
to have improved during the year, with the lifting of lockdown
restrictions resulting in improvement in activity across the
Group's segments, rents stabilising, improved rental collection
rates and foaifall and sales in retail parks returning close to,
and in some cases abave, pre-pandemic levels.

The emergence of the conflict in Ukraine in February 2022 has led
to increased global economic uncertainty with sanctions imposed
upon Russia and heightened political and diplomatic tensions.
The Directors do nat consider the conilict at this stage to have
had a material impact on the Group's financial statements owing
ta the nature af the Group’s UK focused operations and imited
exposure to Ukrainian and Russian businesses. Additionally,

our valuers consider there 10 be no current evident impact of the
conflict on the UK property sector. The Directors and our valuers
are closely monitoring the conflict for any future developments
that may change the risk envirgnment in which the Group
operates.

Key sources of estimation uncertainty .
Valuation of investment, development, trading and owner-occupied
properties: The Group uses external professional valuers to
determine the relevant amounts. The primary source of evidence
for property valuations should be recent, comparable market
transactions on an army's langth basis. However, the valuation of
the Group's property portfolio are inherently subjective, as they are
based upon valuer assumptions and estimations that form part of
the key unobservable inputs of the valuation, which may prove to be
inaccurate. Further details on the valuers assumptions, estimates
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and associated key uncbservable inputs sensitwity disclosures,
have been provided in Note 10.

impairment provisioning of lease debtors [including accrued
incorne) and tease incentives, which are presented within
investrnent properties: The impact of and emergence from
Covid-19 has given rise to an increase in lease deblers due

fram tenants along with higher loss rates, however these are
continuing to decrease as the impact of the pandemic recedes.
Consequently, for the year ended 31 March 2022 the impairment
provisions calculated using the expected credit loss model under
IFRS 9 against these balances are lower than in the prior year.

The key assumnptions within the expected credit loss model
include the tenants’ credit risk rating and the related loss

rates assumed for each risk rating depending on the historicat
experience coflection rate and the ageing profite. Tenant risk
ratings are determined by management, taking into consideration
information available surrounding a tenant’s credit rating,
financial position and historical loss rates. Tanants are classified
as being in Administration or CVA, high, medium or low risk
based on this information. The assigned loss rates for these risk
cakegories are reviewed at each balance sheet date and are based
on historical experience collection rates and future expectations
of collection rates. The same key assumplions are applied in

the expected credit loss model for tenant incentives, without the
consideration of the ageing profile which is nct relevant for these
balances. The loss rates attributed to each credit risk rating for
tenant incentives tends to be lower than that attributed to lease
debtors on the basis that the associated credit risk on these
balances, which relate to the tenant’s future lease liabilities,

is lower than that associated to tenant debiors outstanding

as a result of Covid-19.

Sensitivity disclosures have been provided relating to lease
debtors in Note 13 and lease incentives in Note 10.

Other sources of estimation uncertainty that are not key include
the vatluation of interest rate derivatives, the determiaation of
share-based payments, the actuarial assurmptions used in
calcutating the Group's retiremant benefit ohligations and
taxation provisions.

Critical acceunting judgements
The Directers do nat consider thare to be any critical accounting
judgements in the preparatian of the Group's financial statements.

The following items are ongoing areas of accounting judgement,
however, the Directors do not consider these accounting
judgements to be cntical and significant accounting judgement
tias not been required for any of these iterns in the current
financial year.

REIT status: British Land is a Real Estate Investrment Trust [REIT)
and does not pay tax on its property income or gains on property
sales, provided that at least 90% of the Group's property income is
distributed as a dividend to shargholders, which becomes taxable in
their hands. in addition, the Group has to meet certain conditions
such as ensuring the property rental business represents mare
than 75% of total profits and assets. Any potential or proposed
changes to the REIT legislation are monitored and discussed with



1 Basis of preparation, significant accounting policies and
accounting judgements continued

HMRC. It is management’s intention that the Group will continue as
a RE!T for the foreseeable future.

Accounting fer joint ventures: In accordance with

IFRS 10 ‘Consolidated Financial Statements’, IFRS 11 Joint
Arrangemenis’, and IFRS 12 ‘Disclosure of interesis in Other
Entities’ an assessmant is required to determine the degree of
control or influence the Group exercises and the form of any
control ta ensure thai the financial statement treatment is
appropriate. The assessment undertaken by management
includes consideration of the structure, legal form, contractual
terms and other facts and circumstances relating to the relevant
entity. This assessment is updated annually and there have been
no changes in the judgement reached in relation to the degree

of control the Group exercises within the current or prior year. An
assessrment was performed in respect of the Canada Waler Joint
Venture transaction that occurred in the year ended 31 March
2022 [see Note 1. Group shares in joint ventures resulting from
this process are disclosed in Note 11 to the financial statements.

Joinl ventures ara accounted for under the equity mathod,
whereby the consolidated.balance sheet incarporates the Group's
share of the net assets of its joint ventures and associates.

The consolidated income statement incorparates the Group’s
share of joint venture and associate profits after tax.

Accounting for lransactions: Property transactions are complex
in nature and can be material to the financial stalements.
Judgements made in relation to transactions include whether an
acquisition is 3 business combination or an asset; whether held
for sale criteria have heen met for transactions not yet compteted;
accounting for transaction costs and contingent consideration;
and application of the concept of linked accounting. Management
consider each transaction separately in order to determine the
most appropriate acctounting treatrment, and, when considered
necessary. seek independent advice. In this regard, management
have considered the accounting of the Canada Water Joint
Veniure transaction in the year ended 31 March 2622

[see Noie 11).

Consideration of climate change

In preparing the financial statements, the impact of climate
change has been considered, particularly in the context of the
Task Force on Climate-related Financial Disclosures { TCFD')
included within the Sustainability section of the Strategic Report
and the Group’s stated target of net zero carbon emissions by
2030 under the 2030 Sustainability Vision. Whilst noting the
Group's commitment to sustainability, there has not been a
rmaterial impact on the financial reporting judgements and
estimates arising from our considerations, which include ghysical
clirnate and transitional risk assessments conducted by the
Group. This is consistent with our assessment that climate
change is not expectad te have a material impact on the
cashflows of the Group, including those included within the
going concern and viability assessments in the medium term.
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Notwithstanding this, the foltowing should be noted, which is
relevant to understanding the impact of climate change on the
financial staternents:

- As part of the Group's 2030 Sustainability Vision, under which
the Group’s transition vehicle commits the expenditure of £40
per tonne of embodied carbon within developments, the Group
committed £16m in the year to 31 March 2022 (31 March 2021:
£9m). with E1m in the year to 31 March 2022 [31 March 2021:
Enilf spent on qualifying activities to mitigate the impact of
climate change on the standing partfolio, such as electrification
of buildings, improved insulation, and LED lights. As at 31
March 2022, E15m remained commitied to future mitigation
capital expenditure {31 March 2021: E9m)] [see Note 22 for.
further detailsk.

- As part of the valuation process, the Group has discussed
the impact of sustainability and Environmental, Social and
Governance factars with the external valuers who value the
inwestment and development properties of the Graup. The
physical climate and transitional risk analysis conducied by the
Group has been shared with, and discussed with, the valuers
as part of the six-manthly valuation process [see Note 10
for further details]. As such, the impact of sustainability and
Environmental, Social and Gavernance factors is considered
as part of the valuation process, {0 the extent possible market
participants would, and is included within the derived valuation
as at the balance sheet date. The Group ensuras that to the
fullest extent possible, the four valuers are materialiy
consistent in their application of the consideration of
these factors on the property valuations.

- The Group has purchased carbon credits in the year to offset
the embodied carban impact of developments - making our
developments carbon neutral. The costs of purchasing these
credits were capitalised as part of the cosi of the development,
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Notes to the Accounts continued

2 Performance measures

Earnings per share

The Group maasures financial performance with referencee to underlying earnings per share, the European Public Real Estate
Association [EPRA’) earmings per share and IFRS earnings per share. The relevant earnings and weighted average number of shares
{including dilution adjustmentsi for each performance measure are shown belaw, and a recenciliation between these is shown within
the supplementary disclosures {Table B).

EPRA earnings per share is calculated using EPRA earnings, which is the 1FRS profit after taxation attnibutable to shareholders of
the Company excluding investment and development property revaluations, gains/losses on investing and trading property disposals,
changes in the fair value of financial instruments and assaciated close-out costs and their related taxation,

Underlying earnings per share is calculated using Underlying Profit adjusted for underlying taxation {see Note 7}, with the dilutive
measure being the primary disclosure measure used. Underlying Profit is the pre-tax EPRA earnings measure, with additional Company
adjustments for items which are considered to be unusual and/or significant by virtue of their size and nature. In the current year to

31 March 2022, a £29m surrender premium payment and @ £12m reclassification of foreign exciiange differences were excluded from
the caleulation of Underlying Profit [see Note 3 and Note 6, respectively, for further details]. There was no tax effect of these Company
adjusted items. No Cornpany adjustments were made in the prior year to 31 March 2021

012 2021
Ratevant Relavany
Relavant numbgar Earnings Relavant number Earnings
) earnings of shares per share BarNings of sharas per share
Earnmgs per share £m miflion pance €m milion pence
Underlying
Underlying basic 255 927 275 179 927 18.9
Underlying diluted ot T T 255 30 - 274 175 %0 T T8E T
EPRA
EPRA basic 238 927 25.7 175 927 18.9
EPRA diluted 238 930 25.6 175 $30 18.8
IFRS
Basic 958 927 1023 11.031] 927 (.2l
Diluted 958 930 103.0 [1,031) 927 1111.2)

Net asset value '

The Group measures financial position with reference to EPRA Net Tangible Assets {NTA), Net Reinvestrent Value [[NRV1 and Net
Disposal Yatue 'NDV'|. The net assets and number of shares for each performance measure is shown below. A recenciliation between
IFRS net agsets and the three EPRA net asset valuatign metrics, and the relevant number of shares for each performance measure, is
shown within the supplementary disctosures [Table B). EPRA NTA is a measure that is based on IFRS net assels excluding the mark-ta-
market on derivatives and related debt adjustments, the carrying value of intangibles, the mark-to-market on the convertible bonds. as
well as deferred taxation on property and derivative valuations. The metric includes the valuation surplus on trading praperties and is
adjusted for the dilutive ympact of share options.

2022 2021
Relevant Netasset Relevant Netasset
Relevant number value per Relevant number of value per
net assels ol shares share net assets shares share
Net asset value per share £m millian pence Em rmllion pence
EPRA
EPRANTA 4,771 932 727 6,050 933 648
EPRA NRV 7,403 932 794 6,399 933 707
EPRA NDV 6,542 932 702 54678 $33 609
IFRS
Basic 6,733 927 726 5,983 927 645
Oiluted 6,733 912 722 5983 933 441

Total accounting return
The Group also measures financial perfarmance with reference to tatal accounting return. This is calculated as the movernent in EPRA
NTA per share and dividend paid in the year as a percentage of the EPRA NTA per share at the start of the year.

2022 2021
Increase in  Dividend per Totat Decreasein  Dindend per Total
NTA per share share paid ' atcounting NTA per share share paid accounting
pence pence refurn pence peEnce rejurn
Total accounting return 79 1494 14.8% 1125) 840 115.1%|
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3 Revenue and costs

2022 2021
Capitai Capital
Underlying and other Total Underlying and other Total
£m £m £m £m £m £m
Rent receivable 332 - 332 370 - 370
Spreading of tenant incentives and contracted rent increases 5 - 5 7 - 7
Surrender premia’ 1 (29} (28] - - -
Gross rental income 338 (291 09 377 - 377
Trading property sales proceeds - 9 9 - - -
Service charge income 62 - &2 b4 - 64
Management and perfermance fees [from joint venturesl 7 - 9 7 - 7
Other fees and commissions 21 - 21 20 - 20
Revenue 430 120) 410 448 - 468
Trading property cost of sales - (9 9] - - -
Service charge expenses (55} - {55) 159] - {591
Property aperating expenses (54) - 154) {48) - {451
Release Iprovisians! for impairment of trade debtars and accrued
income 7 - 7 1521 - (521
Pravisions fer impairment of tenant incentives and contracted
rentincreases &} - 3] 18] - 8
Other fees and commissions expenses (17) - {17 14 - (15]
Costs e e o i . {120) (91 (129) 1180} - ... 1180}
310 129 281 288 - 288

. On 31 August 2021, the Group underleok a leasing transaction wilh two unrelaled parties in relation to one of its investment properties. The transaction was cormercially
beneficial and resulted wn an overall increase in the net assets of the Group. finvalved a £29m payment to one parly for the surrender of an agreement for lease, with a
subsequent premium of £29rm received for the grant of 2 new agreement for lease for the same progerty with another party meaning the ransaction was cash newtral. fnline
wilh the requirements of IFRS 15, and due to the vnretated parties in the transaclion, the Group is required 1o account far the elements of the transaction separately, and as
such an assceiated £29m surrender premium payment was recagrised in futl through the incorne statement in the year. Owing to the unusual and significant size and nature of
the payment and in ling with the Group's accounling palicies the payment has been included within the Capital and other column of the income staternent. The E2¥m surrender

premium received was initially recagnised as deferred income an Lhe balance sheel, with the remeasured amount as at 31 March 2022 principally within other non-current
liabilities [see Nete 15].

The cash element of net rental income [gross rental income less property operating expenses| recognised during the year ended

31 March 2022 frem properties which were not subjact to a security interest was £232m [2020/21: £202m). Property operating expenses
relating to invesiment properties that did not generate any rental income were £nil [2020/21: Enitl. Contingent rents of E6m [2026/21: £3m]
thak contain a variable lease payment were recagnised in the year.

Further detail on the provision far impairment of trade debtors, accrued income, tenant incenlives and contracted rent increases is
disclosed in Nete 10 and Note 13. '

4 Valuation movements on property

2022 2021
£€m Em

Consclidated income statement

Revaluation of properties ‘ 471 {8gs)

Revaluation of owner-occupied properties ’ - [2)

Revaluation of properties held by joint ventures accounted for using the equity method' 162 [409]
531 {1,297

Consolidated statement of comprehensive income

Revatuation of owner-occupied properties - i
633 11.298)

1. Cornprises net valuation mavement of £1§0m and realisation of gain on disposal of assets nlo joint venlures of £52m, disclosed in further detail in Note 11.
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Notes to the Accounts continued

5 Auditors’ remuneration
PricewaterhouseCoopers LLP

w022 2021
- tm fm
Fees payable to the Company's auditors for the audit of the Company’s annual accounts 05 0s
Fees payable lo the Company's auditors for the audit of the Company’s subsidiaries, pursuant tg legislaticn 0.1 0.1
Total audit fees 0.6 0.6
Audit-related assurance services 0.2 0.2
Tatal audit and audit-retated assurance services 0.8 0.8
Other feas
Other services - -
Total 0.8 (.8
& Net financing costs
2022 2021
m tm
Underlying
Financing charges
Facilities and overdrafts 120} (22
Derivatives 29 31
QOther loans [68] 174)
Obligations under head leases {3l 14
T T T T N (62} 169 ~ -
Development interast capitalised 7 7
{55} [62)
Financing incame
Deposits, securities and liquid investments - -
Net tinancing charges - Underlying (551 162)
Capital and other
Financing charges
Valuation movernent on fair value hedge accounted derivatives’® 1471 1831
Valuation maovement an fair value hedge accounted debt’ 81 83
Fair value mavement on convertible bonds - 131
Valuation movement on non-hedge accounted derivatives 11] -
(7] 13)
Financing income
Reclassification of foreign exchange differences on disposal of subsidiary net investment from equity? 12 -
Valuaticn movement on non-hedge accaunted derivatives 55 15
47 15
Net financing charges - Capital and other 40 12
Net financing costs
Total financing tncome &7 15
Total financing charges (62) 165)
Net financing costs 5 (50)

1. The difference between valuation mevement on designated fair value hedge accounted denvatives Thedging instruments] and the vasluation Mavement an fair value hedge
accounted debt Ihedged item| represents hedge ineffectiveness for the year of £6m [2020/21: Enill )

2. €12m has been reclassified from the hedging and translaton reserve lo Ihe income staiement in the year ended 31 March 2022, relating to cumulative foreign exchange gains
on dispasal of the net investrent in a fareign subsidiary.

Interest payable on unsecured bank toans and related interest rate derwatives was £13m [2020/21. £11ml. Interest on devalopment

expenditure is capitalised at the Group's weighted average interest rate of 2 4% (2020/21: 2.2%}. The weighled average interest rate

on a proportionately consolidated tasis at 31 March 2022 was 2.9% (2020/21: 2.9%l.
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7 Taxation
2022 02

£m £m
Taxation income [expense]
Current taxation
Underlying Profit :
Current period UK corporation taxation [2021/22: 19%; 2020/21: 19%) 2| 2]
Underlying Profit adjustrents in respect of prior periods'? [ (24]
Tatal current Underlying Profit taxation income [expensel . [ (261
Capitat and other profit
Current parind LK earpocation taxation (2021/22: 19%; 2020/21: 19%] - -
Capital and other profit adjustments in respect of prior periods - (2)
Total current Capital and other profit taxation income (2) 1
Total current taxation income [expense) 2 [25]
Deferred taxation on revaluations and derivatives - [5)
Group total taxation income (expense) 2 [30]
Attributable to joint ventures? - 1
Total taxation incame [expense] 4 (29
Taxation reconciliation
Prafit [loss) on ordinary aciivities before taxation 958 (1.053)
Less: [profit] loss attributable to joint ventures |244) 358
Group profit (Loss) on ardinary activities before taxation - ' 714 1695}
Taxalion on [profit] loss on ordinary activities 2t UK corparation taxation rate of 19% (2020/21: 19%} 1136) 132
Effects of:
- REIT exempi income and gains 126 (134]
- Taxation losses 9 -
- Deferred taxation on revaluations and derivalives - (5]
- Adjustmentis in respect of prior years K] (23)
Group tatal taxation income [expensel| 2 (39)

1. The credit in the curment year includes £4m as an adjustment ta the tax due in respect of the suspensien on the dividend in 2020/21 and other credits relating to prior periods of
£2m relating 1o tax provisions i respect of historic taxation matters and poinis of uncertainty.

2. The charge in the prior year includes the E28m cerparation lax charge in refatian lo the year ended 31 March 2020 of the agreed payment with HMRC fer temporarily
suspending the dividend due ta Covig-19, affset by other credits in respect of prior pariods of €4m relating to tax provisions in respect of histaric taxation matters and points
of uncertainty,

3. Acurcent taxation incorme of Enil [2020/21: £1ml and a deferred taxation credit of Enil 12020/21: £nill arose on pralits attributable to joink ventures,

Taxation income attributable to Underlying Profit for the year ended 31 March 2022 was £4m (2020/21: £26m expense). Taxation expense

attributable ta Capital and other profit was £2m [2020/21: £1m incomel. Corporatian tax receivable as at 31 March 2022 was E3m

[2020/21: £7m payable} as shown on the balance sheet.

A REIT is required to pay Property Income Distributions [PIDs | of at least 90% of the taxable profits {rom its UK property rental business
within 72 months of the end of each accounting period.
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Notes to the Accounts continued

8 Staff costs
] : 2022 2021
Staff costs [including Directors) £m Em
Wages and salaries 5% 53
Social securily Cosls 8 7
Pension cosis 5 3
Equily-setiled share-based payments : 7 3
79 84

The average monthly number of employees of the Company during the year was 344 [2020/21: 326]. The average monthly number of
Group employees, including those employed directly at the Group’s properties and their costs recharged o tenants, was 636 (2020/21:
434). The average monthly nurnber of employees of the Company within each category of persons employed was as fallows: Campuses:
36; Retail & Fulfilment: 29, Developments: 41; Storey: 9; Support Funcbions: 229. The average monthly number of employees of the
Group within each category of persons employed was as follows: Campuses: 36; Retail & Fulfitment: 29. Developments: 41; Storey: 9:
Support Functions: 229; Property Managerment: 292.

The Executive Directors and Non-Executive Directors are the key management personnel. Their emoluments are disclosed in the
Remuneration Report on pages 127-153.

Staff costs - — - .
The Group’'s equity-settled share-based payments comprise the following:

Scheme Fair value measure

Long Term Incentive Plan [LTIP) Maonte Carlo model simulation and Black-Scholes option valuation models
Resiricted Share Plan RSPy ——— — — —~— 777 ° Market value 3l grant dale . T T T
Save As You Earn schemes [[SAYE') Black-Schotes option valuation model

The Group expenses an estimate of how many shares are likely to vest based an the market price at the date of grant, taking sccount
of expected performance against the relevant perfarmance targets and service periods, which are discussed in further detail in the
Remuneration Report.

During the year and the prior year the Group granted performance shares under its Long Term Incentive Plan scheme. Performance
conditions are measured over a three-year period and are a weighted blend of Total Shareholdér Return ('TSR'], Total Property Return
["TPR’] and Total Accounting Return [ TAR'| [see Directors” Remuneration Report for detailsl. For non-market-based perfarmance
conditions, the Group uses a Black-Scholes option valuation method to obtain fair values. For market-based pertormance conditions,

a Monte Carlo model is used as this provides a more accurate fair value for these periermance conditions. The key inputs used to obtain
fair values for LTIP awards are shown below.

1 $eptember
22 June 2021 2 Rugust 2021 2021 22 June 2020

Awards with  Awards with Awards with  Awards with Awards with  Awards with

helding fa holding hatding no hotding holding ng halding

period period period perigd perod period

Share price £5.17 £€5.17 £5.20 £5.42 £4.09 £4.09
Exercise price £0.00 £0.00 £0.00 €0.00 £0.00 £0.00
Expected volatilily 36.6% 316.6% 37.0% 37.6% 28.3% 28.3%
Expected term [years] 3 3 3 3 3 3
Dividend yietd . 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Risk free interest rate 0.2% 0.2% 0.1% 0.2% 0.0% 0.0%
Fair value - TSR Tranche FTSE 350 €2.35 €2.88 £2.75 £2.7% £1m £1.18
Fair value - TSR Tranche FTSE 100 £2.42 £2.95 £3.01 £3.20 £130 £1.51
Fair value - TPR and TAR Tranches €4.24 €£5.17 £4.26 €5.42 £351 £4.09

Movernents in shares and options are given in Note 20.
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9 Pensions

The British Land Group of Companies Pension Scheme ('the scheme’l is the principal defined benefit pension scheme in the Group.
The assets of the scheme are held in a trustee-administered fund and kept separate frorm those of the Company. it is not contracted
out of SERPS [State Earnings-Related Pension Scherel, itis not planned to admit new emgployees to the scheme and during the prior
year the scheme was closed to future accrual, effective 1 September 2020. Active members were therefore moved to deferred status in
the prior year with future pension contributions payable to the Defined Contribution Pension Schemes of the Group.

The Group has two other small defined benefit pension schemes. There are also two Defined Contribution Pension Schemes.
Contributions to these schemes are at a flat rate of salary and are paid by the Company.

The total net pension cost charged for the year was £5m 12020/21: £3ml, of which £5m [2020/21: £5m relales to defined contribution
plans, Eml{2020/21: €1l relates to the current service cost of the defined benefit schemes and Enil [2020/21: credit of £3m] relates to
a curtailment gain, presented as a past service cost, as a result of the closure of the defined benefit schemes to future accrual in the
prior year. ’

The last full actuariat valuation of the scheme was performed by the scheme actuary, First Actuarial LLP, as at 31 March 2018. The
employer does not expect to make any payments during the year to 31 March 2023. The major assumptians used for the actuarial
valuation were:

2022 200 2020 2009 208

% pa % pa % pa % pa % pa
Discount rate 2.7 2.0 23 24 2.6
Salary inflation - - 39 48 49
Pensicns increase 37 34 25 33 33
Price inflation 39 35 25 3.4 3.4

The assumptions are that a member currently aged 80 will live on average for a further 28.0 years if they are male and for a further
29.7 years if they are female. For 3 member who retires in 2040 at age 80, the assumptions are that they will Live on average for a
further 29 4 years after retirement if they are male and far a further 31.1 years after retirement if they are female.

Compaosition of scheme assets

2022 202

£m £m

Equities a7 68
Diversified growth funds 20 42
Other assels 121 &8
Total scheme assets 178 178

88.8% of the scheme assets are quoted in an active market. All unquoted scheme assets sit within equities.

The amaunt included in the balance sheet arising from the Group's obligations in respect of its defined benefit schermes is as follows:

2022 2021 2020 09 2018

tm fm Em £m £m
Present value of defined scheme obligations 1125) [152] (1311 147] (147
Fair value of scheme assets 178 178 1561 150 152

Irrecoverable surplus! (53) £26| (301 {13 5]
Amount recognised in the balance sheet - - - -

1. The net defined benefit 3558t must be measurad at the lower of the surplus in the defined benelit schemes and the asset ceiling. The assel ceiling is the present value of any
ecanomic benefits available in the form of refunds from the schernes or reductions to future contributians to the schemes. The asset ceiling of the Group's defined benefit
schemes is E£nil [2020/21: £nill, therefare the surplus in the delined benafit schemes of £53m (2020/21: £26m| is irrecoverable.

The sensitivities of the defined benefit obligation in relation to the major actuarial assumptions used to measure scheme babilities are

as follows:

Increase (decreasel in defined
scheme gbligations

) Change in 2022 200
Assumption sssumpiion m Em
Discount rate +0.5% (8 (14}
Salary inflation +0.5% - -
RPIinfiation +0.5% 7 12
Assured life expectancy +1 year 4 5
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9 Pensions continued

History of experience gains and losses

2022 2021 2020 018 2018
£m e £m Em £m
Total actuarial [(ossl gain recognised in the consolidated statement
of comprehensive income*? - {13} - - 9
Percentage of present value on scheme liabilities - [8.6%] 10.3%) 0.1% 6.1%
1. Movernents stated after adjusting lor irrecaverability of any surplus.
2. Curmulative loss recagnised in the statement of camprehensive income is £33m (2020/21: £53ml.
Movermnents in the present value of defined benefit obligations were as follows:
2022 2021
tm £m
At 1 April (152) {131)
Currenl service cost . - {1
Curtailment gain - 3
Interesi cost 13l 14]
Actuarial gain |loss}
Gain [tess| frorm change in financial assumptions 15 (24
Gain on scheme hiabilities arising fram experience - 1
Benefils paid 15 b
At 31 March 1125) 1921
"7 "Movements in the fair value of the scheme assets were as fallows:
022 2021
- [ £m
A1 1 Aprif 178 161
Interest income on scheme assets k] 4
Contributions by employer - 10
Actuarial gain ) 12 9
Benelits paid {15) i8]
At 31 March 178 178

Through its defined benefit plans. the Group is exposed to @ number of risks, the most significant of which are detailed below:

Asset votatility

The liabilities are calculated using 2 discount rate set with reference to corporate bond yields; if assets underperform this yield, this will
create a deficit. The scheme holds a significant partion of growth assets [equities and diversified growth funds] which, although expected
to cutperform corporate bonds in the long terem, create vatatility and risk in the short term. The allacation to growth assets is monitored
to ensure it remzins appropriate given the scheme’s long term objectives.

Changes in bond yields

A decrease in corporate bond yields will increase the value placed on the scheme’s liabilities for accounting purpuses, although this will
be partially offset by an increase in the value of the scheme’s bond hotdings.

Inflation risk

The majority of the scheme’s benefit obligations are tinked to inflation, and higher inflabian will lead to higher liabilities tatthough, in most
cases, caps on the level of inflationary increases are in place to pratact against extreme inflation]. The majority of the assets are either
unaffected by or anly loosely correlated with inflation, meaning that anincrease in inflation will also decrease the surplus.

Life expectancy

The majority of the scheme’s obligations are to provide benefits for the life of the member, soncreases in bfe expectancy will result
in an increase in the liabilities.
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10 Property
Property reconciliation for the year ended 31 March 2022
Invastmant
and
Relail & develapment Owner-
Campuses Fullilment Developments properties Trading Occupied
Level 3 Level 2 Level ] Level 3 Properties Level 3 Talal
£m £m Em £m £m £m £m
Carrying value at 1 April 2021 3,465 2,139 722 8,326 26 2 6,354
Additions
- properly purchases 110 4B6 - 596 - - 596
- development expenditure® b4 3 124 17 - - 191
-.capitalised interest and staff costs 2 - [ 8 - - 8
- capital expenditure on asset management initiatives 5 13 - 18 - - 18
- right-of-use assets 4 - - 4 - - 4
185 502 130 B17 - - 817
Disposals (501} 1104) - {405} (8 12) [415)
Reclassifications 181 - 1181} - - - -
Revaluations included in income statement 126 i 34 N - - iMn
Mavement in lenant incentives and contracted rent uplift
balances 21 2 - 23 - - 23
Carrying value at 31 March 2022 3,477 2,850 705 7,032 18 - 7,050
Lease liabilities [Notes 14 and 1512 1105}
l_ess valuation surplus on right-of-use assets? (91
Vatuation surplus on trading praperlies L R
Group property portfolio vatuation at 31 March 2022 6,944
MNon-controlling interests {15)
Group property portfolio valuation at 31 March 2022 attributable to sharehalders 6,929

1. Development expendilure includes government granis received for the development of aflordable and social housing of E4m.
2. The E26m difference between lease liabilities of £ 105m and £131m per Noles 14 and 15 relates to a £24m lease liability where the right-of-use asset s classified as property,

plant and equiprnent.

3. Relates to properties held under leasing agreements. The {air value of right-ol-use assets is determined by calculating the present value of net rental cash flows over the term
of the leass agreements. IFRS 14 righl-al-use assets are nol externally valued, their fair values are determined by managemenl, and are therelore not included in the Group

preperty portfolio valuation of £6,944m above.

Addilions include capital expenditure in response to climate change, in line with our Sustainability Strategy to reduce both the embadied
carbon in our developments and the operational carbon across the Group's standing property portfolio. For further details, refer to the

Sustainability section of the Strategic Report on pages 38-59.

The Group entered into a Joint Venture agreement with AustralianSuper on 7 March 2022 in relation to the Canada Water Campus.
resulting in the Group disposing of £474m of investment and development properties and a resuliing gain in the Capital and other
column of the consolidated income statement of £44m.

As turther explained in Note 21, from 1 Aprit 2021, the Group new reports under two operating segments, Campuses and Retail &

Fulfilment, in addition to Development properties which are disclosed separately due to the differing basis of valuation as discussed

ingfurther detail within this note. Within this nate, the comparative figures have therefore been restated in the relevant disclosures.
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10 Property continued
Property reconciliatiop for the year ended 31 March 2021

invesiment

Restated and
Restated Retail & develepmeni Owner -
Carnpi F o menls properlies Trading Occupied
Level 3 Level 3 Level 3 Leveld Praperties Levell - Todat
£m Em fm £m £m Em £m

Larrying value at 1 April 2020 4341 3,188 6539 8.188 20 48 8278
Additions

- property purchases - 52 - 52 - - 52

- development expenditure 22 3 76 i01 - 3 104

- capitalised interest and staff costs 4 - 7 1 - - 1

- capilai expendifure on assel management iniliatives 9 19 [ 34 - - 34

- right-of-use assets 2 - - 2 - - 2

37 74 89 200 - 3 203

Disposals (699 4zl (10 {1.1301 - {661 {1,19¢)
Right-of-use assets disposals (38] - - (3¢} - - (361
Reclassifications 16 - {22} {6} [ - -
Revaluations inctuded in income statement (189 {7031 [ 1886l - i2] (888)
Revaluations inctuded in OC! - - - - - i Bl
Moverment in tenant incentives and contracted rent uglift
balances (sl 1 - 14) - - (4]
Carrying value at 31 March 2021 3.465 2139 722 6,326 26 2 6,354
Lease Lidbilities (Not8s T4and 15§t =7~ — ~7= "o = om om0 ) ’ ’ figgi —— 7
Less valuation surplus on right-of-use assets? 8l
Valuation surplus on trading properties 9
Group property portfolio valuation at 31 March 2021 6.247
Non-controlling interests 137
Graup property portfalia valuation at 31 March 2021 attributable to shareholders 6110

1. The £25m difference between Lease liabilities of £108m and £133m per Notes 14 and 15 relates to the £25m lease liability where the right-of-use asset is classitied as property,
plant and equspment.

2. Relates to praperties hetd under leasing agreements. The fair value of right-of-use assets is determined by catCulaling the preseni vatue of net rental cash flows over the term
of the lease agreernents. IFRS 14 right-of-use assets are not externally valued, their fair values are determined by management. and are therefore nat included in the Group
property partfolio valuation of £6,247m above.

Property valuation
The different valuation method levels are defined below:

Level 1:  Quoted prices [unadjusted) in active markets for identical assets or liabitities.

Level2:  Inputs other than quoted prices included within Level 1 that are chservable for the asset or liability, either directly
{i.e. as prices) or indirectly li.e. derived from prices).

Level 3:  Inputs for the asset or liability that are not based on observable market data lunobservable inputs].

These levels are specified in accordance with IFRS 13 ‘Fair Value Measurement’. Property vatuations are inherently subjective as

they are made on the basis of assumptions made by the valuer which may not prove to be accurate. For these reasons, and consistent
with EPRA’s guidance, we have classified the valuations of our property portfolia as Levet 3 as defined by IFRS 13. The inputs to the
valuations are defined as ‘'unobservable’ by IFRS 13. These key unchservable inputs are net equivalent yield and estimated rental values
for investment and owner-occupied properties, and cosls to complete for development properties. Further analysis and sensitivity
disclosures of these key unobservable inputs have been included on the following pages. There were no transters between levels in

the year.

The Group's total praperty portiolio was valued by external valuers on the basis of fair value. in accordance with the RICS Valuation -
Global Standards 2022. published by The Royal Institution of Chartered Surveyors.
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10 Property continued

The general risk environment in which the Group operales has remained heightened during the period due to the continued impact of
Covid-19, and the emergence of the UK ecanormy from the pandermic, including retated challenges in parts of the UK retail market and
macroecanomic headwinds through rising inflation. Despite this the general risk envirenment is considered to have improved during
the year, with the lifting of lockdown restrictions resuiting in improvement in activity across the Group’s segments, rents stabilising,
improved rental collection rates and foolfalt and sates in retail parks returning close to, and in some cases above, pre-pandemic levels.

The emergence of the conflict in Ukraine in February 2022 has led to increased global ecanemic uncertainty with sanctions imposed
upon Russia and heightened political and diplomatic tensions, The Directors do not consider the conflict at this slage to have had a
material imgact on the Group’s financial slatements, owing 1o the nature of the Graup’s UK focused operations and limited exposure

to Ukrainian and Russian businesses. Additionally, our valuers consider there to be no current evident impact ot the conflict on the UK
property sector. The Directors and our valuers are closely manitoring the conflict for any future developments that may change the risk
environment in which the Group operates.

In preparing their valuations during the pandemic lockdown pertods in 2020/21, our valuers had considered the impact of cencessions
agreed with tenants at the relevant balance sheet date, which mainly related to rent deferrals and rent-iree periods, on valuations,
primarily of retait assets. With the lifting of lockdown restrictions during 2021/22, the number of concessions agreed with tenants

has decreased and following the cessation of the general moratarium on commercial evictions and restrictions on commercial rent
arrears recovery on 25 March 2022, the valuers have assumaed that rental income will be received, unless there are specific concession
agreements in place. The valuers have also given consideration to occupiers in bigher risk sectors, and those assumed to be at risk of
default, in determining the appropriate yields to apply.

The information provided to the valuers, and the assumptions and valuation models used by the valuers, are reviewed by the property
portfolio tearn, the Head of Real Estate and the Chief Financial Officer. The valuers meet with the external auditors and alse present
“directly to'the Audit Commitieg 3l the intérim and year-and review of results. Further details of the Audit Committee’s responsibiilities

in relation to valuations can be found in the Report of the Audit Committee on pages 120-126.

Investment properties, excluding properties held for development, are valued by adopting the ‘investmen: method” of valuation.

This approach involves applying capitalisation yields to current and future rental streams net of income voids ansing from vacancies or
rent-free periods and associated running costs. These capitalisation yields and future rental values are based on comparable property
and leasing transactions in the markel using the valuers’ professional judgement and market observation. Other factors taken into
account in the valuations include the tenure of the property, tenancy details and ground and structural conditions.

In the case of engoing developments, the approach applied is the residual method’ of valuation, which is the investment method of
valuation as described above, with a deduction for all costs necessary to complete the development, including a notional finance cost,
together with a further zllowance for remaining risk. Properties held for development are generally valued by adepling the higher of
the residual method of valuation, allowing for all associated risks, or the investment method of valuation for the existing asset.

The valuers of the Group's property pertfolio have a warking knowledge of the various ways that sustainability and Environmental, Social
and Governance factors can impact value &nd have considered these, and how market participants are reflecting these in their pricing, in
arriving at their Opinion of Value and resulting valuations as at the balance sheet date. These may be:

- physical risks;
- transition risk related to policy or legistation to achieve sustainability and Environmental, Saciat and Governance targats; and
- risks reflecting the views and needs of market participants.

The Group has shared recently conducted physical climate and transitional risk assessments with the valuers which they have reviewed
and taken into cansideration to the extent that current market participants would.

Valuers observe, assess and monitor evidence from market activities, including market linvestorl] sentiment on issues such as
longer-term obsolescence and, where known, future Enviranmental, Socis! and Governance related risks and issues which may
include, for example, the markel's apgroach to capital expenditure required to maintain the ulility of the asset. In the absence of reliable
benchmarking data and indices far estimating costs, specialist advice on cost management may be required which is usually agreed
with tha valuer in the terms of engagement and without which reasanable estimates/assumptions may be needed to properly reflect
market expectations in arriving at the Opinion of Value.
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Copies of the valuation certificates of Knight Frank LLP, CBRE, Jones Lang LaSalle and Cushman & Wakefield can be faund at
britishiand.carm/reparts.

A breakdown of valuations split between the Group and its share of joint ventures is shown below:

2022 200
Joim Joim

Group veniures Tatal Group. venlures Total
£€m £m £m £m £m tm
Knight Frank LLP 1,387 37 1,424 1.37% 40 1.419
CHBRE 1,906 448 2,354 1,642 124 1.766
Jones Lang LaSalle 3,330 638 3,968 849 506 1,355
Cushman & Wakefield 321 2,415. 2,736 2.381 2378 4,799
Total property portfolio valuation 6,944 3,538 10,482 6,247 3.048 9.295
Non-controliing interests (15} - [15) [137) |26) {143)
Total property portfolio valuation attributable to shareholders® 6,929 3,538 10,467 6,110 3.022 9132

1. The 1otal praperly portiglio valuation for joint ventures is [3.538m, compared 1p the lotal investrment and trading properties of £3.565 disclosed in Note 1. The £3.565m
includes £12m gl trading properties and excludes £19m of headleases, both at Group share.

Information about fair vatue measurements using uncbservable inputs [Levei 3) for the year ended 31 March 2022

Fair valug at ERV persq Equivalent yield Costs o camplete per sq it
31 March 2022 Yaluation Min Max Average Min Max  Average Min Max  Average
lnvestment m technique 3 4 € % % % € 3 3
Campuses investment
3,419 methodology — 9 159 56 a’ 7 [ - 23 24
Retail & Fulfilment Investment :
2,794 methodology 2 30 17 2 12 [ - 3% 7
Qevelopments Residual
705  methodotogy 27 a8 75 4 5 4 214 B12 3N
Total 6,918
Trading properties
at fair value 26
Group property
portfolio valuation 8,944

Information about fair value measurements using unobservable inputs (Level 3] for the year ended 31 March 2021

Restated ERY per sq it Equivalent yield Cosis ta complele per sg it
Fair value at
31 Margh 2021 Valuation Min Max Avarage Min Max Average “in Max Average
Investment £m technique £ € E % % % £ 3 £
Campuses' {nvestmant
3,005 methodology 2 176 58 4 [ 5 - 479 97
Retail & Fulfilment Investment
2080 methodology 2 3z 17 5 14 8 - 4b 10
Developments Residual
1,127 methodology 45 62 77 4 14 b 2 B9 4i8
Total . 6,212
Trading properties
at fair value 35
Group property
portfolio valuation 6247

1. Includes owner-occupied.
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10 Property continued

Information about the impact of changes in unobservable inputs ILevel 3] on the fair value of the .Group's property portfolio for the
year ended 31 March 2022

Fair value at impact an valuations impact on valuations Impact on valuations
37 March 2022 +53% ERV -5% ERY -25bps NEY  +25hps NEY +5% casls +5% costs
£m im €m €m £m £m £m
Campuses' 3,445 137 1138) 23 (206) 3 (3
Retail & Fulfilment 2,794 115 [1%4) 144 (1271 2 12)
Developments 705 59 159) 85 175) 39 138)
Group property portfolio valuation 6,944 an 1309) 460 (409) [ 1A 143)

1. Includes trading properties at fair value

Information about the impact of changes in unobservabte inputs [Level 3] on the fair value of the Group's property portfolio for the
year ended 31 March 2021

‘Reslated Impact an valuations Impac! on valuzlions Impaci on valuations
Jipl::t::“é?];ll +5% ERV -5% ERV -25bps NEY  «25bps NEY - 5% costs +3% cosis
£m £m £m m £m £m {m
Campuses! 3,091 130 1151] 199 (177 7 7}
Retail & Fulfilment 2,080 79 178l 73 (69} - -
Developments 1116 105 {107] 153 (137) 36 (98]
Group property partfalio valuation 6,247 34 [336] 425 [383] 103 [105]

f. 'ncludes Irading propertias at fair vatue.

All other factors being equal:

- ahigher equivatent yield or discount rate would lead to a decrease in the valuation of an asset;
- anincrease in the current or estimated future rental stream would have the efiect of increasing the capital value; and
- anincrease in the costs 10 complete would lead to a decrease in the valuation of an asset.

However, there are interrelationships between the unobservable inputs which are partially determined by market conditions, which
would impacl on thase changes.

Provisions fer impairment of tenant incentives and contracted rent increases

A provision of £23m 31 March 2021: £23m) has been made for impairment of tenant incentives and contracted rent uplift balances
[cantracted rents). The charge to the income statement in relation to write-offs and provisions for impairment for tenant incentives
and contracted rents was £1m [2020/21; E8m} (see Note 3. The Directors consider that the carrying amount of tenant incentives is
appraximate to their fair value, '

The tables below summarise tenant incentives and contracted rent increase balances and associated expected credit losses grouped by
credit risk ratings. The split between Campuses and Retail & Fulfilment has been disclosed on the basis that Campuses balances have a
lower assumed credit risk 3s a result of the impact of Covid-19 in comparison to Retail & Fuifilment tenants and relate to the significant
majority of tenant incentive balances at year end with an immaterial provision for impairment applied.

2022
Campuses Retail & Fulfitlment Total
Tenant Het tenanl Tenant Nettenant Tenant Met lenant
T incentives? Provision incentives incentives'  Provision incentives incentives’  Pravision incentives Percentage
Credit risk £m £m &m £m £m £m £m £m €m provided®
CVA/ Administration - - - 4 [4} - 4 (4] - 100%
High 1 [1 - 19 17 2 20 {18l 2 90%
Medium ' 1 - 1 9 1] 8 10 {1] 9 10%
Low 84 - 84 51 - 51 135 - 135 -
Total Group 86 (1) 85 83 122} 41 189 (23] 145 14%
Joint ventures 77 (]} 74 23 161 17 100 [&]] 71 9%
Total 163 {4) 15¢ 108 (28) 78 2469 (321 237 12%

1. The temant incentives balance includes contracted rentincreases.
2. Company Voluntary Arrangements,
3. The percentage provided is calculated using the unrounded tenant incentive and provisien balance.
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2021
Campuses Retail & Fullitment Total
Resialed Restated
Tenant Resiated  Reslated Tenant Resiated  Reslated Tenant Pertanlage
L. incentives! Provision Net inceniives' Provision Net incentives' Provision Net pravided?
Creditrisk £m £m £m tm Em £m tm tm i
CVAzf Administration ~ - - 4 14 - 4 (4) - 100%
High 3 (1} - 22 171 5 2 118} 5 79% |
Medium 1 - i 8 i1 7 9 (4 8 15%
Low 63 - 63 S0 - 30 113 - 113 -
Total Group 63 i1) &b 84 {221 62 149 123) 126 15% ‘
Joint ventures 65 131 42 14 13 1 79 (6l 3 8%
Total 130 f4) 126 98 125] 73 228 1291 159 13%

1. The tenant incentives balance includes contracted rent increases.
2. Compary Voluntary Arrangements
3. The percentage provided is ¢alculated using the unrounded tenant incenlive and provision batance.

The tenant incentive balance does not relate to amounts billed and therefore there is no concept of being past due. The expected credit
losses are determined in line with the provisioning approach detaited in Note 1, with (he key assurmptions being the absolute probability
of loss assumed for each credit risk rating and a tenant's assigned credit risk rating. A 10% increase/decrease in the loss rates assumed
for each credit risk rating would resultin a £2m increase/decrease to provisions for impairment of tenant incentives 2020/21: £2m). This
sensitivity analysis has been performed on medium and high risk tenants and tenants in CVA or Administration anly as the significant
estimation uncertainty is wholly related to these.

A 10% increase/decrease in the percentage share of high and low risk Retait & Fulfilment tenants’ incentives only, i.e. assuming

10% of tenant incentives move from medium to high risk and 10% of tenant incentives rnave from low to mediumn risk and vice versa,
would result in a £2m increase/decrease in provisions for impairment of tenant incentives [2020/21: E3m}. A ravement in the share of
Campuses tenant incentives within each credit risk rating has not teen considerad as management balieves there is less uncertainty
associated lo the assumption on Campuses tenants’ credit risk ratings. A 10% increase pr 8acrease répresents managemenl's
assessment aof the reasanable possible change in loss rates and movement in the percentage shara of tenant incentives within

each credit risk rating.

The table below shows the movement in provisions for impairment of tenant incenbives during the year ended 31 March 2022 on a Group
and on a proportionally consolidated basis.

Prapartionally

. . R . ; . Graup consalidated
Movement in provisions for impairment of tenant incentives £m £m
Provisions for impairment of tanant incentives as at 31 March 2021} 23 29
Increase in provisions far impairment of tenant incentives due ta acquisition on 1 April 2021 . - 2
Provisians far impairment of tanant incentives as at 1 April 2021} 23 n
Write-offs of tenant incenlives (a1} 14l
Maovernent in provisians for impairmeni of tenant incentives 1 5
Total provision movement recagnised inincome statement 1 5
Provisions far impairment of fenant incentives as at 31 March 2022 23 a2

1. The provisions for impairment of tenant incentives as at + Aprit 2021 on a proporuanately consolidated basis s EZm higher than the proportionately consalidated prowsion recognised
as at 31 March 2021, This 15 85 a result of the acquisition of the remaining 21,9% units of Hercules Unit Truston 1 April 2021,

Additional property disclosures - including covenant information

At 31 March 2022, the Group property porttolic vatuation of €6,964m [2020/21: £6,247m) comprises freeholds of £3,755m [2020/21: £3,127m};
virtual freehalds of £1,171m (2020/21: £1,055m]; long teaseholds of £1,782m (2020/21 £1,945m); and short leaseholds of £236m [2020/21:
£120ml. The historical cost of properties was £5,020m [2020/21: £4,812ml.

Cumulative interest capitalised against investment, development and trading properties amounts o £311m [2020/21: £104ml.

Properties valued at £1.266m (2020/21: £1,017m} were subject to a security interest and other properties of non-recourse companies
amounted to £649m [2020/21: £575m, totalling £1.915m {2020/21: £1.592ml.
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10 Property cantinued

Included within the property valuation is E3m (2020/21: £7rn) in respect of accrued contracted rental uplift income and £166m (2020/21:
£142m] in respect of other tenant incentives. The balance arises through the IFRS treatment of leases containing such arrangements,
which requires the recognition of rental income on a straight-line basis over the lease term, with the difference between this and the

cash receipt changing the carrying value of the property against which revaluations are measured,

11 Jeintventures
Summary movement for the year of the investments in joint ventures

Equity Loans Total
Em £m £m
At 1 April 2021 1,459 461 2,120
Additians 252 37 309
Disposals (341 (701 (104)
Share of profit on ordinary activities after taxation' 264 (201 24
Distributions and dividends:
- Capital - - -
~ Revenue (59 - {59)
Hedging and exchange movementis 1 - 1
At 31 March 2022 1,883 628 2,511

1. The share of prolit on ardinary activities after taxation comprises equity accounted prolits of £266rm and 'FRS § impairment charges against equity invesiments and loans of
£22rn, relating to MSC Property Intermediate Haldings Limited [laan impairment of £17m), WOSC Partners Limited Partnership lloan impairment of £3m) and The Scuthgate
Limited Parinership [equity irnpairment of £2m. In accordance wth IFRS ¢, managemnent has assessed the recoverability of loans to jeint ventures and assessed the carrying
value of investments in joint venlures against the net asset value. Amounts due are expecled to be recovered by a joint venture selling its properties and investrients and
seitling linancial asseis, net of financial liabitities. The net asset value of a joint venture is considered io be a reasanable approximation of the available assets that could be

realised to recover the amounts due and the requirement to recognise expected credit losses.

The Group entered into a new Joint Venture agraement with AustralianSuper on 7 March 2022 in relation to the Canada Water Campus.
The Group has recognised a share of the joint venture’s loss af E6m in addition to the realisation of the gain on disposal of assets into the
joint venture of £32m. Therefore the Group has recognised a share of total comprehensive income of £46m and share of net assets less

shareholders loans of £294m in retation to this new joint venture in the year.
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The British Land Company PLC 00621920

The summarised income stataments and batance sheets below and an the fallowing page show 100% of the results, assets and liabilities
of joint ventures. Where necessary, these have been restated to the Group's acceunting policias.

Joint ventures’ summary financial statements for the year ended 31 March 2022

Broadgate MSC Property
REIT Intermedizle  WOSC Pariners Limited BL West End
Lid Holdings L1d% Parinership® Qtlices Limited
Partners Norges Bank Norges Bank
Euro Bluebelt LLP Investment Investment
[GICI Management Management Allianz SE
Property sector City Offices  Shopping Centres West End West End
Broadgate Meadowhall Offices Offices
Group share 50% 50% 25% 25%
Summarised incame statements
Revenuet 228 75 10 26
Costs [76] [16) {4} 17)
192 5% [ 19
Administrative expenses n - - -
Netinterest payable (82| {271 - 15
Underlying Profit 8% 32 6 14
Net valuation mavermnent 220 (201 (15) A
Capital financing [costs) income _ (13 N - - 9
Profit [loss| on disposal of investment properties and investments - - - -
Profit [loss] an ordinary aclivities before taxation 296 12 (9] 27
Taxalion - - - -
Profit (loss)] an ordinary activities after taxation 296 12 91 27
Other comprehensive income . - 3 - -
Total comprehensive income [expense) 294 15 191 27
Realisation of gain an disposal of assets into joint veniures - - ~ -
British Land share of total comprehensive income [expense) 148 [ (2] 7
British Land share of distributions payable kI3 2 ~ 4
Summarised balance sheets
Investment and Lrading properties 4,829 760 149 525
Dther non-current assets 30 - - ¢
Current assets 17 8 3 3
Cash and depasits 126 3 4 7
Gross assets 5.002 802 156 544
Current liabilities (891 [45) (4l 111l
Bank and securilised debt £1,570) 1517} - 1159)
Loans from joint venture partners (845] (523} 21 nsl
Other non-current liabilities - 1121 (4 (11}
Gross liabilities 12,504) (1,097] 1219) 1198)
Net assets [liabilities) 2,498 12951 {63} 348
British Land share of net assets tess shareholder loans 1,249 - - 87
1. USS jaint ventures include the Edan Walk Shopping Centre Unit Trust and the Fareham Progerty Partnership
2. Hercules Unit Trust joint ventures includes 50% of the results of Deepdale Co-Cwnershig Trust, Fert Kinnaird Limited Partnership and Valenune
Co-Ownership Trust and 41.25% of Birsiall Co-Ownership Trust. The balance sheet shows 50% of the asseis of these joint ventures
3. Included in the column headed Other joinl veritures’ are contributions from the fallawing: BL Goodman Limited Partnershp, BI v Property Managerment UK Limited,

City of London Office Wnit Trust, BL Sainsbury s Superstores Limited and Reading Gate Retail Park Co-Ownership. The Reading Gate Retail Park Co-Ownership was acquired
during the year ended 31 March 2022, with the Group acquiring a $0% share from Reassure Limited, and The Nabonal Farmers Union Mutual Insurance Society Limited owning

the remaining 50% share.
. Revenve includes gross rental incame at 100% share of £290m (2020/21: £262m).

& n oo

In accordance with the Group’s accounting policies detailed in Noie 1, the Group recognises a il equity investment in joint ventures in a el liability position at period end.
. The Group entered into a new Joint Venture agreement with AustralianSuper on 7 Marth 2022 in relation to the Canada Water Campus. The transaction value of the assets

transferred by the Group on formation of the joint venture at 100% was €580m. On disposal of the assets into the joint venture and in accordance with IAS 28, the Group
recognised a gan of £44m Inet of transaction costs of E9m] representing the gain realised to the extent of AustralanSuper’s interestin the joint venture. Ai the dispasal date,
the refmaining gain of £32m relating ta the Group's interest in the joint venture was unrealised and included within the Group’s investment in the joint venture which was based
on the carrying value of the assets translerred at the disposal date. As the assets transferred relale (o investrment property measured at Iair value, this gain was subsequently
realised and recogrised when the joint venture remeasured these assets to fair value at 31 March 2022, The Group has also recognised its share of the joint venture’s foss of

E6m compared 1o the joint venture's tolal loss of £12m. from 7 March 2022 to 31 March 2022.

~

of £52m.
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uss Total
BL CW Upper Limited The SouthGate Lirited joinL Herculas Uit Trust Qther Totat Group share
Partngrship® Parinership ventures® jgint ventures? joint veniures? 2022 2022
Universities
Aviva Superannuation
AustralianSuper Investors Scheme Group PLC
Canada Water Shopping Shopping Retail
) Campus Centres Centres Parks
50% 0% 50% Various
1 13 12 26 2 393 18%
1) (3 12) (5] - (114} 155}
- 10 10 21 2 279 134
- - - - - (1} 1
- 1l - - - [95) 147)
- 9 10 21 2 182 Bé
Nzl (7 9 23 15 217 110
- - - - - tal 4
2] 2 19 44 17 %4 192
(12) 2 19 (23 17 396 192
- - - - - 3 1
112) 2 19 [1) 17 399 193
52 - - - - 52 52
46 1 10 22 245
- 3 4 12 - 59
565 139 140 261 83 7,451 3,545
- - - - - 3 17
[ 2 - 1 1 41 N
39 8 7 12 3 240 117
410 149 147 274 87 7,77 3,710
{23] [ (6} (6} - 1150 173
- - - - - (2,245) (1.083)
- - 31 - 171 (1,696) (792)
- (28] - - - (55) 23]
123] (34} [37] {6) (7] 14,187) [1,991]
587 115 110 268 , 16 3,584 1,719
294 58 55 133 7 1,883

The berrowings of joint ventures and their subsidiaries are non-recourse ta the Group. All joint ventures are wcorparated in the United Kingdom, wilh the exception
of Breadgate REIT Limited, the Eden Watk Shopping Centre Unit Trust and the Hercules Unit Trusi joink ventures which are incorporated in Jersey.

These financeal statemenis include the resulis and financial position of the Group's inlerest in the Fareham Proparty Parinership, the BL Geodman Limited Partnership and the
Gibraltar Limited Parinership. Accordingly, advantage has been taken of the exernptions provided by Regulation 7 of the Partnershig {Accounts) Regulations 2008 not 1o attach the
partnership accounts to these financial stalernents. .
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11 Joint ventures continued

The summarised income statements and balance sheets below and on the following page show 100% of the results, assets and liabilities
of joint ventures. Where necessary, these have been restated to the Group’s accounting policies.

Joint ventures’ summary financial statements for the year ended 31 March 2021

Broadgate MSC Property
RENT Iniermediste  WOSC Partners Limited
Lid Holdings Ltd® Partnership?
Partners Norges Bank Norges Bank
Euro Bluebell LLP investment Investment
GIC Management Management
Property sector City Offices  Shapping Centres West End
Broadgate Meadowhall Offices
Group share : 50% 50% 25%
Summarised income statements £m £m £m
Revenuet 216 85 12
Cosls {791 149 K]
137 36 b
Adminislrative expenses - - -
- Netinterest payable {61} 1291 -
Underlying Profit [loss] 76 7 [
Net valuation movernent 172) 1421} 57
Capital financing costs - - -
Profit [loss) an dlsposal of investment propertles and investments - -
Loss on prdinary aclivitizs befare taxation (98) 1614} [51)
Taxation . - - -
Loss on erdinary activities after taxation 196] {£14) [51]
Qther compreheansive income - 3 -
Total comprehensive expense (96} (4114 511
British Land share of total comprehensive expense (48] (205) 113)
British Land share of distributions payable 22 1 -
Summarised balance sheets
Investment and trading properties 4501 . 79 1463
Current assets 13 17 4
Cash and deposits 160 20 5
Gross assets 4474 816 172
Current liabilities (4] 137) 13)
Bank and securitised debl 11,3061 552! -
Loans from joint venture partners 1988 1472 (218
Other non-current liabilities - 171 [4]
Gross liabilities 12,388} [1,0781 (2251
Net assets [liabilities| 2,286 {262) 153
British Land share of net assets Hiabilities] less shareholder toans 1,143 - -

. USS joint ventures include the Eden Walk Shopping Centre Unit Trust and the Fareham Property Partnership

. Hercules Unit Trust joint ventures includes 50% af the results of Deepdale Ca-Ownership Trust, Fort Kinnaird Limited Partnership and Valentine

Co- Ownersh»p Trustand 41.25% of Birstall Co-Ownership Trust. The balance sheet shows 50% of the assets of these joint ventures

lncluded in the column headed 'Other joint ventures’ are tontributions from the foliowing: BL Geedman Limted Parmersh\p Bluebutien Property Management UK Limited.
City ol Landon Olfice Unit Trust and 8L Sainsbury's Superstores Limited.

. Revenue includes grass rental incorme at 100% share of £262m (2020/21: €284ml.

. In accardance with the Group's actounting policies detailed in Note 1, the Group recognises a nil equity investment in joint ventures in a net Wability position at period end

. During the year ended 31 March 2021 the Group Enlered inlo a joinl arrangement with Allianz SE, the new joint veniure holds properiies which were previously wholly ewned by
the Group.

w o N

o s
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8L west End The SouthGate Limited gisl Hercules Unit Trust Other Total Group s:;tr‘e‘
Offices Limited? Parinership ventures! joint venlures? joint venjures? 2021 W2
Universities
Aviva Superanaualion
Allianz SE investars Scheme Group PLC
West End Shopping Shopping Retail
QOtfices Centres Centres Parks
25% 50% 50% Various
fm £m Em Em £m Em _ Em
6 10 12 30 - n 182
1] [10) 1101 {14} - [169) (85]
5 - 2 16 - 202 97
i1l 1] - [1) 1) (94) {45)
4 (1] 2 15 1] 108 52
(28] [62] 157 1651 - {840] (409
8 - - 17l - 1 - 711
{14 [63] 155 I571 1] [751) (358}
- - - - 3 3 1
{14} 163) [55) (571 2 1748) 1357)
- - - - - Kl 1
14) 163] (85) (57} 2 1745] (354)
13) (32) 127} (291 1 1356)
- - 3 8 4 38
520 144 13 234 - 6,474 3,067
4 3 1 ] 1 (11 22
[ 5 5 12 | 214 104
530 152 137 249 2 6,732 3,193
191 14 (5] ] - (§T31] {781
{158 - - - - (2,014) {968}
(15) - 31 - (3 1,727 1805)
mi {28) - - - (40 (27
11331 [(32) [36] (9} (3} [3,944) {1,878)
337 120 101 240 (1) 2,768 1,315
B4 60 50 122 - 1,459

The borrowings of joint ventures and their subsidiaries are non-recourse to the Group. All joint ventures are incorporated in the United Kingdam, with the exception
of Broadgate REIT Limited, the Eden Walk Shopping Centre Unit Trust and the Hercules Unit Trust joint ventures which are incorporated in fersey.

These financial staterments include the resulis and financial position of the Group's interest in the Fareham Property Partnership, the BL Goodman Limited Partnership and the
Gibraltar Lirnited Partnership Accordingly, advantage has been taken of the exemptions provided by Regutation 7 of the Partrership [Accounts] Regulations 2008 not to attach the

partnership accounts to these linancial statermnents.
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11 Joint ventures continued
Operating cash flows of joint ventures [Group sharel

The British Land Company PLC 00421920

022 2021
£m Em
Rentalincome received from tenants 153 19
Operating expenses paid 10 suppliers and employees (28l [26]
Cash generated from operations 128 93
Interest paid (44} 147}
Interest received - -
UK corporalion tax received (paidl 2 i2)
Cash inflow from operating activities 83 44
Cash inflow from operating activities deployed as:
Surplus cash retained within joint veniures 26 10
Revenue disinbutions per consalidated statament of cash flows 57 34
Revenue distributions split between controtling and non-controlling interests
Attributable to nan-conirolling interests - 2
Attributable to shareholders of the Company 57 32
12 Other investments
2022 2021
Fair value Fair value
through Amartised intangible threugh Amartised Intangible
profit or toss cost assets Tolal profit or [oss cosi + asseis Tetal
£m tm €m £m m Em £m Em
At 1 April [ 2 12 20 11 3 n 125
Additions 14 2 2 18 3 - 5 8
Transfers [ disposals - ~ - - 11091 {1 - (101
Revaluation 8 ~ - 8 1 - - i
Amartisation - - (sl {5 - (4] 4]
At 31 March 28 4 g 41 b 2 12 20

The amount included in the fair value through profit or loss retates to private equity/venture capital investments of £28m {2020/21: £6m)
which are categorised as Level 3 in the fair value hierarchy. The fair values of private equity/venlure capital investments are determined

by the Directors.
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13 Oebtors
2022 2021
£m Em
Trade and ather deblors 24 38
Prepayments and accrued income n 14
Rental deposits : :
39 56

Trade and other debtaors are shown alter deducting a provision for impairment against lenant debtors of £47m {2020/21: £57m). Accrued
income is shown afier deducting a provision for impairment of £1m [2020/21: ESm). The provision for impairment is calculated as an
expected ¢redit loss nn trade and ather debtors in accordance with IFRS 9 as sct gut in Note 1.

The credit to the incoma statement for the year in relation to provisions for impairment of trade debtors and accrued income was £7m
{2020/21: £52m chargel, as disclosed in Note 3, Within this credit, EBm [2020/21: £9m] represents a charge for provisions for impairment
made against receivable balances retated to bilted rental income due on 25 March rent quarter day. Rental incorne is recognised on

a straight-line basis aver the lease term in accordance with IFRS 16. The majority of rental income relating to 25 March rent quarter

day has, therefore, nat yet been recognised in the income staternent in the current year and is instead recogrised as deferred incorne,
within current Liabilities as at 31 March 2022. As the rent due on 25 March has been billed to the tenant, however, the Group is required
to provide for expected credit losses at the balance sheet date in accordance with IFRS 9, This creates a mismatch in the period between
the recognition of rental income and the impairment of the associated rent receivable.

The decrease in provisions for impairment of trade debters and accrued income of £13m [2020/21: £48m increase] is equal to the
release to the income staternent of £7m [2020/21: £52m chargel, less write-offs of trade debiors of £8m [2020/21: £4m).

_For the year ended 31 March 2022, the Group has made amendments in the expected credit loss madel that calculates the provision for
tenant debtors. As the UK economy ererges from the impact of the Cavid-19 pandemic, the amended model places greater emphasis on
the historical experience collection rate, in addition to the ageing profile and tenant risk ratings. This amendment has led to 3 release in the
tenant debtor provision of £7m.

The Directors consider that the carrying amount of trade and other debtors is approximate ta their fair value. Further details about the
Group’s credit risk management practices are disclosed in Note 17.

The tables balow summarise the ageing profile for tenant debtors and associated expected credit losses, grouped by credit risk rating. The
expected Credit losses are determined in line with the provisioning approach detailed in Note 1. The majorily of outstanding tenant debtors
relate to tenants in the Retait & Fulfilment sector.

Provisions for impairment of tenant debtors

J1 March 2022

Percentige
Tenant debtors Pravisian Net tenant debtor pravided®
<%0 MW~ 183- » 385 <90 0 - 18- » 185 90 9a- 183 - > 345

. days 182days 385days days Tatal days 182days 345 days days Tolal days 1BZdays 345 days days Tatal Total

Credit risk m £m Em  Em  Im £m £m m Em [ £m Em £m tm £m

Cva/

Administration 2 2 5 17 26 121 (2 15 N7 (28l - - - - - 100%
High 3 1 1 2 7 12) I 1) 2 (&) 1 - - - 1 86%
Medium 1 - 1 3 5 - - 4] 13t 1A] 1 - - - 1 80%
Low 5 2 3 5 15 12| [1) (3) I5) 111 3 1 - - 4 73%
Tatal Group " 5 10 27 53 [ [4) 1100 {271 (471 S 1 - - ] 88%
Joint ventures 7 2 2 & 17 [K]] [2) 2) 18) 1131 4 - - - 4 76%
Total 18 7 12 33 70 9l 16 1120  (33) {s01 ? 1 - - 10 86%

1. The percentage pravided is calculated using the unrounded tenant deblor and provision balance.

British Land Annual Report and Accounts 2022 199



FINANCIAL STATEMENTS continued The British Land Company PLC 00621920

Notes to the Accounts continued

13 Debtors continued

31 March 2321

Percentage
Tenant debtors Provision Net lenani deblor provided!
<90 90 - 183~ > 365 <90 90- 183 - » 343 « 90 90- 183- » 345

Credit risk d?{(: 182 d?:: 265 dg: dz: Tn{(:.: dgns 182 d;ﬁ 365 dzr: dz: T::El:: ﬂzz: 182 dz,’r: 385 d;:: d;: Tc;_(:nl Total
Cvaf

Administration [ 7 14 6 33 161 171 114} (6) (33} - - - - - 100%

High 8 & 4 1 17 14} (&) 14} (1) 113) & - - - 3 75%

Medium 4 2 2 - 8 1 {1 12} - 4] 3 1 - - 4 47%

Low 15 4 4 1 2% 11 M (4 11 7 e 3 - - 17 28%

Total Group 3 V772 8 8 (2 3y 24 1B 57 A 4 - - 5 69%

Joint ventures 12 3 7 5 727 {2) {1} {7 [5] (15 10 2 - - 12 56%

Total 45 20 31 13 109 114] &) i3 (13 172) 31 [ - - 37 66%

1. The percentage provided is calculited using the unrounded tenant debigr and provisian balance.

Provisions for impairment of accrued income

Accrued incorne relates o concessions offered to fenants in the form of the deferrat of rental payments. Rental income relating to the
year ended 31 March 2022, which has not yet been invaiced, is recognised on an accrusls basis in accordance with the underlying lease.
The gross accrued income as at 31 March 2022 was £2m [2020/21: £9m] with a provision of E1m [2020/21: £5m) leaving a net accrued
incomne balance of £1m (2020/21: €4m). The percentage of gross accrued income provided for is 57% 12020/21: 60%].

The table below summarises the mavernent in provisioning for impairment of tenant debtors and accrued incorme during the year ended
31 March 2022.

Proportionaliy

. . . - . Group consolidated
Mavement in provisions far impairment of tenant debtors and accrued income om €m
Pravisions for impairment of tenant debtors and accrued income as at 31 March 20217 62 78
Increase in provisions for impairment of tenant debtors and accrued income due to acquisitionon 1 April 2021 - - 5
Provisions for impairment of tenant debtors and accrued income as at 1 April 2021 62 83
Write-affs of tenant debtors i8] (91
Mavement in provisions for impairment of tenant deblors (&) (12t
Movernent in provisians for impairment of accrued income (1] {1}
Total pravision movemneni recognised in income statement (7) 1131
Provisions for impairment of tenant debtors and accrued income as at 31 March 2022 47 61

1. The provisions for impairment of 1enant debtors and acerued income 2s at 1 April 2021 on a proportionately consolidated basis is E5m higher than the proportionately
cansglidated provision recognised as at 31 March 202). This is as a result of the acguisition of the remaining 21.9% units of Hercules Unit Truston 1 April 2021.
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13 Debtors continued

The impact of Covid-1% has given rise to an increase in trade debtors due trom tenants as a result of delays in receiving payment,
however this has decreased for the year ended 31 March 2022, as the UK economy emerges from the pandemic. Provisioning for
impairment of trade debtors 1s considered to be a key scurce of estimation uncertainty at the balance sheet date and, as a result, we
inctude sensitiity tables, below, to illustrate the impact of changes in assumptions on provisions for impairment of trade deblors and
accrued income recognised at the balance sheet date.

The key assumptions within the expected credit loss model include the loss rates assumed for each credit risk rating, ageing
combinatian, historic experienca collection rates and a tenant’s assigned credit risk ratings. The sensitivity table, below, illustrates
the impact on provisions as a result of firstly, changing the absotute loss rate percentages for each ageing and credit risk category and
secondly, the impact of changing the percentage share of high and Low sk Jebilues {or Relail & Fulfilment tenants only, L.e. assuming
10% of debtors move fram medium to high risk and 10% of debtors move from low to medium risk and vice versa. A 10% increase or
decrease represents management’s assessment of the reasonable possible change in loss rates.

Impact an pravisions Impact an provisions
10% Increase In % 10% Decrease in %
Provision at 10% |ngrease In 10% Decrease in share of high risk share of high risk
31 March 022 lassrales! loss rates' wnanl debtorst tenant debtors 2
£m £m £m £m £m
Provisions for impairment of tenant debtors 44 L] m 2 12)
Provisions for impairment of accrued income 1 - - - -
Group total provision for impairment of tenant debtors
and accrued income 47 1 (1) 2 [2)
g . . - . . Impacl on provisiens Impast sn provisions
10% Increase in % 10% Decreasein %
Prgvision at 10% Increasa in 10% Becrease in share of high risk share aof high risk
31 March 2021 toss rates' loss rates' tenant deblors? tenant debtors ¢
Em £m £m fm £m
Provisions for impairment of tenant debtors 57 1 [8) 5 is)
Pravisions for impairment of scerued income 5 - 0l 1 ]
Group totat provision for impairment of tenant debtors
and accrued income 62 1 {7 4 {61

1. This sensitivity analysis has been performed on high and low risk tenants and [enants in CVA er Administration anly as the significant estimation uncenainty is wholly related o
these

2. This sensilivity analysis has been performed on Retail & Fullitment tenants only. A movement in the share of Campuses tenant debtors within each credit risk rating has not
been considered as manasgement believes there is less unceriainty associated ta the assumption on Campuses lenants’ credit risk ratings.

14 Creditors

2022 02§
£m im

Trade creditors 74 55
Aceruals 70 68
Deferred income L1 - 82
Other taxation and social security 25 25
Lease liabilities [ 5
Renlal depasiis due to tenants 4 4
245 219

Trade creditors are interest-free and have settlement dates within one year. The Directors consider that the carrying amount of trade
and other creditars is approximate to their fair value.

15 Other non-current liabilities

2022 2021
€m Em

Lease liabilities 125 128
Deferred income 27 -
182 128
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16 Deferred tax
The movement an deferred tax is as shown below:

Deferred tax assets year ended 31 March 2022

The British Land Company PLC 00621920

1 April Debited to Credited 31 March
200 incame ta equity 2022
£ &m £m Em
Temporary differences - - - -
Deferred tax liabilities year ended 31 March 2022
m £m &m £m
Property and investment revaluations - - - -
Net deferred tax Liahilities - - - -
Deferred tax assets year ended 31 March 2021
¥ April Debiled o Credited 31 March
2620 incoms 10 equity 2024
fm £m Em £€m
Temporary differences 5 15) - -
T B 5 — —[6I'” - - ' oo
Deferred tax liabilities year ended 31 March 2021
£ £m £Em £m
Property and investment revaluations 1) - 6 - . _
6] - [ -
Net deferred tax assets [liabilities) (1] {5l 3 -

The following corporation tax rates have been substantively enacted; 19% effective from 1 April 2017 and 25% effective 1 April 2023.
The deferred tax assets and liabilities have been calculated at the tax rate effective in the period that the tax is expected to crystallise.

The Group has recognised a deferred tax asset calculated at 19% [2020/21: 19%] of Enil (2020/21: Enil) in respect of capital losses from
previous years available for offset against future capital profit. Further unrecognised deferred tax assets in respect of capital losses of

£137m {2020/21: £137m) exist at 31 March 2022.

The Group has recognised deferred tax assets on derivative revaluations te the extent that future matching taxable profits are expected
to arise of £mil [2020/21: £nil]. At 31 March 2022 the Group had an unrecognised deferred tax asset calculated at 19% (2020/21: 19%] of

£47m (2020/21: €45m] in respect of UK revenue tax losses from previaus years.

Under the REIT regime development properties which are sold within three years of completion de not benefit from tax exemption. At
31 March 2022 the value of such properties is £1,429m (2020/21: £801m] and it these progerties were to be sold and no tax exemption

was available the tax arising would be £21m [2020/21: £0.3m).
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17 Netdebt
022 202!
Foglnoia £m Em
Secured on the assets of the Group
5.264% First Martgage Debenture Bonds 2035 347 361
5.0055% First Mertgage Amortising Debentures 2035 83 8%
5.357% First Mortgage Oebenture Bonds 2028 227 261
Bank loans 1 47 158
1,009 1,049
Unsecured
4.635% Scnior US Dotlar Notes 2021 Z - 157
4.766% Senior US Dollar Notes 2023 2 101 102
5.003% Senior US Dallar Nates 2024 2 L1 67
3.81% Senior Notes 2024 102 m
3.97% Senior Notes 2026 103 112
2.379% Sterling Unsecurad Bond 2029 298 298
4.16% Senior US Dollar Notes 2025 2 77 77
2 67% Senior Nates 2025 37 37
2.75% Senior Notes 2026 37 37
Floating Rate Senior Nales 2028 80 80
Fleating Rate Seniar Notes 2034 102 102
Facilities and overdrafts 504 181
1,607 1,361
"7 "Gross debt 3 2,618 2410
Interest rate and currency derivative lisbitities 95 128
Interest rate and currency derivative assets 197} {135]
Cash and short term deposits 4.5 74 (154}
Total net debt 2,561 2,249
Net debt attributable 1o nen-controlling interests 1 170]
Net debt attributable to shareholders of the Company 2,542 2,179
Total net debt . 2,541 2,249
Amounts payable under leases [Notes 14 and 15} 131 133
Total net debt [including lease liabilities) 2,672 2382
Net debt attributable te non-controiling interests lincluding lease liabilities| 4 1 175)
Net debt attributable to shareholders of the Company lincluding lease liabitities) 2,673 2,307
1. These are nan-recourse bomrowings with no recourse for repayment o ather companies or assets in the Group.
2022 2021
£m £m
Hercules Unit Trust 347 358
347 358

. Principal and interest on these borrowings were fully hedged into Sterling at a floating rate ai the time of issue.

. The principal amount of gross debt at 31 March 2022 was £2,562m {2020/21: £2.29 1m). Included in this is the principal amount of secured borrowings and other borrowings of
non-recourse cempanies of £985m.

. Included in cash and short term depasits is the cash and short term deposits of Hercules Unit Trust, of which E1m is the praparlion not beneficially owned by the Graup.

3. Cash and depesits not subject to a security interest amount to £64m $2020/21: £145ml.

[XEX)

[N
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17 Net debt continued
Maturity analysis of net debt

w22 2021
Em £m

Repayable: within one year and on demand 189 164
Between: one and two years 277 169
two and five years 854 844

five and ten years 659 738

ten and fifieen years 485 494

fifteen and twenty years 150 -

- 2,427 2,249

Gross debt 2,614 2410
Interest rate and currency derivatives €] 17|
Cash and shart larm deposits (744 [154]
Net debt . 2,561 2,249

Fair value and book value of net debt
2022 2021

Fair value Book value Diflerence Fair value Book value Oifference

£m tm £m Em &m fm

Debentures and unsecured bonds 1,745 1,655 a0 1,978 1871 107
Bank debt and other floaling rate debt 955 ¥51 4 546 539 7
Gross debt 2,700 2,616 84 2524 2,410 114
Interestrate and currency derivative liabilities - - - 96 9% - 128 128 -
Interest rate and currency derivative assets 97 197) - (135 [135] -
Cash and short term deposits [74i {74l - {1541 (1541 -
Net debt 2,625 2,541 84 2343 2,249 114
Net debt attributable to non-controliing interesis 1 1 - (70) (70] -
Net debt attributabte to shareholders of the Campany 2,626 2,562 84 2,293 2179 14

The fair values of debenturas and unsecured bonds have been established by obtaining quated market prices fram brokers.
The bank debt and other floating rate debt has been valued assuming it could be renegousated at contracted margins. The derivatives

have been valued by ealculating the present value of expecled future cash flows, using appropriate market discount rates. by an
independent treasury adviser.

Short term debtors and creditors and ather investments have been excluded from the disclosures on the basis that the fairvalua is
equivalent to the book value. The fair value hierarchy level of debt held at amortised cost is Level 2 (as defined in Note 101
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17 Net debt continued

Loan to Value [LTV]

LTV is the ratio of principal value of gross debt less cash, short term deposits and liguid investments to the aggregate value of properties
and invesiments, excluding non-controlling interests.

Group LTV
2022 2021
m Em
Group LTV 26.2% 251%
Principal amount of gross debt 2,542 .29
Less debl attributable to non-controlling interests - {791
Less cash and short term deposits [balance sheet) {74) 1154]
Plus cash atiributable to non-controlling interests 1 8
Total net debt for LTV calculation 2,489 2,066
Group properly gortfolio valuation INote 10] 5,944 6,247
Investments in joint ventures [Nate 11] 2,51 2120
Other invesiments and property, plant and equipment [balance sheet]' 13 26
Less property and investments attributable to nen-controlling interests (15] 11631
Total assets for LTV calculation 9,486 8230

1. The £22m difference between gther investrments and plant, property and equipment per the bafance sheet totalling £48m, relates to aright-of-use asset recognised under a
lease which is classified as praperty, plant and equipment which is not included within Total assets for the purposes of the LTV calculation.

Propertionally consolidated LTV

2022 2021
£m £m

Proportionally consolidated LTV 32.9% 32.0%
Principal amount of gross debl 3,648 3.262
Less debt altributable to non-controiling interests - (79]
Less cash and short term deposits 1191} (258]
Plus cash attributable to non-controlling inlerests 1 10
Total net debt for praportional LTV calculation . 3,458 2,935
Group property portfclio valuation INote 1) 6,944 4,247
Share of property of joint ventures [Note 10] 3,538 3,048
Other investments and property, plani and equipment [balance sheet]' 46 26
Less property attrsbutable ta ngn-cantrolling interests [15) [163]
Total assets for propertienal LTV calculation 10,513 9.158

1. The £22m dilferance between other invesiments and plani, property and equipment per the balance sheet totalling £68m, relates ta a right-of-use asset recognised under a
lease which is classified as property, plant and equipment which is not included within Total assets {or the purpeses of the LTY calculation.
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17 Netdebt continued
British Land Unsecured Financial Covenants
The two financial covenants applicable to the Group unsecured debt are shown below:

2022 2024
£m £m
Net Borrowings not to exceed 175% of Adjusted Capital and Reserves 36% 3%
Principal amount of gross debt 2,562 2,291
Less the relevant proportion of borrowings of the partty owned subsidiary/nan-controlling interests - (791
Less cash and deposiis [balance sheet) (741 (154}
Plus the relevant proportion of cash and deposits of the partly owned subsidiary/mon-conlrolling interests 1 8
Net Borrowings 2,489 2066
Share capital and reserves |balance sheat) §,731 5,983
Trading property surpluses [EPRA Tatle A) 8 9
Exceptional refinancing charges [see below) 174 188
Fair value adjustments of financialinstruments [EPRA Table A) 13 115
Less reserves altributable to nan-controlling interests [balance sheetl 115) 1591
Adjusted Capital and Reserves 6,948 6,236

In calculating Adjusted Capital and Reserves for the purpose of the unsecured debt financial covenants, there is an adjustrent of €174m
{2020/21: £188m] to reflect the cumulative net amortised exceptional items relating to the refinancing’s in the years ended 31 March
2005, 2004 and 2007.

w22 ” 2021

m £m
Net Unsecured Borrowings not to exceed 70% of Unencumbered Assets 0% 25%
Principal amount of gross debt 2,562 2,294
Less cash and deposits not subject to a security interest (64} (1391
Less principal amount of secured and non-recourse horrowings (985) (998
Net Unsecured Borrowings 1513 1.154
Group progerty pertfolio valuatian {Note 10) 8,944 6,247
tnvestments in joint venlures and funds [Nate 11] 25N 2120
QOther investments and property, plant and equipment {balance sheet)’ &b 26
Less investments in joint venturas 12511} {2,120}
Less encumbered assels [Note 10) 1,915 [1.592)
Unencumbered Assets 5,075 4,681

1. The £22m dillerence between other investments and plant, praperty and equipment ger the batance sheet totalling L68m, relates to a right-of-use asset recognised under a
{ease which is classified as property, plant and equipment which is not included within Tatal assats for the purpases al the LTV calculation.
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17 Net debt continued
Reconciliation of movementin Group net debt for the year ended 31 March 2022

Arrangement
Fareign casts
2o Cash llows Yransfers? exchange Fair value amortisalion 2022
m £m £m £m £m £m €m
Short term borrowings 181 {159 189 - [4] 2 189
Long term barrowings 2,249 429 (1891 17 {76} {31 2,427
Derivatives' (71 7 - (17) 16 - (1))
Total liabilities from financing activitiest 2,403 277 - - (641 1) 2,615
Cash and cash equivalents [154) a0 - - - - (74)
Net debt 2,249 357 - - (64} 1) 2,541
Reconciliation of movement in Group net debt for the year ended 31 March 2021
Arrangemen
Fereign 3 gEcuZhsl
2029 Cash Hows Transiers! exchange Fair value amartisalion 200
m Em Em £m [ im £m
Short term borrowings 437 1637 161 - 121 2 141
Long term borrowings 2,865 (3871 [161) tadh 146} 2 2,249
Derivatives? [62) 14 - A 13] - [7)
Total {iabilities from financing activities® 3.440 1990) - - 1511 4 2,403
Cash and cash equivalenis 193] 39 - - - - [154)
Net debt 3,247 1951] - - 151} 4 2,249

1. Cash flows on derivatives include £35m of net receipis on darivative interest,

2. Cash lows on derivatives include £24m of nel receipts on derivative interest.

3. Transfers comprises debt maturing from long term to short lerm borrawings.

4. Cash flows of £277m shown above represents net cash Hows on capital payments in respect of interest rate denvatives of EBm, decrease in bank and olher borrgwings of
£213m and drawdowns on bank and other borrowings of £48Jm shawn in the cansalidated statement of cash flows, alang with £15m of et receipts on derivative interest.

5. Cash flows af £999m shown abeve represents net cash flows on capital payments in respect of interesi rate derivatives of E10m. decrease in bank and other borrawings of
E1,218m and drawdowns on bank and olher borrowings of £214m shown in the censolidated staterment of cash Rows, ateng with E24m of net receipts on derivative interest.

Fair value hierarchy

The table below provides an analysis of financial instruments carried at fair vaiue, by the valuation method. The fair value hierarchy
levels are defined in Note 10.

2022 2021
Level } Level 2 Level 3 Total Level 1 Level 2 Level 3 Total
im £m Em £m Em Em Em £m
Interest rate and currency derivative assels - 197) - (97} - (135} - 1351
Other investments - fair value through profit
ar loss [Note 12] - - (28] [28) - - L6} (6]
Assets - (97) {28 (125) - (135) 16] 1141]
Interest rate and currency derivative babilities - 26 - 96 - 128 - 128
Liabilities - L) - 96 - 128 - 128
Totat - {1) {28] 29 - (7 [6) 131
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17 Net debt continued
Categories of financial instruments

2022 2021
m €m
Financial assets
Amortised cost
Cash and short term deposits 74 154
Trade and other debtors (Note 13} 28 42
Qther investments [Note 12| 4 2
Fair value through profit or loss
Derwatives in designated fair value hedge accounting relationships'? 59 126
Cerivatives not in designated hedge accounting relationships a8 9
Other investments [Note 12) 28 3
231 337
Financial liabilities
Amortised cost
Creditors [Note 14) {187) [141)
Gross debt . To1,818] 12.410]
Lease liabilities [Nates 14 and 15} 1131 1133
Fair value through protit or loss
Derivatives not in designated accounting relationships [96] 1128}
13,000) (2812
Total 12,7691 12.£73)

1. Derivative assels and liabilities in designated hedge accounting relationships sit within Ihe derivative assets and derivative liabilities balances cf the consolidated balance sheet.
2. The fair value of derivative assets in designated hedge accounting relationships represents the accumulaled amaunt of fair value hedge adjustiments on hedged iterns.

Gains and losses on financial instruments, as classed above, are disclosed in Note 4 [net financing costs]. Note 13 [debtorsl.

the consolidated income statement and the consolidated statement of comprehensive income. The Directors consider that the

carrying amounts of other investments are approximate to their fair valug, and that the carrying amounts are recoverable.

Capital risk management

The capital structure of the Group consists of net debt and equity attributable ta the-equity holders of The British Land Company PLC,
comprising issued capital, reserves and retained earnings. Risks relating to capital structure are addressed within Managing risk in
delivering our strategy on pages 84-96. The Group's objectives, policies and processes for managing debt are set out in the Financial
policies and principles on pages 81-83.

Interest rate risk management

The Group has transitioned its existing LIBOR based debt and derivalives to SONIA. The transition and the associated costs have not had
a material impact upon the Group.

The Group uses interest rate swaps and caps to hedge exposure to the variability in cash flows on floaling rate debt, such as revalving
bank facilities, caused by movements in market rates of interest. The Group's objectives and processes for managing interest rate risk
are set out in the Financial policies and principles on pages 81-83.

At 31 March 2022, the fair value of these derivatives is a net liability of €45m [2020/21: £124ml. Interest rate swaps with z fair value of £nil
have been designated as cash flow hedges under IFRS 9.

The ineffectiveness recagnised in the income statement on cash flow hedges in the year ended 31 March 2022 was Enil [2020/21: Enill.
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17 Net debt continued

The cash flows occur and are charged to profit and loss until the maturity of the hedged debt. The table below summarises variable rate
debt hedged at 31 March. '

Variable rate debt hedged

2022 2021

(1] tm

Outstanding:  al one year 800 875
at lwo years 550 1,050

at five years 600 - 250

at ten years 250 250

Fair value hedged debt
The Group uses interest rate swaps to hedge exposure on fixed rate financial liabitities caused by movermnents in market rates of interest.

At 31 March 2022, the fair value of these derivatives is & net asset of £38m [2020/21: £132m. Interest rate swaps with a fair value asset of
£59rm have been designated as fair value hedges under IFRS 9 [2020/21: asset of £124m.

The cross currency swaps of the 2023/2025/2026 US Private Placements fully hedge the fareign exchange exposure at an average
floating rate of 159 basis points above SONIA. These have been designated as fair vatue hedges of the US Private Placements.

Interest rate profile - including effect of derivatives

2022 2021
m &m

Fixed or capped rate 2,541 2,269
2,541 2,249

All the debt is effectively Sterling denaminated except for £15m of USD debt of which £15m is at 2 variable rate {2020/21: £ém).

At 31 March 2022 the weighted average mterest rate of the Sterling fixed rate debt is 4.2% [2020/21: 4.2%]. The weighted average period
for which the rate is fixed is 8.3 years (2020/21: 9.2 years].

Proportionally consolidated net debt at fixed or capped rates of interest

2022 2021
Spat basis 100% 100%
Averagae aver next five-year forecast period 79% 78%
Sensitivity table - market rate movements
2022 2021
Increase Decrease Increase Jecrease
Movement in interest rates [bpsl' ] (67) 78 (78]
Impact en underlying annual prafit (Em) (4} 9 [9) 10
Movement in medium and long term swap rates |bpsP 13% (139] 161 [161]
Impact on cash flow hedge and non-hedge accounted derivative
valuations [£m) 75 (72| 74 (60|

1. The mavement used for sensitivity amalysis represents the largest annual change in SONEA over the last 10 years. The 2020/21 comparalive used the largest annual change in
the three-month Sterling LIBOR over the last 10 years.
2. This movement used for sensitivity analysis represents the largest annua! change in the seven-year Slerling swap rate over the last 10 years.
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Foreign currency risk management

The Group's policy is to have na material unhedged net assets or liabiities denominated in foreign currencies. The currency risk

on overseas investments may be hedged via foreign currency denominated borrowings and derivatives. The Group has adopled net
investmant hedging in accordance with IFRS 9 and therefore the partion of the gain or loss on any hedging instrument that s determined
lo be an effective hedge is recognised directly in equity. The ineffective portion of the gain or loss on any hedging instrument is
recognised immediately in the income statement.

The table below shows the carrying amounts of the Group's foreign currency denominated assets and habilities. Provided contingent tax
on overseas investments is not expected to occur it will be ignered for hedging purposes. Based on the 31 March 2022 position a 27%
appreciation {largest annual change over the last 10 ysars) in the USD relative to Sterling would result in a Enit change [2020/21: £nill

in reported profits.

Assets Liahilities.
2022 w0 2022 Foril
im £m £m £m
USD denominated 20 8 20 6

Credit risk management

The Group's approach to credit risk management of counterparties is referred to in Financial policies and principles on pages 81-83
and the risks addressed within Managsng risk in delivering our strategy on pages 84-94. The carrying amount of financial assets
recorded in the financial statements represents the Group's maximum exposure to credit risk without taking account of the value
of any collateral obtained.

Banks and financial institutions:
Cash and short term deposits at 31 March 2022 amounted to £74m [2020/21: £154m). Cash and short term deposits were placed with
Hnancial institutions with BBB+ or better credit ratings.

At 31 March 2022, the fair value of all interest rate derivalive assets was £97m 12020/21: £135ml.

Al 31 March 2022, priar to taking into accaunt any offset arrangements, the largest combinad credit exposure lo a single caunterparty
arising from money market depasits, liquid investments and derivatives was £43m {2020/21: E67m. This represenis 0.4% (2020/27: 0.8%l}
of gross assets

The depesit exposures are with UK banks and UK branches of international banks.

Trade debtors:

Trade debtars are presented net of provisions for impairment fer expected credit losses. Expected credit losses are calcutated on initiat
recognition of trade debtors and subsequently in accardance with IFRS 9, {aking into account historic and forward-locking information,
See Note 13 for further details ang credit risk related disclosures.

Lease incentives:

tease incentives are included within the investment property balance and pravisions far impairment for expected credit losses for lease
ingentives are recognised within trade debtors. Expected credit losses are calculated on initial recognition of tepant incentives and
subsequently in accordance with IFRS 9, taking into account historic and forward-laoking information. See Note 10 for further details
and credit risk related disclosures.

Ligquidity risk management
The Graup's approach to bquidity risk management is discussed in Financial policies and principles on pages 81-83, and the risks
addressed within Managing risk in delivering our strategy on pages 84-96.

The following table presents a maturity profile of the contracted undiscaunted cash flows of financial liabilities based on the earliest date
on which the Group can be required to pay. The table inciudes buth interest and principal flows. Where the interest payable is not fixed,
the amount disclosed has been determined by reference to the projected interest rates imphied by yield curves at the reporting date.

For derivative financial instruments that settle on a net basis (e.g. interest rate swaps) the undiscounted net cash flows are shown and  *
for derivatives that require gross settlement {e.g. crass currency swaps) the undiscounted gross cash flows are presented. Where
payment obligations are in foreign currencies, the spat exchange rate ruling at the balance sheet date is used. Trade creditors and
amaunts owed to joint ventures, which are repayable within ane year, have been excluded from the analysis.

The Group expects to meet its financial liabilities through the various available liquidity sources, including a secure rental income profile,
asset sales, undrawn committed borrowing facilities and, in the longer term, debt refinancing’s.
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17 Net debt continued

Liquidity risk management continued

The future aggregate minimum rentals receivable under non-cancellable operating leases are shown in the table on the following page.
Incorme from jaint ventures is not included on the foltowing page. Additionat liquidity will arise from letting space in properties under
canstruction as well as from distributions raceived from joint ventures.

2022
Within Fallowing Three to Dver live
ane year year five years years Total
€m £m £m fm tm
Debt 171 282 820 1,288 2,571
Interest on debt 89y 87 195 227 598
Derivative payments " . 102 167 77 357
Lease liahility payments 9 10 29 325 373
Tolat payments 300 481 1,221 1,917 - 3919
Derivative receipts 29 [136) {165] [5) {335)
Net payment 21 345 1,056 1912 3,584
Dperating leases with tenants 282 239 490 470 1,481
Liquidity surplus (deficit) 1 [104) 1566] 11,642) 12,103)
Cumulative liquidity surplus |deficit| 11 (95] (6811 {2,103}
2021
Within Fallowing Three ta Qver five
ane year year five years years Total
im fm fm £rm im
Oebt! 161 17 785 1,213 2,330
Interest on debl 76 73 189 270 608
Derivalive paymenls 148 15 199 145 507
Head lease payments 8 9 29 329 375
Total payments 393 268 1.202 1957 3,820
Derivative receipts 1191] 1251 [221) {74) {511]
Net payment 202 263 281 1.883 3.309
Operating leases with tenanis . - 290 241 505 555 1.991
Liquidity surplus (deficit] 88 £2i [476) (1.328] [1,718]
Cumulative liquidity surplus {deficit) a8 84 1390) 11,718]

1. Gross debt of £2.616m [2020/21: £2 410m represents the total of £2,5% Im [2020/21: €2.330m, less unamortised issue costs of £9m (2020/21: £10m, plus fair value
adstments 1o deht of E34m (2020/21: £90m). )

Any short term liquidity gap between the net payments required and the rentals receivable can be met through other liquidity sources

available to the Group, such as committed undrawn barrgwing facilities. The Group currently holds cash and short term depaosits of

£74m of which £64m is not subject to a security interest [see footnote 5 to net debt table on page 203). Further tiquidity can be achieved

through saies of property assets or investments and financing activity.

The Group’s property gortfolio is valued externatly at £6,944m and the share of joint ventures’ property is valued at £3,538m.
The committed undrawn borrawing facilities available to the Group are a further source of liquidity. The maturity profile of committed
undrawn borrowing facilities is shown below.

Maturity of committed undrawn borrowing facilities

2022 2021

£m Em

Maturity date: aver five years 70 347
between four and five years 401 1,049

hetween three and four years ) 406 294

Total facilities available for more than three years 877 1,690
Between two and three years 360 -
Between one and two years 50 -
Wilhin one year - -
Total 1,287 1.6%0

The undrawn facilities are comprised of British Land undrawn facilities of £1,287m.
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18 Leasing

Operating leases with tenants

The Group leases aut all of its investment properties under operaling leases with 3 weighled average lease length of six years
(2020/21. five yearsl. The future aggregate minimum rentals receivable under non-cancellable operating leases are as follows:

2022 00

£m tm

Less than one year 282 290
Between one and twao years 239 241
Between ihree and five years 490 505
Between six and ten years 349 392
Beiween elaven and fifieen years 74 1g
Batween sixteen and twenty years 30 3
After twenty years 17 20
Total 1,481 1,591

Lease commitments

The Group's leasehold investment properties are typically under non-renewable leases without significant restrictions. Lease liabilities
are payable in line with the disclosure below and no contingent rents were payable in eitber period. The lease payments mainly relate
to head leases where the Group does not own the freehold of a property.

022 02t

* Minimum Minimum

lease lease
payments Interest Principal payments Interest Principal
£m £m £m £m im Em

British Land Group

Less than one year - 9 3 [ 8 J 5
Between one and two years 10 3 7 9 3 [
Between two and five years 29 a 21 2% 9 20
Mere than five years 325 228 97 329 227 102
Total 373 242 131 375 242 133

Less future finance charges 1242) 1242

Present value of lease obligations 11 133
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The British Land Company PLC 00421920

The Final dividend payment for the six-manth period ended 31 March 2022 will be 11.60p. Payment wilt be made on 29 July 2022 to
shareholders on the register at close of business on 24 June 2022. The Final dividend witl be 2 Property Income Distribution and no

SCRIP alternative will be offered.

PID dividends are paid, as required by REIT legislation, after deduction of withholding tax at the basic rate [currently 20%, where appropriate.
Certain classes of shareholdars may be able to elect to receive dividends gross. Please refer to our website britishland.com/dividends

for details.
Pence per 2022 2021

Payment date Dividend share £m £m
Currenl yeai dividends
29.07.2022 2022 Final 11.60
07.01.2022 2022 Interim 10.32 95

21.92
Prior year dividends
06.08.2021% 2021 Final .64 52
19.02.2021 2021 Interim 8.40 78

15.04
Dividends in consolidated statement of changes in equity 157 78
Oividends settled in shares - -
Dividends settled in cash 157 78
Timing difference relating to payment of withholding tax 12) {2
Dividends in.cash flow statement 155 178)
20 Share capital and reserves

. 2022 2021

Number of ordinary shares in issue at i April 937,981,992 937,938,097
Share issues 127,441 43,895
At 31 March ' 938,109,433 937981992

Of the issued 25p ordinary shares, 7,374 shares were held in the ESOP trust (2020/21: 7,374}, 11,246,245 shares were held as treasury
shares [2020/21: 11,266,245} and 926,835,812 shares were in free issue (2020/21: 926,709.543). No treasury shares were acquired by the
ESOP trust during the year. All issued shares are fully paid.

Hedging and translation reserve

The hedging and transtation reserve comprises the effective portion of the cumulative net change in the fair value of cash flow

and fareign currency hedging instruments, as well as all foreign exchange differences arising from the translation of the financial
statemnents of foreign operations. The foreign exchange differences alsc include the translation of the liabilities that hedge the
Company's net investment in 3 foreign subsidiary. £12m has been reclassified from the hedging and translation reserve o the
income statement in the year ended 31 March 2022, relating to cumulative foreign exchange gains on disposal of the net investrent
in a foreign subsidiary.

Revaluation reserve

The revaluation reserve relates to owner-occupied properties and investments in joint ventures. £30m was transferred from the
revaluation reserve to retained earnings in the year ended 31 March 2021, relating to the disposal of swner-occupied properties.
There were no transfers for the year ended 31 March 2022.

Merger reserve
This comprises the premium on the share placing in March 2013. No share premiurm is recorded in the Company’s financial statements,
threugh the operation of the rmerger relief pravisions of the Companies Act 2004,
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20 Share capital and reserves continued

At 31 March 2022, options aver 1,450,784 ordinary shares were outstanding under employee share option plans. The options had a
weighted average life of 2.7 years. Details of outstanding share options and shares awarded to employees including Executive Directars
are set out below and on the following page:

Exercise dales

A4 31 March Vasiad but Exercised/ At 31 March Exercise

Dale of grant 2021 Granted  not exercised Vesled Lapsed 2021 grice {pencel From To

Share options Sharesave Scheme

20.06.15 ' 5,230 - - - 15,230} - 408.00 01.09.21 01.03.22

21.0617 13,049 - - - 12362] 10,687 508.00 01.09.21 01.03.23

2%.06.18 23,426 - - - (23,426} - 549.00 010920 010322

29.06.18 23,001 - - - (16391 21,362 549.00 01.09.23 01.03.24

18.06.19 120,621 - - (1172 (18.187) 101,262 435.00 01.09.22 010323

18.06.19 19,580 - - (3,403 17.2391 9,238 435.00 01.09.26 01.03.25

07.07.20 4690465 - - 125591 158,291] 408,215 33s.00 010923 01.03.24

07.07.20 350,147 - - [1.785) {24108} 324,254 336.00 01.09.25 01.03.26

06.07.21 - 114,643 - - (10.211] 104,432 416,00 01.09.26 01.03.25

06.07.21 : - 93,964 - - [7,100) 86,864 414.00 01.0926 01.03.27
1026119 208,607 - 18.6191  [157.791] 1,066,314 )

Long Term Incentive Plan - options vested, not exercised

28.06.11 791,304 - - - |791.304] - 575.00 280614 280621

19.12.11 47 50% - - - {47,509 - 451.00 191216 19122

14.09.12 785,719 - - - (7434941 42,225 538.00 14.09.15  14.09.22

20.12.12 33,095 - - - - 33,095 563.00 201215 201222

05.08.13 108,588 - - - - 108,588 401.00 05.08.15 050823

05.12.13 116.618 - - - - 114,418 400.00 05.12.16 05.12.23
1,862,833 - - - (1,582,307} 300,524

Long Term Incentive Plan - unvested options

26.06.18 83,942 - - - - 83,942 682.20 250621 250628

83,942 - - - - 83,942

Total 2,990,894 208,607 - 18,619) [1,740.098] 1,450,784

Weighted average exercise

price of aptions [pencel £95 414 - 385 540 430
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Share price

AL 31 March Exercised/ . At11 Marech  atgranl date
Date ol grant 2031 Granted Vested Lapsed 2022 |lpence]  Vesting date
Performance Shares Long Term Incentive Plan
26.06.18 752,366 - - [752344) - 681.40  25.06.21
23.07.19 825,295 3515 - - B28810 535.60 23.07.22
22.06.20 849,790 4137 - - 853,927 40890  22.06.23
220621 - B88.444 - - 8BB,644 51680 22.06.24
02.08.21 - 238,945 - - 238,945 519.60  02.08.24
mne 21 41,294 £1,294 54200 01.09.24
19.07.21 - 60,944 (60,944} - - 48250 09a0.21
19.07.21 - 19,612 - - 19,612 48250 13.05.22
19.07.21 - 9,603 - - 9,403 48250 210522
19.07.21 - 44273 - - 44,273 48250 120523
19.07.21 - 28,209 - - 28,209 482,50 120524
19.07.21 - 2,403 - - 9,403 48250 120925
19.07.21 - 6,057 (4,015) (2,042 - 48250 210522
19.07.21 - 124,948 - - 123,948 48250 03.07.23
19.07.21 - 121,787 - - 121,787 48250  02.08.24

2427451 1600171 (64,95%) (754,408 3,209,255
Restricted Share Plan
26.06.18 - Tt T 551.813 - [551.813] - = 681.40 25.06.2)
19.06.19 739.300 - - (34,374) 704,924 538.00 19.06.22
22.06.20 842,062 - - (51.262) 790,820 41240 22.06.23
22.06.21 - 947935 - (56,832) 891,103 516.80 22.086.24

2133,175 947935 (9518131 [142.448) 2,386,849
Total 4560626 2549106 16167721 1896.854] 5,596,104
Weighted average price of shares {pence} 531 512 640 650 4B9

21 Segmentinformation

The Greup allocates rescurces o investment and asset management according to the sectors it expects te perform over the medium
term. The Group previously reported under thres operating segments, being Offices, Retail and Canada Water. From 1 April 2021,

the Group changed its reporting, to report under two operating segments, Carmpuses and Retail & Fulfilment. The Campuses sector
includes the former segments of Offices and Canada Water in addition to residential properties, These changes are in line with our

revised strategy and how Management now reviews the performance of the business. Due to the changes in the segments, the

comparative figures have been restated in the below segmental disclosures.

The relevant gross rental income, net rental income, operating result and property assets, being the measures of sagment revenue,

segment result and segment assets used by the management of the business, are set out on the following page. Management reviews
the performance of the business principally on a proportionally consolidated basis, which includes the Group’s share of joint ventures
on a line-by-line hasis and excludes non-centrolling interests in the Group's subsidiaries. The chief operating decision maker for the
purpose of segment information is the Executive Committee.

Gross rental income is derived from the rental of buildings. Operating result is the net of net rental income, fee income and
administrative expenses. No customer exceeded 10% of the Group's revenues in either year.
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21 Segmentinformation continued
Segment result

Campuses Rezail & Fullilment Unallocated Tatal
Reslaied Reslated Reslated Resiated
2022 ) 2022 22 022 2021 2022 021
£fm £m Em im im Em £m Em
Gross rental income
British Land Group 143 166 193 195 - - 336 361
Share of Joint ventures M 86 56 56 - - 147 142
Total 234 252 249 251 - - 483 503
Net rental income
British Land Group 17 139 - 178 126 - - 291 265
Share of joint ventures 77 - 49 52 28 - - 129 97
Tatal 194 208 228 154 - - 422 362
Operating resuytt
British Land Group 120 134 1¥al 121 {50} 148) 2N 207
Share of joint ventures 73 49 51 28 (2} - 122 97
Total 193 203 222 149 162) (48] 353 304
- 2022 02
Reconciliation to Underlying Profit . tm tm
Qperating result 353 304
Nel financing costs [102] (103]
Underlying Profit 251 201
Recoenciliation to profit [less) on ordinary activities before taxation
Underlying Profit il 201
Capital and other 705 [1,257)
Undertying Profit attributable to non-contrafling interests 2 3
Total profit [loss) on ordinary activities betore taxation 958  [1.053}

Reconciliation to Group revenue

Gross rental income per operating segment result . 483 503
Less share of gross rentat income of jeint ventures 1147) a2l
Plus share of gross rental incame attribulable to non-controiling interests 2 16
Gross rental income [Note 3} 338 377
Trading property sales proceeds 9 -
Service ctharge inceme 62 64
Management and performance fees [from joint ventures) 9 7
QOther fees and commissions ’ 21 20
Surrender premium payabla {29! -
Revenue |consalidated income statement) 410 468

A reconciliation between net financing costs in the conselidated inceme staternent and net financing costs of £102m (2020/21: £103ml
in the segmental disclosures above can be found within Table A in the supplerentary disclosures. Of the total revenues above,
Enit (2020/21: Enil was derived from outside the UK.
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21 Segmentinfoermation continued
Segment assets

Campuses Retail & Fulfitment Total
Restated " Restated ‘Restated
022 2021 022 w71 2022 2021
m £mn £m £m £m £m
Property assets
British Land Group 4,150 4,130 2,788 1,948 6,938 6,118
Share of joint ventures 2,826 2.418 712 604 3,538 3,022
Total 4,974 6,548 3,500 2,592 10,476 9.140
Reconciliation to net assets
7022 2021
British Land Group £m [
Property assets 10,476 9,140
Other non-current assets &9 51
Nan-current assets ) 10,545 9.191
Other ret current Yabilities 11186) 1203
Adjusted net debt [3,458) (2,938)
Other non-current liabilities - -
EPRA NTA [diluted) 8,77 6,050
Non-controlling interests 15 59
EPRA adjustmenls : (53) - [12¢)
Net assets 6,733 5,983

22 Capital commitments
The aggregate capital commitments to purchase, construct or develop investment property, for repairs, maintenance or enhancaments,
or for the purchase of investrnents which are contracted for but not provided, are set out below:

2022 207

£m £m

British Land and subsidiaries 222 282
Share of joint ventures 332 51
854 333

As part of the Group’s 2030 Sustainability Vision published in 2020, the Group committed to a target of net zero carbon emissions by
2030, through offsetting any remaining emissions which have not been mitigated from that date. As part of this, the Group announced
a transition vehicte, funded at a rate of £60 per tonne of embodied carbon generated through its development programme. In relation
to the transition vehicle commitment, as at 31 March 2022, the Group has commitied to spend £15m (31 March 2021; €9m] on carkon
mitigation activities on its standing portfolio.

23 Related party transactions

Details of transactions with joint ventures are given in Notes 3, 6 and 11. During the year the Group recognised joint venture
managemenit fees of £9m 12020/21: E7m). Directors are the key management personnet and have the authority and responsibility for
planning, directing and controlling the activities of the antity. Details of Directors’ remuneration are givert in the Remuneration Report
on pages 127-153. Oetails of transactions wth The British Land Group of Companies Pensien Scheme, and other smaller pension
schernes, are given in Note 9.

24 Contingent liabilities

Group and joint ventures

The Group and joint ventures have contingent Liabilities in respect of legai claims, guarantees and warranties arising in the ordinary
course of business. It is not anticipated that any material liabilities will arise from these contingent Liabilities.
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25 Subsidiaries with material non-controlling interests

On 5 July 2021, the Group completed the acquisition of the remaining 21.9% units of Hercules Unit Trust that the Group did not already
own for a consideration of £38m. Whilst the transaction was completed on 5 July 2021, the Group obtained the risks and rewards of
ownership of the 21.9% of Hercules Unit Trust on 1 April 2021 and therefore the change in ownership percentage and resulling non-
controlling interests were reflected at this date in the financial statements. The book vatue of the net assets purchased at 1 April 2021
was £40m and consequently E40m has been transferred from non-controlling interests to shareholders equity.

As a result, the remaining non-controlling interests in Group subsidiaries, retating to 12.5% of Speke Unit Trust, 15 no longer matecial ta
the Group and therefore no further disclosure is included with respect to the ongoing non-controlling interests, with the comparative
information below setting out the summanised financiat information for the consolidated results of the Hercules Unit Trust. The
information below is the amount before intercompany eliminations. ’

Summarised income statement for the year ended 31 March
Hercules Unil Trast

2022 202

£m Em
Loss on ordinary activities after taxation - 1214)
Attributable to non-controlling interests - (52]
Attributable to the shareholders of the Company - [162)

Summarised balance sheet as at 31 March

Hergules Unit Trust

022 2077

im £m
Total assets R - . —_ —_— . - . [y E—
Total liabiities - 1402)
Net assets : - 225
Non-conirolling interests - 159]
Equity attributable to sharehalders of the Company - 166

Summarised cash flows

Hercules Unii Trust

022 202t

£m Em
Net increase in cash and cash equivalents - 10
Cash and cash equivalents at 1 April = 29
Cash and cash equivalents at 31 March - 39

26 Subsequent events

In Aprit 2022, post year end. the Group exchanged contracts on the sale of a 75% interest in the majority of the Paddington Centrat
campus to GIC. forming a new joint venlure with an ownership split 75:25 for GIC and British Land, respectively. Completionis
unconditional and will oceur within three months of the exchange date. The total consideratian of £694m is marginatly below the
associated investment property carrying value as at 31 March 2022, but net materially so.

On completion, two investment properties on the campus, 3 Kingdom Street and 5 Kingdom Street, wilt remain outside the joint venture
but wilt be subject to two different option agreements.

Firstly, upon completion the joint venture wili be granted an unconditional option to acguire 3 Kingdom Street at the prevailing market
rate, which expires live years from the completion date.

A second unconditional option to acquire the 5 Kingdom Street development site will also be granted on cemaletion, via a separate 50:50
joint venture with GIC, for a consideration of £48.5m, which expires six manths from the completion date. This amount includes elements
of contingent consideration and so the expected gain ar loss on sale is subject to future events. ’
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27 Audit exemptions taken for subsidiaries
The foliowing subsidiaries are exernpt fram the requirements of the Companies Act 2006 relating to the audit of individual accounts by
virtue of Section 4794 of that Act.

Campanies House Companies House

Name reg number Name reg riumber
17-19 Bediord Street Limited 07398971 BL Whiteley Limited 11253224
18-20 Craven Hill Gardens Limited 07667839 BL Whiteley Retail Limited 11254281
20 Brock Street Limited 07401497 B8LD (A) Limited 00447242
Adamant investrment Corporation Limited 00225149 BLD [Ebury Gate) Limited 03863852
B.L. Holdings Limited 00000529 BLD i8J] Investments Limited 04484750
Bayeast Property Co Limited 00635800 BLD 1SJ] Limited 02924321
BF Propco [ No 1] Limiled 05270158 BLSSP (PHC 5l Limited 04104081
BF Propco [ No 19 | Limited 05270113 BLU Propertly Management Limited 01020347
BF Propco [ No 3] Limited 05270196 BLU Securities Limited 03323061
BF Propca [ No 4 | Limited 05270137 British Land [Jainl Ventures) Limited 044682740
BF Propeco | No 31 Limited 05270219 British Land City Offices Limited 03946069
BF Properties [No 5] Limited 05270039 British Land Departmeni Stores Limited 05312242
BL Aldgate Develapment Limited 05070564 British Land Developments Limited 004904611
BL Bluebutton 2014 Limited 09048771 British Land Fund Management Limited 04450726
BL Broadgate Fragment ¥ Limited 09400407 British Land Hercules Limited 02783381
BL Broadgate Fragment Z Limited 09400541 British Land In Tawn Retail Limited 03325084
BL Broadgate Fragment 3 Limited 09400411 British Land industrial Limited (0643370
BL Broadgate Fragment 4 Limited - 09400409 British Land lnvestment Management Limited 04088440 .
8L Broadgate Fragment 5 Limited 09400412 British Land Offices [Nan-City] Limited 02740378
BL Broadgate Fragment é Limited 09400414 British Land Offices Limited 02725156
BL Chess Limited 0854839% British Land Property Advisers Limited 02793828
BL City Offices Holding Company Limited 06002147 British Land Superstores [Mon Securitised| 04514283
BL Department Stores Holding Company Limited 04002135 Number 2 Limited

BL Eden Walk Limited 10620935 Broadgate [PHC Bl Limited 03707220
BL European Hotdings Limited 03044033 Broadgate City Limited 01765078
BL Euston Tower Holding Cempany Limited 11412398 Broadgate Square Limited 01797326
BL Goodrnan [LP] Limited 05054902 BVP Develepments Limited ) 03534586
BL HC PH CRG LLP 0C338244 Lanada Water Offices Limited 10182462
BLHC PHLLP 0c31719% Cavendish Geared Limited 02779045
BL HC Property Holdings Limited 06894046 Clarges Estate Property Management Co Limited 08418875
B High Street and Shopping Centres Holding Limited 06002148 Comgenic Limited 04425658
BL Haldings 2010 Limited 07353965 Derby Investrnent Holdings Limited 00040492
BL innovalion Properties 2 Limiled 05070554 Drake Circus Leisure Limited 09190208
BL Innovatian Properties Limited 12293278 Four Broadgate Limited 01881634
BL Intermediate Holding Company 2 Limited 12462158 Henpel Hotels Limited 02728455
BL Logislics Investrment 3 Lirnited 05189368 Insistmetal 2 Limited 04181514
BL Newport Limited 04967720 Linestair Limited 05656174
BL Oifice [Nen-City} Holding Company Limited 06002133 Meadowbank Retail Park Edinburgh Lirnited 05489809
BL Qffice Holding Company Limited 05995028 Meadowhall Centre [1999} Limited g2261117
BL Osnaburgh Sl Residential Limited 06874523 Meadowhall Centre Limited 03718066
BL Paddington Holding Company 2 Limited 11863746 Moarage [Property Developments| Limited 61185513
BL Paddinglon Property 3 Limited 11863747 Osnaburgh Street Limited (5886735
BL Piccadilly Residential Limited 08707454 Paddingtan Central Il IGP} Limited 05092409
BL Residual Holding Company Limited 05995038 PC Canat Limited 09712919
BL Retait Holding Company Limited 05995033 Pillar Projects Limited 02444288
BL Retail Indirect [nvestments Limited 12288446 Pillar Property Group Limited 02570618
BL Retait Properties 2 Limited 13349753 Plymauth Retail Limited 10368557
BL Retail Properties 3 Limited 04845974 Project Sunrise Properties Limited 02043282
BL Retait Property Holdings Limited 13215871 Reboline Limited 03702408
8L Retail Warehousing Holding Company Limited 04002154 Regent's Place Rolding 2 Limited 11864307
8L Shoreditch Development Limited 05326670 Regents Place Management Company Limited 07136724
8L Universal Limited 00324647 Regents Place Residentiat Limited 11241644
BL West End Investments Limited 07793483 Shopping Centres Lirmited 02230056
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27 Audit exemptions taken for subsidiaries continued
Companies House

Name reg number

Shoreditch Support Limited 02340815
Six Broadgate Limited 01881641
Surrey Quays Lirnited 05294243
TBL [Lisnagelvin} Limited 03853983
TBL {Matdstone} Limited 03854615
TBL Properties Limited 03883150
Teesside Leisure Park Limited 02672136
Topside Street Limited 11253428
Unian Property Holdings (Londaen] Limited 00423829
United Kingdom Property Company Limited 002656486
Vintners' Place Limited . 02149495
Wardrobe Holdings Limited 06049158

The following partnerships are exempt from the requirements to prepare, publish and have audited individual atcounts by virtue
of regulation 7 of The Partnerships [Accounts] Regulations 2008. The results of these partnershias are consolidated within these
Group accounts.

Namg Mame

8L Chess No. 1 Limited Partnershig Paddington Central | LP

BL Lancaster Limited Partnership Paddington Central Il LP

8L Shoreditch Limited Parinership = =~— ---= - -~ .= .- —-Pagdingtan Kiosk LP

BL West End Offices LP Power Court Luton Limited Partnership
Hereford Shepping Centre Limited Partnership The Aldgate Place Limited Partnership
Paddington Block A LP The Hercules Property Limited Partnership

Paddington Block B LP
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Company Balance Sheet

As at 31 March 2022

The British Land Cempany PLC 00421920

Fixed assets

Investments and loans to subsidiaries
Investments in joint ventures

Other investrments

Interest rate and currency derivative assets

Current assets
Debtors
Cash and short term deposits

Current liabilities

Shart term borrowings and overdrafts
Creditars

Amounts due to subsidianes

Met current liabilities

Total assets less current Liabilities
Non-current liabilities

DOebentures and loans

Lease lisbilities
Interest rate and currency derivative liabilities

2022 2024
Note £m Em
0 33,140 33142
5; 114 106
D k11 41
E 95 135
33,386 33,424
G 12 5
3 29 8%
41 94
£ {20) [181)
H 185) (70
126,513)  127.374]
128,618 [27.407)
126,577 127513
6,809 3911
E 12,249) {1,891
{251 {25]
E 196) 1128}

12,370] {2.044

Net assets 4,439 38467
Equity

Called up share capitat 234 234
Share gremium 1,307 1.307
Other reserves (s} (5]
Merger reserve 213 213
Retained earnings 2,690 2118
Total equity 4,439 3.867

The profit after taxation for the year ended 31 March 2022 for the Company was £724m [year ended 3) March 2022: €113m loss).

Tim Scare
Chairman

Bhavesh Mistry
Chief Financial Officer

The financial statements on pages 221-232 were approved by the Board of Girectors and signed on its behalf on 17 May 2022.

Company number 621920,
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Company Statement of Changes in Equity

For the year ended 31 March 2022

Share Share Tiner Marger Prolit and lpss Total

capitat premium reserves resgrve account equily

tm Em £ Em Em Em

Balance at 1 April 2021 234 1,207 5] 213 2,118 3,867
Cividend paid - - - - (157} {1571
Fair value of share and share gption awards - - - - 3 3
Profit for the year afier taxation - - - - 726 726
Balance at 31 March 2022 234 1,307 1] 213 2,690 4,439
Balance at 1 April 2020 234 1307 {51 213 2319 4,068
Dividend paid - - - - 78] (78]
Fair value of share and share option awards - - - - 3 3
Net actuarial loss on pensicn scheres - - - - 113) t13)
Loss for the year after taxation - - - - 1113 113]
Balance at 31 March 2021 234 1,307 15] 213 2,118 3,847

The value of distributable reserves within the profit and loss account is £1,399m (2020/21: £818m) lunaudited). An explanation of how
distributable reserves are deterrnined, and any limitations, is set out on page 223 of Note A, within the Distributable reserves section.
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Notes to the Accounts

(Al Accounting policies

The financial statements for the year ended 31 March 2022 have been prepared on the historical cost basis, except for the revaluation
af derivatives which are measured at fair value. These financial statements have been prepared in accordance with the Companies Act
2004 as applicable to companies using Financial Reporting Standard 101 Reduced Disclosure Framework ('FRS 1017,

The financial statements apply the recagnition, measurement and presentation reguirements of internattonal accounting standards in
conformity with the requirements of the Companies Act 2006, but make amendments where necessary in order to comply with the Act -
and take advantage of the FRS 101 exemptions. Instances in which advaniages of the FRS 101 disclosure exemptions have been taken
are set out below.

The Cornpany has taken advantage of the exemption under S 408 Companies Act 2006, to prepare an individual profit and loss account
where Group accounts are prepared. )

The Company has taken advantage of the following disclosure exemptions under FRS 101:

(al the requirements of IAS 1 to provide a balance sheet at the beginning of the period in the event of a prior period adjustment
[bi the requirements of IAS 1 to provide a statement of cash flows for the period

(el the requirements of IAS 1 to provide a statement of compliance with IFRS

[d) the requirements of IAS 1 fo disclose infarmation on the management of capital

le} the requirements of paragraphs 30 and 31 of IAS 8 "Accounting Policies, Changes in Accounting Estimates and Efrors’ ta disclose
new IFRSs that have been issued but are not yel effective -

[l the requirements in IAS 24 'Related Party Disclosures’ to disclose related party transactions entered into between two or more
members of a group, provided that any subsidiary which is a party to the transaction is wholly owned by such a member

lg) the requirements of paragraph 17 of IAS 24 'Related Party Disclosures’ to disclose key management personnel compeansation
(h
(il the requirements of paragraphs 91-99 of IFRS 13 ‘Fair Value Measurement’ o disclose inforrnation of fair value valuation techniques
and inputs

the requirerments of IFRS 7 to disclose financial instruments

New standards effective for the current accounting period do not have a material impact on the financial statements of the Company.
The accounting policies used are otherwise consistent with those contained in the Company's financial statements for the year ended
31 March 2022.
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{A] Accounting policies continued

Going concern

The financial staternents are prepared on a going concern basis The balance sheet shows that the Company is in a net current liability
position. This results from loans due to subsidiaries of £26,513rm which are repayable on demand and therefore classified as current
lisbilities These liabilities are not due to external counterparties and there is no expectation or intention that these loans will be repaid
within the next 12 months. The aet current Liability pasition also resulis from the £20m of facilities that are reaching maturity within the
next 12 manths. The Company has access to £1.3bn of undrawn facilibes and cash, which provides the Directors with comfort that the
Company will be able to meet these current babilities as they fall due. As a cansequence of this, the Directors feel that the Company is
well placed to manage its business risks successfully despite the current economic climate. Accordingly, they believe the going cancern
basis is an appropriate one. See the full assessment of preparalion on 3 going concern basis in the corporate governance sectton on
page 109. i

Investments and loans )
Investments in and loans to subsidiaries and joint ventures are stated at cost less any impairment. Impairment of loans is calculated in
accordance with IFRS 9. Impairment of investments is calculated in accordance with IAS 36. Further delait is provided below.

Critical accounting judgements and key sources of estimation uncertainty

The key source of estimation uncertainty relates to the Company's investrnents in and leans to subsidiaries and joint veniures. In
estimating the requiremnent for impairment of investments, management make assumptions and judgements on the value of these
investmenls using wherently subjective underlying asset valualions, supported by independent vatuars with reference to investment
properties held by the subsidiary or jeint venlures which are held at fair value. The assumptions and inputs used in determining the fair
value are disclosed in Note 10 of the consolidated financial statements.

In accordance with IFRS 9, management has assessed the recoverability of amounts due to the Comnpany from its subsidiaries and .
joint ventures. Amounts due to the Company from subsidiaries and joint ventures are recovered through the sale of properties and
investments held by subsidiaries and joint ventures and through settling financial assets, net of financial liabilities, ihat the subsidiaries
and joint ventures hold with counterparties other than the Company. This is essentiaily equal to the net asset value of the subsidiary or
joint venture and therefore the net asset value of the subsidiary or joint venture is considered 1o be a reasonable approximation of the
available assets that could be realised to recover the amounts due and the requirement ta recognise expected credit losses. As a result,
the expected credit loss is considered to be egual to the excess of the Company’s interest in 8 subsidiary or joint venture in excess of the
subsidiary or joint venture's fair value.

At 31 March 2022, the Company has recognised a £147m impairment reversal (2020/21: £1,123m impairmentt in the Cormnpany's financial
statements, in relation te investment in joint ventures and subsidiaries and intercompany loans. The impairment reversal arises
predeminantly as a result of the increase in the value of the investment property held by each subsidiary and jeint venture.

The Birectars do not consider there to be any critical accounting judgemaents in the preparation of the Company’s financial statements,

Distributable reserves

Included in the retained earnings the Company had distributable reserves of £1,399m as at 31 March 2022 (2020/21: £818m) lunaudited].
When making a distribution to shareholders, the Directors determine profits available for distribution by reference ta "Guidance on
realised and distributable profits under the Companies Act 2006” issued by the Institute of Chartered Accountants in England and
Wales and the Institute of Chartered Accountants of Scotland in April 2017,

The profits of the Campany have been received predominantly in the form of interest incame, gains on disposal of investments,
management and administration fee income and dividends from subsidiaries. The availability of distributable reserves in the Company

is dependent on those dividends meeting the definition of qualifying consideration within the guidance and on available cash resources of
the Group and cther accessible sources of funds. Additionally, the Cormpany does not recognise internally generated gains in the current
and prior years from intra-Group sales of investments or investment properties as distributable uatil they are realised. usually through
onward sale to external third parties. The distributable reserves are therefore subject te any future restrictions or timitations at the

time such distribution is imade.

(B} Dividends
Details of dividends paid and proposed are inctuded in Note 19 of the consalidated financial statements.

[C) Employee information

Employee costs include wages and salaries of £38m [2020/21: £35m), sccial security costs of £6m {2020/21: £5m} and pension casts of
£4m (2020/21: €1m). Details of the Executive Directors’ remuneration are disclosed in the Remuneration Report on pages 127-153.
Detalts of the number of employees of the Company are disclosed in Note 8 of the consolidated financial statements.

Audit fees in relation to the parent Company only were £0.5m [2020/21: £0.5m.
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Shares in Loans to kavestments in Diher

subsidiaries subsidiaries  joini veniures  investments Total

£m £m £m €m £m

Al 1 Aprit 2021 i8.822 14,320 104 41 33,289
Additiors 480 2,009 32 2 2,523
Disposals - |2.480I - 13l (2,483}
Amartisation - - - (6] 18}
[Provision for) reversal of impairment {321 21 (22) - 167
As at 31 March 2022 19.270 13.870 1154 34 33,290

The historical cost of shares in subsidiaries is £12,570m [2020/21: £19.090m). The historical cost of investments in joint ventures is
€471 [2020/21: £43%m| net of provision for impairment of £356m [2020/21: £333m} and includes £116m (2020/21: £106m) of loans to
joint ventures by the Corrpany. Results of the joint ventures are set out in Note 11 of the consolidated financial statements. The historical

cost of cther investmenis is £71m (2020/21: E71ml.
(E) Net debt

2022 2021

em Cm
Secured on the assets of the Company )
5.264% First Mortgage Debenture Bonds 2035 kA 341
5.0055% First Martgage Amortising Dabentures 2035 88 89
3.357% First Mortgage Debeniure Bonds 2028 227 241
662 91
Unsecured - - .-
4.635% Senior US Oollar Notes 2021 - 157
4.746% Senior US Dollar Notes 2623 101 102
5.003% Senior US Doltar Nates 2024! 13 &7
3.81% Senior Netes 2024 102 m
3.97% Senior Notes 2024 103 112
2.375% Sterting Unsecured Bond 2029 298 298
4.16% Senior US Dollar Notes 2025' 7 77
2.67% Senior Notes 2025 37 37
2.7%% Senior Notes 2026 37 37
Floating Rate Seniar Nates 2028 i 80
Floating Rate Senior Notes 2034 102 102
Facilities and overdrafis 404 181
1,607 1,361
Grossdebt 2,26% 2,052
Interest rate and currancy derivative liabilities 96 128
Interest rate and currency derivaiive assets 194} [135)
Cash and short term deposits {29) |89
Net debt 2,240 1,956
1. Principal and interest on these borrowings were fully hedged into Sterling al a fleating ratg at the time of issue.
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[E} Netdebt continued
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Maturity analysis of net debt

2022 2001

£m £m
Repayable within ane year and on demand 20 161
between: ocnre and two years - 101 -
two and five years 854 657
five and ten years 689 738
ten and fitteen years 48% 49
fifteen and twenty years 150 -
2,249 1,891
Gross debt 2,269 2052
Interest rale and currency derivatives - i71
Cash and shaori term deposits 129) 189
Net debt 2,240 1956
(Fl Pension

The British Land Group of Companies Pension Scheme and the Defined Contribution Pension Schere are the principal pension

schemes of the Company and details are set out in Note 9 of the consolidated financial statements.
[G) Debtors

022 202
tm Em
Trade and other debtors é z
Prepayments and accrued income 1 3
Corporation ax 5 -
12 3

Trade and other debtors are shown after deducting a provision for impairment against tenant debtors of €2m (2020/21: £2ml. The
provision for impairment is calculated as an expected credil loss on trade and other debtors in accordance with IFRS 9.

(H) Creditors

022 2021

m Em
Trade creditors 20 15
Carparation tax - 3
Other taxation and social security 23 15
Accruals and deferred incomne 42 37

85 70

{1l Share capital

Ordinary shares

&m of 25p tach

Issued, called and fully paid
At 1 April 2021 234 937,981,992
Share issues - 127,441
At 31 March 2022 234 938,109,633
Ordinary shares
£m af 25p each

Issued, called and fully paid
At 1 Aprit 2020 234 $37.938.097
Share issues -~ 43,8959
At 31 March 2021 234 937,981,992
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(J) Contingent liabilities, capital commitments and related
party transactions

The Company has contingant liabitities in respect of legal claims,

guarantees and warranties arising in the ordinary course of
business. It is not anticipated that any material kizbilities will
arise from the contingent liabilities.

At 31 March 2022, the Company has Enil of capital commitments
12020/21: £nil).

Related party transactions are the same for the Company a3
for the Group. For details refer to Note 23 of the consclidated
financial statements.

The British Land Company PLC 00421920

(K] Disclosures relating to subsidiary undertakings

The Company's subsidizries 2nd other related undertakings at
31 March 2022 are listed on the next page. All Group entities are
included in the consolidated financial results.

Unless otherwise stated, the Company holds 100% of the voting
rights and beneficial interests in the shares of the following
subsidiaries, partnerships, associates and joint ventures. Unless
otherwise stated, the subsidiaries and related undertakings are
registered in the United Kingdom.

The share capital of each of the companies, where applicable,
comprises ordinary shares unless otherwise slated.

The Company helds the'majority of its assets in UK companies,
although some are held in overseas campanies. In recent years
we have reduced the number of averseas companies in the Group.

Unless noted otherwise as per the following ke&(. the registered
address of each company is York House, 43 Seymour Street,
London W1H 7LX.

1. 47 Esplanade, 5t Helier, Jersey JE1 0B0.

2. &4 Esplanade, St Helier, Jersey JEI 0BD.

3. 540 Herengracht, 1017CG, Amsterdam, Nethedands.
4. StHelen's, 1 Undershaht, Landen EC2P 3DQ.

* Companies with an active proposal to be struck off the register.

1Since 31 March 2022 British Land has announced the uncenditional exchange an the
sale of a 75% interest in the majority of our Paddingion Central assets. The companies
involved will be classified as joint venture campanies due to the management control
provisions in place.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

(K) Disclosures relating to subsidiary undertakings continued

Direct holdings

Indirect holdings

The British Land Campany PLC 00621920

UX/Overseas Tax UK/Dverseas Tax

Company Name Resident Status Company Name Resident Sialus
8L Bluebution 2014 Limited UK Tax Resident 1 & 4 & 7 Triton Limited UK Tax Resident
BL Davidson Lirmited UK Tax Resident 10 Brock Street Limited UK Tax Resident
BL Eurepean Fund Management LLP UK Tax Resident 10 Triton Street Limited UK Tax Resident
BL Guaranteaco Limited UK Tax Resident  17-19 Bediard Street Limited UK Tax Resident
BL iIntermediate Holding Company Limited UK Tax Resident  18-20 Craven Hill Gardens Limited UK Tax Resident
BL Intermediate Holding Company 2 Limited UK Tax Resident 20 Brock Street Limited UK Tax Residant
BL Shoreditch Development Limited UK Tax Resident 20 Triton Street Limited UK Tax Resident
BLSSP [Funding] Limited UK Tax Resident 338 Euston Road Limited UK Tax Resident
Biuetution Property Managerment UK Limited UK Tax Rasident 350 Euston Road Limiied UK Tax Resident
(50% interest| 39 Victoria Street Limited UK Tax Resident
Boldswitch [No 1) Limited UK Tax Resident  Agamant lnvestment Corparation Limited UK Tax Resident
Boldswitch Limited UK Tax Resident  Aldgate Place {GP| Limiled UK Tax Resident
British Land City UK TaxResident  Aldgate Land One Limited * UK Tax Resident
British Land City 2005 Limited UK Tax Resident  Aldgate Land Two Limited UK Tax Resident
British Land Company Secreianal Limited UK Tax Resident  Aparipower Limited UK Tax Resident
British Land Properties Limited UK Tax Resident  Ashband Limited UK Tax Resident
British Land Real Estate Limited UK Tax Resident  B.L. Holdings Lirnited UK Tax Resident
British Land Securities Lirmnited UK Tax Resident  B.L.C.T. (12697 Limited [Jersey| UK Tax Resident
Broadgate [Funding) PLC. UK Tax Resident  Barnclass Lirmited UK Tax Resident
Broadgate Estates Insurance Mediation UK Tax Resident  Barndrill Limited UK Tax Resident
Services Limited Bayeast Property Co Limited UK Tax Resident
Hyfleet Limiled UK Tax Resident  BF Propca [No 1) Limited* UK Tax Resident
Kingsmere Productions Limited UK Tax Resident  BF Propco [No 19] Limited® UK Tax Resident
Linestair Limited UK Tax Resident  BF Propco INo 3| Limited UK Tax Resident
Londen and Henley Holdings Limited UK Tax Resident  BF Prapco [No &) Limited* UK Tax Resident
Meadowhall Pensions Scheme Trustee Limited UK Tax Resident  BF Propco [Ne 5) Limited UK Tax Resident
MSC Property Intermediate Holdings Limited UK Tax Resident  BF Properties [No 4] Limiled UK Tax Resident
[50% interest) BF Praperties {Na 5] Limited UK Tax Resident
Regiz Property Holdings Limited UK Tax Resident  Birstall Co-Ownership Trust IMember interest) UK Tax Resident
The British Land Corporation Limited UK Tax Resident  (41.25% interestl
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Bl 5KS Moldings Limited

BL {SP) Cannan Street Limited

BL Aldgate Development Limited
BL Aldgate Investment Limited

BU. Bradford Forster Limited

BL Broadgate Fragment T Limited
BL Broadgate Fragment 2 Limited
BL Broadgate Fragment 3 Limited
BL Breadgate Fragment 4 Lirnited
BL Breadgate Fragment 5 Limited
BL Broadgate Fragment 6 Limited
BL Broadway investment Limited
BL Chess Limited

BL City Offices Holding Company Limited
BL CW Upper GP Company Limited
[50% interestl

BL CW Ugper Limited Partnership
[Partnership interest] [50% interest]
BL Department Stares Holding
Company Limited

BL Doncaster Wheatley Limited

BL Drummond Properties Limited
Bl Ealing Limited

BL Ealing Kolding Company Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resideni



The British Land Campany PLC 00621920

Company Name

UK/Overseas Tax
Resident Stalus

Company Name

UK/Qverseas Tax
Residen! Stalus

BL Eden Walk Limited

BL European Meldings Limited

BL Euston Tower Holding Campany Limited
BL Fixed Uplift Fund Limited Partnership
[Partnership interest]

BL Fixed Uplift General Partner Limited
BL Fixed Uplift Nominee 1 Limited

BL Fixed Uplift Nominee 2 Limited

BL Goodman |Generat Partner| Limited
{50% interest|

2L Goodman Limited Fartnership

(50% interest) :

BL Goodman [LP] Limited

BL H8 Investments Limited

BL HC |DSCHI Limited

BL HC [DSCLI) Limited

BL HC Dollview Limited

BL HC Hampshire PH LLP {Member interest|
BL HC Heallh And Fitness Holdings Limited
BL HC Invic Leisure Limited

BL HC PH CRG LLP (Member interest}

BL KC PH LLP [Member interest]

Bl HC PH Na 1 LLP [Member interest|

BL HC PH No 2 LLP [Member interest]

BL HC PH Ne 3 LLP [Member interest|

BL HC Property Holdings Limited

BL Heatth Clubs PH No 1 Limiteg

BL Heatlth Clubs PH No 2 Limited

8L High Street and Shapping Centres Holding
Company Limited

BL Holdings 2010 Limited

BL Lancaster lnvestments Limited

BL Lancaster Limited Partmership
{Partnership interest]

BL Leisure and Industrial Halding
Company Limited

BL Logistics Investment Limited

BL Logistics Investment 2 Limited

BL Logistics investment 3 Limited

BL Meadowhall Holdings Limited

BL Meadowhall Limited

BL Newpart Limited

BL, Office Properties 1 Limilad

BL Office Properties 2 Limited

BL Offices GP Limitad

8L Office [Non-Cityl Holding Company Limited
BL Dffice HMolding Company Limited

BL Osnaburgh St Residential Ltd

81 Paddington Holding Compary 1 Limited
BL Paddington Holding Cempany 2 Limited
BL Paddington Preperty 1 Limited

BL Paddington Property 2 Limited

BL Paddington Property 3 Limited

BL Paddington Property 4 Limited

BL Piccadilly Residential Limited

BL Residual Holding Company Limited

BL Retail Holding Company Limited

BL Retail Indirect Investments Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Residem
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residen!
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

BL Retail Investment Holdings Limited
BL Retail Properties Limited

BL Retail Praperties 2 Limited

BL Retail Properties 3 Limited

BL Retail Property Holdings Limited

BL Retail Warehousing Holding
Company Limited

BL Sainsbury Superstores Limited

{50% intaresl)

BL Shoreditch General Pariner Lirmnited
BL Shoreditch Limited Partnership
{Partnership interest)

BL Shoreditch Mo. 1 Limited

BL Shoreditch No. 2 Limited

BL Superstores Holding Company Limited
BL Triton Building Residentiat Limited
BL Tunbridge Wells Limited

BL Unitholder No. t [J] Limited lJersey]'

BL Unithelder No. 2 (J] Limited [Jersey)"

BL Universal Limited

BL West [Wailing Housef Limited

BL West End Investrments Limited

BL West End Offices Limited Partnership
BL West End Offices Limited 125% interest)
BL Whiteley Limited

BL Whiteley Retail Limited

BL Woalwich Limited

BL Woolwich Nominee 1 Limited

BL Woolwich Nominee 2 Lirnited
Blackglen Limited*

Blackwall [1)

Blaxmill [Twenty-nine| Limited

BLD |A] Limited

BLC |Ebury Gate] Limited

BLD ISJ] Investments Limited®

BLO ISJ) Limited

BLO Properties Limited™*

BLC Property Holdings Limited

BLSSP |PHC 5] Limited

BLU Estates Limited

BLU Property Management Limited

BLU Securities Limited

British Land [Joint Ventures) Limited
British Land Acquisitiens Limited

British Land Aqua FPartnershig (2] Limited
British Land Aqua Partnership Limited
British Land City Offices Limited

Britush Land Construction Limited
British Land Department Stores Limited
British Land Developments Limited®
British Land Fund Management Limited
British Land Hercutes Limited

British Land In Town Retail Limited
British Land Industriai Limited

British Land Investment Management Limited
British Land Offices [Non-Cityl Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resigent
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Residenti
UX Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK, Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resideni
UK Tax Resident
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FINANCIAL STATEMENTS continued The British Land Company PLC 00421920

Notes to the Accounts continued

Campany Name

UK/Overseas Tax
Resident Status

Company Name

UK/Qverseas Tax
Rasident Staius

British Land Offices [Non-City] No. 2 Limited UK TaxResident  Four Broadgate Limited* UK Tax Resident
British Land Offices Limited UK Tax Resident  FRP Group Limited UK Tax Resident
British Land Offices No.1 Limited UK Tax Resident  Garamead Properties Limited UK Tax Resident
British Land Property Advisers Limited UK TaxResident  Gibraltar General Partner Limited UK Tax Resident
British Land Property Management Limited UK Tax Resident  [50% interest]
Broadgate [PHC 8] Limited* UK Tax Resident  Gibraltar Nominees Limited 150% interest) UK Tax Resident
Broadgate Adjaining Properties Limited UK Tax Resident  Giltbrook Retail Park Nottingham Limited UK Tax Resident
Breadgate City Limited UK Tax Resident  Glenway Limited UK Tax Resident
8roadgate Court Investments Limited UK Tax Resident  Hempel Heldings Limited UK Tax Resident
Broadgate Estates Limited UK Tax Resident  Hempel Hotels Limited UK Tax Resident
Broadgate Fstates People Management Limited UK TaxResident  Hercules Property UK Holdings Limited UK Tax Resident
Broadgate Investment Holdings Limited UK Tax Resident  Hercules Property UK Limnited UK Tax Resident
Broadgate Properties Limited UK Tax Resident  Hercules Unit Trust [Jerseyl (Units]! Overseas Tax
Broadgate RE(T Limited [50% interest|? UK Tax Resident Resident
Brozdgate Square Limited® UK Tax Resident  Hereford Old Market Limited UK Tax Resident
Broughion Relail Park Limited | Jersey)' Overseas Tax  Hereford Shopping Centre GP Lirmnited UK Tax Resident
Resident  Hereford Shopping Centre Limited Partnership UK Tax Resident
Broughton Unit Trust [Units]! Overseas Tax  HUT Invesiments Limited |Jersey]* Overseas Tax
Resident Resident
Brunswick Park Limited UK Tax Rasident  Industrial Real Estate Limited UK Tax Resident
BVP Developments Limited UK Tax Resident _ Insistmetal 2 Limited ) UK Tax Resident
Canada Water Offices Lirnited UK Tax Resident  vorydell Limited UK Tax Resident
Casegood Enterprises UK TaxResident  Ivorydelt Subsidiary Limitad UK Tax Resident
Caseplane Limiled UK Tax Resident  Jetbloom Limited UK Tax Resident
Cavendish Geared Wl Limited UK Tax Resident  Lancaster General Partner Limited UK Tax Resident
Cavendish Geared Limited UK TaxResident  London and Hentey {UK] Limited UK Tax Resident
Cheshine Properties Limied UK TaxResideni  Longon and Henley Limited UK Tax Resident
Chester Limited® UK Tax Resident  Lonebridge UK Limited UK Tax Resident
Chrisitu Nominees Limited UK TaxResident  Longford Street Residential Limited UK Tax Resident
City of London Office Unit Trust |Jersey} {Units} Qverseas Tax  Ludgate Investrment Holdings Limited UK Tax Resident
[35.94% interest)! Resident  Ludgate West Limited UK Tax Resident
City Residential Holgings Limited UK Tax Resident  Mayfair Properties UK Tax Resident
Clarges Estate Property Management Co UK Tax Resident  Mayflower Retail fark Basildon Limied UK Tax Resident
LUimited Meadowbank Retail Park Edinburgh Limited* UK Tax Resident
Comgenic Limited UK Tax Resident  Meadowhall Centre {1999) Limited UK Tax Resident
Cornish Residential Properties Trading Limited UK Tax Resident  Meadowhalt Centre Limited UK Tax Resident
Crescent West Properties UK Tax Resident  Meadowhall Centre Pension Scheme UK Tax Resident
Deepdate Co-Ownership Trust (50% interest) UK Tax Resident  Trustees Limited
Oerby Investment Holdings Limited UK Tax Resident  Meadowhall Estates (UKI Limited UK Tax Resident
Orake Circus Centre Limited UK Tax Resident  Meadowhall Group [MLP] Limited UK Tax Resident
Drake Circus Leisure Limited UK Tax Resident  Meadowhall Holdings Limited UK Tax Resident
Orake Property Haldings Limited UK Tax Resident  Meadowhall Opportunities Nominee T Limited UK Tax Resident
DOrake Property Nominee [No. 1) Limited UK Tax Resident  Meadowhatl Oppaortunities Nominee 2 Limited UK Tax Resident
Drake Property Nominee [No. 2} Limited UK Tax Resident ~ Mercari UK Tax Resident
Eden Walk Shopping Centre General Partner UK Tax Resident  Mercari Holdings Limited UK Tax Resident

Limited {50% interest)

Minhilt Investmenis Limited

UK Tax Resident

Eden Walk Shapping Centre Unit Trust?(50% Overseas Tax  Moorage [Property Developments) Limited UK Tax Resident
interest{ {Jerseyl {Units]? Resident  Nugent Shopping Park Limited UK Tax Resident
Elementvirtue Limited UK Tax Resident  One Hundred Ludgale Hill UK Tax Resident
Elk Mill Gldham Limited UK Tax Resident  One Sheldon Sgquare Limited [Jerseyl" Overseas Tax
Euston Tower Limited UK Tax Resident Resident
Exchange House Holdings Limited UK Tax Resident  Orbital Shopping Park Swindon Limited UK Tax Resident
Finsbury Square BV? Overseas Tax  Osnaburgh Street Limited UK Tax Resident
Resident  Paddingtan ZKS Holding Unit Trust {fersey] UK Tax Resigent
Fort Kinnaird GP Limited (50% interest) UK Tax Resident  {Units|"
Fort Kinnaird Limited Partnership UK Tax Resident  Paddington 3KS lnvestments Limited UK Tax Resident
{50% interest! Paddingtan SKS Developments Limited UK Tax Resident
Fort Kinnaird Nominee Limited (50% interesi] UK Tax Resident  Pacddington 5K5 GP Limited UK Tax Residem

230 British Land Annual Repart and Accounts 2022



The British Land Company PLC 00621920

Company Name

UK/Qverseas Fax
Residenl Slalus

Campany Name

UK/Qverseas lax
Residant Status

Paddington 5KS Holdings Limited

Paddington K5 Nominee 1 Limiled

Paddington SKS Nominge 2 Limited

Paddington 8lock A [GP] Ltdr

Paddington Block A LP {Parinership interest]
Paddington Block 8 IGP] Ltd!

Paddington Block B LP (Partnership interest]
Paddington Centiral [ {GP] Limited!

Paddington Centrat | LF [Partnership interest)
Paddington Central | Unit Trust [Jersey] [Unitsf*

Paddington Central il [GP} Limited!
Paddington Central Il LP [Partnership interest)
Paddingion Central [l Unit Trust [Jersey]
{Units|"

Paddingten Central IV Unit Trust [Jersey)
{Units|#

Paddingtan Gateway GP Limited
Paddington Gateway Unit Trust [Jersayl {Units|*
Paddington Gateway Naminee 1 Limited'
Paddington Gateway Nominee 2 Limited
Paddingten GP Holdings Limited'
Paddingten GP Secured Holdings Limited!
Paddington investments Holdings Limited
[dJersey|"

Paddingten Kiosk [GP] Ltd!

Paddington Kiosk LP [Partnership interestl
Paddingtan Praperty Investment 5KS GP
Limited

Paddingten Property Investment GP Limited
PaddingtenCentral Management Company
Limited [88.9% interest)

Parwick Holdings Limited

Parwick Investrnents Limited

PC Canal Limiteg:

PC Lease Nominee Ltg

#C Partnership Nominee Lidt

Piccadilly Residential Limited

Pillar [Cricklewood] Limited

Pillar (Dartford) Limited

Pillar [Fulham| Limited

Pillar Broadway Limited

Pillar City Limited

Filtar Dariford No.1 Limited

Pillar Denton Limited

Pillar Developments Limited

Pillar Eurape Management Limited

Pillar Forl Limited

Pillar Gallions Reach Limited

Fillar Glasgow 1 Limiteg

Pillar Hercules No.2 Limited

Fillar Nugent Limited

Piltar Projects Limited

Pillar Property Group Limited

FillarStore Limited

Plymauth Retail Limited

Power Court GP Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
Cverseas Tax
Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Power Court Luton Limited Partnership
|Partnership interest]

Power Court Nominee Limited

Project Sunrise Investments Limited
Project Sunrise Limited

Project Sunrise Properties Limited
Reading Gate Retail Park Co-Ownership
|[Member interest| (50% interest]
Reboline Limited*

Regent's Place Holding ! Limited
Regent’s Place Holding 2 Limited
Regent’s Place Holding Company Limited
Regents Place Managemani Company Limited
(89.9%]

Regents Place Residential Limited
Rigphone Limited

Rohawk Properties Limited

Salmax Properties

Seymour Street Homes Limited
Shopping Centres Limited*

Shoreditch Support Limited

‘Six Broadgate Limited* *

Soulhgate Generat Partner Limited (50%
interestl

Southgate Progerty Unil Teust [Jersey] [Units)
150% interest)’

Speke Unit Trust [87.5% interest| [Jersey)
(Units)?

St. Stephens Shopping Centre timited
Stockton Retail Park Limited

Starey London Offices Limited

Storey Offices Limited

Storey Spaces Limited

Surrey Quays Limited

TBL [Bromiey] Limited

TBL (Lisnagelvin) Limited*

TBL [Maidstonel Limited*

TBL Holdings Limited

TBL Properties Limited

Teesside Leisure Park Limited (51% interest]
The Aldgate Place Limited Partnership
[Partnership interest) ’

The Dartlard Partnership (Member interest
[50% interest]

The Gibraliar Limited Partnership [Partnership
interest| [50% interest]

The Hercules Praperty Limited Partnership
{Partnership)

The Leadenhall Development Company Limited
{50% interest|

The Liverpool Exchange Company Limited
The Mary Street Estate Lirnited

The Retail and Warehouse Company Limited®
The Whiteley Co-Ownership [Member interest]
[50% interesi)

Thurrock Retait Park Unit Trust!

Tollgate Centre Colchester Limited

UK Fax Resident

UK Tax Resident
LUK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residenlt

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax
Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residen!
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Qverseas Tax

Resident
UK Tax Resident
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FINANCIAL STATEMENTS continued The British Land Company PLC 00621520

Notes to the Accounts continued

Comgpany Name

UK/Overseas Tax
Resident Staius

Tapside Street Limited

Tweed Premier & Limited

Urion Preperty Corporation Lirnited

Union Property Holdings [London] Limited
Urited Kingdom Property Company Limited
Valentine Co-ownership Trust (Member
interest) (50% interest)

Valentine Unit Trust | Jersey) [Units)!

Vintners' Place Limited

Wates City of London Properties Limited
Westbourne Terrace Partnership
tPartnership interest|

Whitgley Shopping Centre Unit Trust [Jersey!
(Units)

WK Holdings Limited

WOSC GP Limited {25% interest]

WOSC Partners LP [Partnership interest]
[25% interest)

UK Tax Rasident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
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The British Land Company PLC 00621920

Supplementary disclosures

Unaudited unless otherwise slated

Table A: Summary income statement and balance sheet (Unaudited)

Summary income statement based on proportional consolidation for the year ended 31 March 2022

The follewing pro forma information is unaudited and does not form part of the consolidated primary staternents or the notes thereto.
It presents the results of the Group, with its share of the results of joint ventures included on a line-by-line basis and excluding non-
controlling interests.

Year ended 31 March 2022 Year ended 31 March 2021
Less non- Less non-

Joint contrelling Proporlionatlly Joinmt controlling  Propoertionatly

Group venlures interesty consalidated Graup venturgs mterests consalidated

£m £m £m £m £m £Em £Em Em

Gross rental income’ 345 147 [2) 490 382 142 114 508
Property operating expenses (48) 113) - (51) {105] [45] g 1141]
Net rental income 297 134 (2] 429 277 97 17 347
Administrative expenses (as) 1) - {89) 174] - - 174]
Met fees and other income 13 - - 13 1 - - il
Ungeared income return 222 133 {2) 353 214 97 17 304
Net financing casts (55) 47 - (102) 162) 145] 4 (103}
Undertying Profit 167 85 2) 251 152 52 13} 201
Underlying taxation 4 - - 4 |26 - - (26)
Underlying Profit after taxation 171 8 2) 255 126 52 13} 175
Valuation movement (see Note 4] 633 (1,298
Other capital and taxation (net)? ’ 59 87

Result attributable to

shareholders of the Company 947 [1,036)

1. Group gross rental income includes E7m 2020/21: €5ml of alt-inclusive rents relating to service charge income and excludes the £29rm [2020/21: Enill surrender premium
payable within the Capital and other column of the income statement.

2. includes other comprehensive income. moverment in dilution of share options and the mavemnent in items excluded for EPRANTA.

Summary balance sheet based on proportional consolidation as at 31 March 2022

The following pro forma information is unaudited and does not form part of the consolidated primary stztements or the notes thereta.

It presents the composition of the EPRA NTA of the Group, with its share of the net assets of the joint ventures included on a line-by-line

basis, and excluding non-controlling interests, and assuming full dilution.

Mark-ta- Restated

market on Vatualian EPRA EPRA

Share Lessnon- derivatives and surplus on NTA NTA

ofjaint contrelling Share telaled debt Lease trading 1 Mareh 3t Mareh

Group ventures  interests options adjustments liabilities properties  Intangibles 2022 20217

Em £m £m £m £m £m €m £m im £m

Campuses properties L4191 2,829 - - - (52 8 - 6,976 6,548
Retail & Fulfilment properties 2,859 728 [15) - - (72] - - 3,500 2.592
Total properties’ 7,050 3,557 (151 - - (124) 8 - 10,476 9.140
Investrnents in joint ventures 2511 (2,511 - - - - - - - -
Gther investmenis 41 14 - - - - - (9] 48 38
Cther net [Uabilities] assets (328) 100] 1 8 - 124 - - 295) {190
Net debt {2,541  1962] 1) - 46 - - - (3,458}  12.938)
Net assets 4,733 - (15) 8 13 - 8 91 6,17 6,050
EPRA NTA per share [Note 2] 727p 548p

1. Included within the total property value of £30,674m {33 March 2020/21: £9,140m) are right-of-use assets nel of lease liabilties af €9m (31 March 2020/21: L8m), which in
substance, relate to properties held under leasing agreements. The fair values of right-al-use assets are determined by calculaling the present value of nel rental cash flows
over the term of the lease agreements.

2. As explained in Note 21, from 1 April 2021, the Group now reperts under two operating segments, Campuses and Retail & Fullilment. Within this table. the comparative figures
have been resiated in the relevant disclosures.
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FINANCIAL STATEMENTS continued

Supplementary disclosures continued
Unaudited unless otherwise stated

Table A continued
EPRA Net Tangible Assets movement

The British Land Company PLC 08521920

Year ended Year ended
M March 2022 31 Mareh 2071
Pence Pance
£€m per share Em pger share
Opening EPRANTA 6,050 648 7,202 773
incame return 255 27 1759 19
Capital return 423 &9 (1,249 {138]
Dividend paid [157) 1 (78) 18}
Closing EPRA NTA 8,771 727 6,050 648
Table B: EPRA Performance measures
EPRA Performance measures summary table -
2022 2
Pence Fence
£m per share £m per share
EPRA Earnings - basic 238 25.7 175 18.9
- diluted 238 25.4 175 18.8
EPRA Net Initial Yield 4£.3% 4.6%
EPRA "topped-up’ Net Initial Yield 4.9% 5.2%
EPRA vacancy Rate 6.3% 8.3%
2022 2021
Net asset Nei assel
value per value per
Net assets share Net assets share
m Ipence) £m Ipencel
EPRA NTA 67N 727 6.050 648
EPRA NRY 7,403 794 6,599 77
EPRA NDV 6542 702 5.478 509
Calculation and reconciliation of Underlying/EPRA/IFRS Earnings and Underlying/EPRA/IFRS Earnings per share [Audited|
s s
Profit [lossl attributable to the shareholders of the Company 958 1,031}
Exclude: ,
Group - currend taxation 12 25
Group - deferred taxation - 5
Jaint ventures - taxation - i)
Group - valuation movement (Lyal} 888
Group - prolit an disposal of invesiment properties and invesiments (45) (28)
Group - capital and other surrender premia payable see Note 3| 29 -
Joint ventures - net vatuation movement lincluding result on disposals] [see Note 4] 1162 410
Jaint ventures - capital financing costs [ -
Changes in fair valve of financial instruments and associated closa-out costs (60 2]
Nen-controlling interests in respect of the above - [55)
Underlying Profit 251 201
Graup - underlying current taxation [ 126)
Underlying Earnings - basic and dituted 255 175
Group - capital and ather surrender prermia payable (see Note 3} 1291 -
Group - reclassification of foreign exchange differences lses Note 6] 12 -
EPRA Earnings - basic and diluted 238 175
Profit Koss] attributable lo the sharehalders of the Company 958 {1,031
IFRS Earnings - basic and diluted 958 110313
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Table B continued

The British Lang Company PLC 00621920

2022

2021

Humber Number
million million
Weighted average number of shares 938 938
Adjustment for treasury shares (11 i
IFRS/EPRA/Underlying Weighted average number of shares (basic) 927 927
Dilutive effect of share options - -
Dilutive effect of ESOP shares 3 3
EPRA/Underlying Weighted average number of shares [diluted) %30 930
Remove anti-ditutive effect - (3
IFRS Weighted average number of shares [diluted) 930 927
Net assets per share [Audited)
2022 2021
Pence Pence
£m per share Em per share

Balance sheet net assets 5,733 5.983
Deferred tax arising on revaluation movements = -
Mark-to-markel on derivatives and related debt adjustments 1) 115
Dilution effect of share aptions 8 14
Surplus on irading properties 8 9
Intangible assets {7 12
Less non-controlling interesis {15] [59)
EPRA NTA 6,171 727 6,050 648
Intangible assets ¥ 2
Purchasers’ costs 621 537
EPRA NRY 7,403 794 6,599 707
Deferred tax arising on revaluation movernents 121 1]
Purchasers cosis 1623) (537]
Mark-ta-market on derivatives and related debi adjustments [46) [t15]
Mark-te-markgt on debt 1490} (268]
EPRA NDV 6,542 702 5,478 609

EPRA NTA is considered to be the most relevant measure for the Group and is now the primary measure of net assets. EPRA NTA
assumes that entities buy and sell assets, thereby crystallising certain levels of unavoidable deferred tax. Due to the Group's REIT status,
deferred tax is anly provided at each balance sheet date on properties outside the REIT regime. As a result deferred laxes are excluded
from EPRA NTA for properties within the REIT regime. For properties cutside of the REIT regime, deferred tax is included to the extent

that it is expected to crystallise, based on the Group’s track record and tax structuring. EPRA NRY reflecis what would be needed
to recreate the Group through the investment markets based on its current capital and financing structure. EPRA NDV reflects

shareholders’ value which would be recoverable under a disposal scenario, with deferred tax and financial instruments recognised

at the full extent of their liability.

2022 2021
Number Number

wmillion rmillign

Number of shares at year end 938 938
Adjustment for treasury shares {11) {11]
IFRS/EPRA number of shares [basic) 927 927
Dilutive effect cf share options 3 3
Dilutive effect of ESOP shares 2 3
IFRS/EPRA number of shares (diluted) 932 933
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FINANCIAL STATEMENTS continued The Sritish Land Company PLC 00621920

Supplementary disclosures continued
Unaudited unless otherwise stated

Table B continued
EPRA NetInitial Yield and ‘topped-up’ Net Initial Yield {Unaudited]

2022 2021
£m im
Investment property - wholly owned 6,929 6118
Investment property - share of jgint ventures 3,538 3.022
Less developments, residential and land [1,148) 11,224}
Completed property portfolio 9,299 79186
Allowance for estimated purchasers’ costs 472 648
Gross up completed property portfalia valuation {A : 2,971 8.564
Annualised cash passing rental income 457 425
Property oulgoings [33) [29}
Annualised net rents (8] 424 396
Rent expiration of rent-free periods and fixed uplifts' 61 51
“Topped-up’ net annualised rent {C) 485 447
EPRA Net Initial Yield (B/fA] 4.3% £.6%
EPRA "topped-up’ Net Initial Yield {C/A) 4.9% 5.2%
Including fixed/minimurm uplifts received in lieu of rental growth ‘ 5 5
Total ‘topped-up’ net rents {D] 490 452
Overall ‘topped-up’ Net Initial Yield (DfA) L.9% 5.3%
‘Topped-up’ net anaualised rent 485 447
ERVvacant space 33 42
Reversions . - - - [ 12
Total ERV[E) 522 501
Net Reversionary Yield [E/A) ' 5.2% 5.9%

1, The weighted average period cver which rent-Iree perigds expire is one year [2020/2): one yearl.

EPRA Net Initial Yield (NIY] basis of calculation

EPRA NIY is calculated as the annualised net rent [on 2 cash flow basisl, divided by the gross value of the completed property portfolic.
The valuation of our completed property partfolio is determined by cur external valuers as at 31 March 2022, plus an allowance for
estimated purchasers’ costs. Estimated purchasers’ costs are determined by the relavant stamgp duty liability, plus an estimate by our
valuers of agent and legal fees on notional acquisition. The net rent deduction allowed for preperty outgoings is based on our valuers’
assumptions on future recurring non-recoverable revenue exgenditure.

In calculating the EPRA “topped-up’ NIY, the annualised net rent is increased by the total contracted rent from expiry of rent-free periods
and {uture contracted rental uplifts where defined as not in lieu of growth. Overall tapped-up’ NIY is calculated by adding any other
contracted future uplift to the “topped-up’ net annualised rent.

The net reversionary vield is calculated by dividing the total estimated rental vatue [ERV] for the completed property portiotio,
as determined by our external valuers. by the gross completed property portfolio valuation.
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The British Land Company PLC 00621920

Table B continued
The EPRA Vacancy Rate 15 calculated as the ERV of the unrented, lettable space as 2 proportion of the total rental value of the cormpleted
property pertfolio.

EPRA Vacancy Rate [Unaudited)

31 March 31 March

t e 2021

Em Em

Annualised potential rental value of vacant premises 33 42
Annualised potential rental value for the completed property pertfolio 524 507
EPRA Vacancy Rate 46.3% 8.3%

The ahove is stated for the UK portfalio only. A discussion of significant factors affecting vacancy rates is included within the Strategic
Report (page 63).

EPRA Cost Ratios |Unaudited)

2022 2021
£€m £m
Property operating expenses 48 34
Administrative expensas . 88 74
Share of joinl ventures expenses 14 45
Less: Performance ahd managernent fees [from jeint venlures| ] {7
Net other fees and commissions 14) i4)
Ground rent costs and operating expenses de facte included inrents (251 121
EPRA Costs lincluding direct vacancy costs} (A 112 183
Direct vacancy cosis . 1421 131
EPRA Costs lexcluding direct vacancy costs] (B] 70 152
Gross Rental Income less ground rent cosls and aperating expenses de facto inctuded in rents oy x] 341
Share of jeint ventures |GRI less ground rent costs| 139 142
Total Gross rental income less ground rent costs {C) 462 483
EPRA Cost Ratio linclyding direct vacancy costs] (A/C) 24.2% 37.9%
EPRA Cost Ratia [excluding direct vacancy costs) {B/C) 15.2% 31.5%
Impairment of tenant debtors, tenant incentives and accrued income (D) (8 83
Adjusted EFPRA Cost Ratio [including direct vacancy costs and excluding impairment of tenant debtors, accrued
income, tenant incentives and contracted rent increases| |A-D]/C 26.0% 20.7%
Adjusted EPRA Cost Ratio {excluding direct vacancy costs and excluding impairment of tenant debtors, accrued
income, tenant incentives and contracted rent increases) {B-DI/C 16.9% 14.3%
QOverhead and operating expenses capitatised lincluding share of joint ventures) 7 &

In the current year, emgployee costs in relation to staff time on development projects have been capitalised into the base cost of relevant
development assets. In addition to the standard EPRA Cost Raties [beth including and excluding direci vacancy costs|, adjusted versions
of these ratios have also been presented which remove the impact of the impairment of tenant debtors, tenant incentives and accrued
income which are exceplional itemns in the current year, to show the impact of these items on the ratios.
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FINANCIAL STATEMENTS continued The British Land Company PLC 00621920

Supplementary disclosures continued

Unaudited unless otherwise stated

Table C: Gross rental income [Audited)

2022 20

£m £m
Rent receivable’ . 479 493
Spreading of tenant incentives and contracled rent increases 8 11
Surrender premia 3 4
Gross rental income 490 508

1. Group gross rental income includes £7m (2020/21: £5m| of all-inciusive rents relating ta service charge meome.

The current and prior year infarmation is presented on a proportionally consolidated basis, excluding non-centrolling interests.

Table D: Property related capital expenditure [(Unaudited}

Year ended 31 March 2022 Year ended 31 March 2021
Juaint Joint

Graup vantures Tolal Group veniures Total

€m tm £m £m fm €m

Acquisitions 596 34 630 52 - 52

Lavelopment 175 3 208 104 25 129

Investment properties

Incremental tettable space 1 - 1 1 - 1

Ngo incremental tettable space 12 25 7 31 28 9
Tenant incentives 21 3 24 2 5 7 ’

QOiher material non-allocated iypes of expenditure 2 3 13 5 1 6

Capitalised interest [ 1 7 & 2 8

Total property related capital expenditure i 813 99 712 201 o1 262

Conversion from accrual to cash basis 42 (7 35 34 14 48

Total property related capital expenditure on cash basis 855 92 947 235 79 310

The above is presented on a propartionzlly consolidated basis, excluding non-controtling interests and business combinations. The
‘Other material non-allocated types of expenditure’ category contains capitalised staff costs of £5m {2020/21: £6ml.
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OTHER INFORMATION (UNAUDITED] The British Land Company PLC 00621920

Data includes Group's share of Joint Ventures

FY22 rent collection’

Rent due between 25 March 2021 and 24 March 2022 Qlfices Retail® Tetal
Received 100% 95% 97%
Rent fargiven - 1% 1%
Qutstanding - 4% 2%
100% 100% 100%
Total £196m £270m £466m
March quarter 2022 rent collection'
Rent due between 25 March 2022 and 10 May 2022 Oitices Retail? Tolal
Raceived 98% 92% 94%
Rent forgiven - - -
Customer paid monthly ; - 2% %
Qutstanding 2% 6% 3%
‘ 100% 100% 100%
Total £44m £31m £75m
1. As ai 10 May 2072,
2. Includes non-olfice customers located within our Londan campuses. !
Purchases
Since t April 2021 Price (100%| Price (BL Share]l  Annualised Net Renis
Purchases Sector £m £m fm'
Completed
Hereules Unit Trust units Retait 148 148 12
Thirrock Retail Park " Retait 82 8?2 5
Reading Gate Retail Park Retait 48 34 2
Blackwater Shapping Park. Farnborough Retail 38 38 2z
B&Q. Cambridge Retail 24 24 1
Oe Mandeville Retail Park Retail 24 24 -
Hannah Close, Wembley Logistics 157 157 4
Heritage House, Entield Logistics 87 87 2
Verney Road Logistics 31 el -
Finsbury Square car park, London Logistics 20 20 i
Peterhause Technology Park, Cambridge Campuses 73 75 3
Waterside House, Guildford : Campuses 15 15 1
The Priestley Centre, Guildford Campuses 12 12 -
Totat 781 747 3
1. BL share of annualised rent topped up for rant frees.
Sales
Since | April 2020 Price [100%) Price IBL Sharel Annualised Net Renis
Sales Sectar Em Em Em!
Completed
Virgin Active, Ehiswick Retail 54 54 2
Woaodtields Retail Park, Bury [part-sale] Retail 38 36 2
Beaumont Leys {Flaicher Malll Retail g 9 i
Virgin Active, Brighton Retait 14 14 2
Debenhams, Plymouth Retail 4 4 -
Wardrobe Court Residential 70 70 -
St Anne’s. Reganis Place? Restdential & [ -
Clarges, Mayfair Residential 3 3 -
Canada Water [50% sale) Campuses 580 290 1
Exchanged '
Paddington Central [79% sale)® Campuses 934 694 27
Total 1,710 1,180 5

1. BL share of annualised rent topped up for rent frees.
2. Exchanged prior to 1 April 2021,
3. Exchanged post year end.
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OTHER INFORMATION [UNAUDITED] continued

Portfalio Valuation by Sector

The British Land Company PLC 00521920

Graup Joint ventures Fatal Change%'
A1 31 March 2022 tm £m £m Hl H2 FY
West End 3.479 128 3.607 28 1.6 £5
City 438 2.615 2853 2.6 21 47
Canada Water & other Campuses 147 283 430 6.9 6.4 129
Residential? 77 - 77 0.8 14.7 6.4
Campuses 4,141 2,828 8,967 J.0 2.4 5.4
Retail Parks 1.891 223 2314 71 136 20.7
Shopping Centre 332 448 800 6.2 2.1 [6.1)
Urban Logistics 314 5 319 (0.9} 0.4 -
Other Retail YS1 156 267 (0.4} 35 2.5
- Retail & Fulfilment 2,788 712 3,500 2.7 7.5 9.9
Total 8,929 3,538 10,467 2.9 4.0 [X:]
Standing Investments 6,224 3,099 9,323 2.2 3.5 5.5
Developments 705 439 1,144 6.3 7.8 1.7

On 3 proportionally consolidated basis including the Group's share gl joint ventures.

1. Valuation moverent during the year |after taking account of capilal expenditurel of properties held at the balance sheet date. including developmenis (classitied by

end usel, purchases and sales
2. Stand-alone residential.

Gross Rental Income’

1Z months to 31 March 2022

Annyalised a5 4t 31 March 2022

Actounting Basis £m Group Joint ventures Tatal Growp Joini venlures Total
West End 123 [ 129 123 5 128
City B i3 85 78 7 79 B4
Canada Water & other Campuses 8 5 13 6 - 5
Residential? 1 - 1 1 - 1
Campuses 145 96 241 137 B4 221
Retail Parks 131 15 t4é 129 16 145
Shopping Centre 47 33 80 42 32 74
Urban Logistics 3 - 3 ? - 7
Other Retail 19 1 20 18 1 19
Retail & Fulfilment 200 49 249 194 49 245
Total 345 145 490 333 133 466

Qn a proporiionally consalidated basis ineluging the Group’s share ol joinl ventures.

1. Gross rental incomne will differ from annuatised valuation rents due o accounting adjustments for tixed & minimum centracted rental uplifts and lease incenlives.

2. Stand-alone residential,

Partfolio Net Yields'?

EPRA nel initial

EPRA lopped up  Overall tapped up

Net equivalent

iNet equivalant

Met reversianary

yietd net initial yield net iniiial yield yield  yield movemenl yield ERY Growth
A5 31 31 March 2072 % % %t % bps % %4
West End 34 4.1 4.1 4.3 17 4.7 0.4
City 29 38 3.8 43 [15) 4.7 10.8]
Other Carmpuses 49 49 49 5.2 1 5.6 6.4
Residentiat 3.8 38 38 4.0 - 3.1 f11.71
Campuses 3.2 4.0 4.0 4.3 111 4.7 0.0
Retail Parks - 6.5 6.6 59 {151} 59 (2.0
Shopping Centre 71 746 78 7.6 3 80 i5.2
Urban Logistics 20 20 20 25 (75] 2.4 6.3
Other Retail 5.2 5.4 6.1 b4 [14) b4 08
Retail & Fulfitment 6.0 6.3 6.4 6.0 1971 6.1 2.8)
Totat 4.3 4.9 4.9 4.9 {42] 5.2 1.2}

dn a praportionally consalidated basis including the Group’s share of joint ventures.
. Including notional purchaser’s cosis.

1

2. Excluding committed developments, assets held for development and residential assets.

3 Including rent cantracted from expiry of reni-Iree periods and fixed uplifts not in lieu of rental growih,
4

5

. Including fixed/minimum uplihis (excluded frorn EPRA dafinition).
. As calculated by MSCIL
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Total Property Return [as calculated by MSCI)

The British Land Company PLC 004621920

12 manths lo 31 March 2022 Offices Retail Taral
% Brilish Land MSCI British Land MSC! British Land MSCH
Capital Return 5.8 3.2 14 8.8 7.4 149
- ERV Growth . 0.1 1.4 [2.91 {2.0] 1.2] 3.1
- Yield Mavement! (11} bps {231 bps 197) bps (82} ops (42} bps 1671 bps
Income Return 2.6 3.7 7.6 56 4.0 4.2
Total Property Return 8.5 7.0 20.0 14.9 11.7 19.4
On a proportionally conselidated basis including the Group’s share of jpint ventures.
1. Net equivalent yield movement.
Top 20 Tenants by Sectar

% af Retail & % af Campuses
As al J1 March 2022 Fulllment rent
Retail & Fulfilment Campuses
Next 49  MetalFacebook] 17.4
Walgreens [Boots| 48 Dentsuinternational 47
M&S 4.1 Visa 4.0
JO Sports 3.2 Herbert Smith Freehills 2.9
Currys Plc 31 Gazprom 26
J Sainshury 2.8 Microsoft Corp - 25
TIX [TK Maxx] 28 SMBC 2.2
Frasers Group 2.5 Vodafone 20
Asda Group 2.2 Deutsche Bank 19
Kingfisher 2.0 Henderson i.7
Tesco plc 20 Reed Smith 1.6
DFS Furniture 1.8 TPICAP 1.6
Hutchison Whampoa 1.8 The Interpublic Group IMcCanni 1.6
TGl Friday's 1.8 Softbank Group i5
River |stand 1.6 Mayer Brown .4
Homebase 1.5 Mimecast 1.3
Primark 1.5 Credit Agricole 1.2
H&M 1.4 Kingfisher 1.2
Wilkinson 1.3 Milbank LLP b1
Pels at Home 1.2 Monzo Bank 1.1
Toval top 20 48.3 Totaltop 20 59.5
Major Holdings

BL Share Sqft Rem [100%) Qecupancy Lease

As al i March 2022 % 000 £m pat* rate %' lengih yrs*
Broadgate 50 4,468 189 96.7 &4
Regent's Place 100 1,740 85 95.2 8.7
Paddington Centrals 100 958 47 99.6 5.2
Meadowhall, Sheftield 50 1,500 47 95.9 4.1
Glasgow Fort, Glasgow 100 510 17 947 52
Teesside, Stockton 100 549 15 950 2.4
Hannah Close, Wembley 100 246 3 1000 34
Ealing Broadway, Landon 100 540 11 95.0 37
Drake’s Circus, Plymouth 100 1,190 15 91.9 L9
Giltbrook, Noitingham 100 198 7 100.0 47

\. Annualised EPRA cantracted rentincluding 100% of joint ventures,

2. Includes accommadation under offer or subject to asset management.
3. Weighted average l¢ first break.

é. Excludes committed and near term developments.

. Post year end. exchanged on the sate of 75% of the majarity of assels in Paddington Central.

British Land Annual Report and Accounts 2022 241



OTHERVINFORMATIDN (UNAUDITED) continued The British Land Company PLC 00821920

Lease Length & Occupancy

Average l#ase lenglh yrs Qceupancy rale %
As at 31 March 2022 To expiry Tebreak  EPRA Dccupancy Oceypancy'
West End 78 72 95.7 94.8
City 7.4 6.5 0.2 94.2
Other Campuseas 7.7 6.8 100.0 100.0
Residential 165 V6.2 1000 100.0
Campuses 7.7 7.0 21.5 98.7
Retail Parks 6.0 4.4 4.5 97.4
Shopping Centre 2.6 43 92.0 939
Urban Logistics 5.4 4.5 . 998 99.8
Oiher Retail - 8.2 . 7.7 942 959
Retail & Futfitment 5.0 b.é 94.0 96.3
Tatal 6.8 5.8 93.7 94.5

1. Space allocated 1o Storey is shown as occupied where there is 3 Storey tenant in place otherwise it is shown as vacant. Total eccupancy would rise from 36.7% 1o
97.2% ii Storey space were assumed o be fully let.

2. Inclydes accommodation under affer or subject to asset rnanagemenlt.

3. Where occupiers have entered adminisiration or CVA but are still liable for rates, these are Ireated as occupied. If units i adminisiration are treated as vacant,
then the occupancy rate for Retail & Fullilment would reduce [rom 94.3% to 94 5%, and total occupancy would reduce from 96.5% to 95.6%.

Portfolio Weighting

021 2022 2022
As 3l 3) Masch % % Em
West End 359 345 3,607
City T 275 273 2,853
Canada Water & other Campuses 6.1 4.1 430
Residential 0.6 0.7 77
Campuses 70.1 6b.6 6,967
Retail Parks 17.6 202 2,114
Shopping Centre ) 83 1.6 200
Urban Logistics 1.2 a0 319
Other Retail 28 2.6 267
Retail & Fulfilment 29.9 314 3,500
Total 100 100 10,467
London Weighting 77% TI% 7.604
On a proportianally cansolidated basis inctuding the Group's share of joint ventures.
1. Stand-alone residentiat.
Annualised Rent & Estimated Rental Value |ERV)

Annualised cent fvatuaiion bas:s} ERY Average renl
£m’ £m Epst

As at 31 March 2022 Groyp Joint ventures Total Faral Cantracted® ERv
West End? 4 5 19 161 839 69.4
City? 7 72 79 123 535 LR
Canada Walter & other Campuses é - [ 8 27.2 345
Residential* ] - 1 1 £1.7 309
Campuses 128 77 205 293 52.% 57.8
Retail Parks 133 17 130 134 223 19.2
Shopping Centre 39 39 78 75 239 22.4
Urban Logistics 7 - 7 9 11.9 15.6
Other Retait 17 1 18 19 11.0 1.2
Retail & Fulfilment 196 57 253 240 20.7 18.8
Totat 324 134 458 533 295 29.9

On 3 propartionally consolidaled basis ncluding the Group's sharz of jpint ventures and funds, exciuding committed, near term and assets beld for development.

. Gross rents plus where rent reviews are ouistanding. any increases to ERV (as determined by the Group's external valvers). less any graund rents payable under
head leases, excludes contracted rent subject to rent free and future uplift.

. Annualised rent, plus rent subject ta rant free,

. Epsi metrics shown for office space only.

. Stand-alone residential

NN
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Rent Subject to Open Market Rent Review

Fhe British Land Company P1.C 00621920

Far year 1g 31 March 02 2024 025 2026 2027 2023-25 202327
As at 1 March 2022 Em £m Em £m Em &m £m
West End 23 & 15 9 22 42 73
City 1 15 8 26 4 26 54
Canada Water & other Campuses - - i - - 1 1
Residential - - - - 1 - 1
Campuses 24 19 24 35 27 &7 129
Retail Parks ? 8 9 8 7 26 41
Shopping Centre 8 3 3 2 3 14 19
Urban Logistics - - 1 - - 1 1
Other Retail 1 2 1 - 1 & 5
Retail & Fulfilment 18 11 14 10 11 45 1]
Total 42 a2 38 45 18 112 195
On a proportionaliy consclidated basis including the Group's share of joini venlures excluding committed, near term and assets held for development.
Rent Subject to Lease Break or Expiry
For year (o 3t March 2022 2024 2025 2026 2027 2023.25 2023-27
As al 31 parch 2022 fm Em fm Em £Em tm £m
West End 19 15 1 13 8 45 46
City 7 14 4 17 3 27 47
Giher Campuses L 2 - - 1 3 4
Residential - - - - - - -
Campuses 27 33 15 30 12 75 117
Retail Parks 23 28 19 21 18 70 109
Shapping Centre 16 12 9 12 7. a7 56
Urban L ogistics - 2 4 ~ 2 )
Other Retail 1 i 1 i & g
Retail & Fulfilment 43 41 31 8 26 115 179
Total 70 74 [13 13 38 190 296
% of contracted rent 1317 14.0 8.9 13.2 7.2 38,6 57.0
On a proportionally consolidated basis including the Group’s share of joini ventyres.
Recently Completed and Committed Developments

: Pre-tet &

BL Share 100% sq It Current Value  Cosl to come EAV  under offer  Forecast IRR

Ag at 3t March 2022 Saclar ‘000 PC Calendar Year €m £m' Em* £m® %
1 Triton Square Qffice 100 369 az 2021 545 - 243 239 32
Total Recently Completed 369 545 - 243 23.9
Norten Folgate Office 100 336 Qé 2023 235 157 231 7.5 1
Aldgale Place, Phase 2 Residential 100 136 Q2 2024 48 86 &0 - 10
1 Brogdgate$ Office 50 944 Q2 2025 147 210 202 13.7 12
The Priesttey Centre, Guildford Office 100 81 Q2 2023 13 19 28 - 22
Canada Water, Plot A1? Mixed Use 50 273 Q32024 26 103 33 - n
Canada Water, Plot A2? Mixed use 50 290 Q3 2024 16 40 5.0 Blended
Canada Waler, Plot K1? Residential 50 62 Q2 2023 2 13 - -
Total Committed 1,682 487 648 60.4 21.2
Other Capital Expenditure® 23

Gn a proportionally consalidaled basts including the Group's share of jeint venlures and funds (excepl area which is shewn at 100%]. ’

1. From 31 March 2022. Cost to come excludes notianal interest as interest is capitatised individually on each development at our capitalisation rate.

2. Eslimated headune rental value net of rent payable under head leases lexcluding tenant incentives).

1. The London Borough of Sauthwark has canfirmed they will not be investing in Phase 1. but retain the right o participate in the develepment of subsequent plots up
ta a maximum of 20% with their returns pro-rated accordingly.

e
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. Capex committed and underway within our investment partfolio relating to leasing, infrastructure and asset management.
. Pre-let & under offer excludes 114,000 sq fi of affice space under option.
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OTHER INFORMATION (UNAUDITED) continued The British Land Company PLC 00621920

Near Term Development Pipeline

BL Share 100% sq ft  Earliest Start CurrentValue  Costto Come £RY UnderLCIef‘I:' Planning
As a1 31 Mareh 2022 Sector % 000 on Site £m Em' £m? £m  Slalus
2-3 Finsbury Avenue Office 30 718 Q32022 il 433 3.0 - Consented
5 Kingdom Street Office 100 438 Q42022 122 397 339 - Censented
Meadawhall ROD Urban Logistics 50 404 Q32022 & 3 24 - Censented
Ealing - Internationat House  Office 100 165 Q32022 20 96 9.3 - Consented
Total Near Term 1.928 219 963 76.6 -
Other Capital Expenditure? 147

On a proportionally consolidated basis including the Group's share of joint ventures and funds lexcept area which is shown at 100%].

1. From 3t March 2022. Cost to come excludes notional interesi as interest is capitalised individually on each development at aur capitalisation rate.
2. Estimated heatfline rental value nel af rent payable under head leases {excluding tenant incentives).
3. Ferecast capital commitments within our investment portfolio cver the next 12 months relaling ta leasing and asset enhancermnenl.

Medium Term Development Pipeline

BL Share 100% Sq fi
As at 31 March 2022 Sectar % ‘000 Planning Staws
Thurrock Urban Logistics 100 339 Pre-submission
Enfieid. Heritage House Urban Logistics 100 431 Pre-submission
Haanah Close, Wembley Urban Logistics 100 668 Pre-submissian
Verney Road ‘ Urban Lagistics 100 166 Pre-submission
Teesside, Logistics Urban Logistics 100 299 Pre-submission
Euston Tower Oifice 100 578 Pre-submission
Wast One Developmentl Office 25 73 Pre-submission
Finsbury Square Urban Logistics 100 47 Pre-submission
Ealing - 10-40, The Broadway Mixed Use 100 325 Pre-submission
Gateway Building Office 100 103 Consented
Canada Water - Future phases’ Mixed Use 50 4,495 Cansented
Total Medium Term 1.746

On a proportionally consolidated basis including the Group's share af joint ventures and funds lexcept area which is shown at 100%).

1. The London Borough of Southwark has the right ta invest in up to 20% of the completed development, The ownership share of the joinl venture between British Land
and AustralianSuper will change over lime depending on the level of coniributions made, bui will be no less than 80%.

EPRA best practice recommendations on sustainability reporting

We have received Gold Awards for sustainability reporting from the Eurapean Public Real Estate Asseciation [EPRA), ten years running.
Far our full EPRA sustainability reporting, methodotogy and the 2022 DNV Assurance Statement, please see our Sustainability Accounts
2022 at britishland.com/data. Selected data has been independently assured since 2007. Selected data in the Sustainability Accounts for
2022 has been independently assured by DNV in accordance with the International Standard on Assurance Engagements (1SAE] 3000
revised - Assurance Engagements other than Audits and Reviews of Historical Financial Information’ {revisedi, issued by the internationat
Auditing and Assurance Standards Board. :

This year, full disclosure against the EPRA Sustainabitity Best Practice Recommendations can be lound in the 2022 Sustainability Accounts,

Governance indicators

annual Report and Actounts 2022

Composition of the highest governance body Board's Execulive and Non-Executive Directors pages 101-103
Tenures of Non-Executive Directors page 118

Nominating and selecting the highest governance body Appointment process for new Directors page 117

Process for managing conflicts of interest Board procedure for managing coafliicts of interest page 106
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The table below summarises the last len years’ results, cash flows and balance sheets.

2022 02 2070 2019 nia 011 014 015 201 2082

£m £m Em Em €m Em Em £m Em Em
Income! . ’
Grass rental income 490 508 560 574 613 643 654 418 597 567
Net rentat income 429 367 478 532 574 610 420 585 542 541
Net fees and other income 13 14 13 10 15 17 17 17 15 15
Interest expense [net| {1021 11031 [111] 11211 (128] {i51) (180 [201] {202 [206]
Administrative expense (891 174] 174 181 {831 {84 (94) (88 {781 {76
Underlying Prolit 251 201 306 340 380 390 3563 313 297 274
Exceptional costs
(not included in Undertying Profit) - - - - - - - - - -
Dividends paid 157 78 148 298 302 296 287 277 246 234
Summarised balance sheats'
Total properties at vatuation? 10,476 9140 - 1,177 123 13,716 13940 14,4668 13477 12040 10499
Net debt (3,458] 2938) [3.8541 (3521] (3,973) [4.223) [4.765) [4.918] [4.890F 14,266
Other assets and tiabilities (247) {152} (1104 [144] (183) [249] 191 276 11231 (2861
EPRA NTA/NAV [tully dilutedjt 6,771 6,050 7.213 8.649 9.540 9.498 10,074 9.035 7,027 5.947
Cash flow movement - Group only
Cash generated from operatiens 256 218 404 617 351 379 341 318 243 197
Qther cashilows from operations 11} 1691 29] (4] 2 (18] [47} (33) [24) 17)
Net cash inflow from
gperating aclivities 245 149 375 613 333 343 294 285 219 190
Cash inflow loutilow] from
capital expenditure, investments,
acquisitions and disposals (385) 210 1361} 187 346 470 230 (1111 (640) 12024
Equity dividends paid [155) (74} 1295} (298] {304) [295] 1235) [228] {159] {203}
Cash loutflowl inflow from
management of liquid resyurces
and financing 215 {1,622} 232 (345) 1404) (528 |283) 20 407 213
IDecreasel increase in cash® {80) (39 (49 137 11 - b {34] 7 (2)
Capital returns
Growth in nat asseis? 11.9% [1601% [16.6]1% [9.51% 0.7% 15.71% 11.5%  28.4% 17.8% 10.9%
Total accounting return 14.8% [(1511% {11.01% [331% 8.9% 27% 14.2% 24.5%  200% 4.5%
Total accounting return -
pre-exceplianal 14.8% [1511% 1110%  [(331% 8.9% 27% 14.2% 245%  20.0% &.5%
Per share information
EPRA NTA/NAV per share? 727p 648p T7ip 905p 967p ¥15p F190 829p 688p 5%6p
Memorandum
Dividends declared in the year 21.92p 15.0p 16.0p 31.6p 30.1p 29.2p 28.4p 27.7p 27.0p 264p
Dividends paid in ihe year 16.%4p 8.4p .5p 30.5p 29.6p 28.8p 28.0p 273p 267p 26.3p
Diluted earnings
Underlying earnings per share 27.4p 18.8p 32.7p 349p 37.4p 37.8p 36 tp 30.6p 29.4p 30.3p
IFRS (loss) earnings per sharet 103.3p {111.2lp (1100lp  {300lp 48.5p 147p  119.7p 167.3p  110.2p 31.5p
1. Including share ef joint ventyres and tunds.
2. Represents movement in diluted EPRA NTA in 2022 to 2021 and movement in diluted EPRA NAV from 2020 1o 2012.
3. Including surplus over book value of trading and develapment properties.
4. Including restatement in 2014,
5. Represants movement in cash and cash equivalents under IFRS and movements in cash under UK GAAP.
6. EPRA NTA is disclosed in 2022 to 2021 and EPRA NAY is disclosed from 2020 to 2012
7. EPRA NTA per share is disclosed in 2022 1o 2021 and EPRA NAY per share is disclosed from 2020 to 2012
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SHAREHOLDER INFORMATION

Analysis of shareholders -
31 March 2022

Nymber Balance as at

2021/22 of holdings % 31 March 2022' %
1-1.000 4,219 56.91 1,666,579 0.18
1.001-5,000 1.904 25.69 4,236,102 0.45
5,001-20.000 316 6.96 5135995 0.55
20,001-55,006 202 2.72 6,448,442 0.69
50.001-highest 572 772 920622317 98.14
Total 7.413 100.00 938,109,435 100.00
Holder type

Individuals 5.195 70.08 8,864,223 0.94
Nominee and

institutional investors 2.218 29.92 929245212 99.04
Total 7,413  100.00 938,109,435 100.00

1. Excluding 11.266.245 shares held in treasury.

Registrars
British Land has appainted Equinit Limited [Equiniti] to administer
its sharehoider register. Equiniti can be contacted at:

Aspect House
Spencer Road
Lancing, West Sussex BN99 60A

Tel: 0371 384 2143 (UK callers)
Tel: +44 (01121 415 7047 {Overseas callers)

Lines are open fram 8.30am to 5.30pm Monday to Friday excluding
public holidays in England and Wales.

Waebsiie: shareview.co.uk
By registering with Shareview, shareholders can:

- wview their British Land shareholding online
- update their details
- elect to receive sharehalder mailings slectrenically

Equiniti is also the Reqistrar far the BLO Property Holdings
Limited Stock. .
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Share dealing facilities

By registering with Shareview, Equiniti also provides existing and
prospective UK shargholders with a share dealing facility for buying
and selling British Land shares enline or by phone.

For more information, contact Equiniti at shareview.co.uk/dealing
or calt 0845 603 7037 [Monday te Friday excluding public holidays
from 8.00am to 6.00pm). Existing British Land sharehotders will
need the refarence number given on their share ceriificata to
register. Similar share dealing facilities are provided by olher
brokers, banks and financial services.

Webisite and shareholder communications

The British Land corporate website contains a wealth of material
for shareholders, including the current share price, press releases
and information on dividends. The website can be accessed at
britishland.com

British Land encourages its shareholders to receive shareholder
communications elecironically. This enables shareholders to
receive information quickly and securely as well as in a more
environmentally friandly and cast-elfective manner. Further
information can be obtained from Shareview ar the

Shareholder Helpline,

ShareGift

Shareholders with a small number of shares, the value of which
makes it uneconamic o sell them, may wish to consider donating
their shares to charily. ShareGift is a registered charity [No. 1052484]
which collects and sells unwanted shares and uses the proceeds

to support a wide range of UK charities. A ShareGift donation farm
can be obtained from Equiniti.

Further information about ShareGift can be obtained fram their
websile: sharegiit.org

Honorary President

In recognitian of his work building British Land into the industry
leading company it i5 today, Sir John Ritblat was appointed as
Honorary President on his relirement from the Board in
December 2004.

Registered office

The British Land Company PLC

York House

45 Seymour Street, London WiH 7LX

Telephone: +44 (0120 7486 4446
Registered number: $21920

Wahsite: britishland com



Dividends

As a REIT, British Land pays Property Income Oistribution (PID]
and non-Property Income Distribution [non-PID] dividends. More
informatian on REITs and P'Ds can be found in the Investors
section of our website at britishiand.com/dividends

British Land dividends can be paid direcily into your bank ar
building society accounk instead of being despatched to you by
cheque. More information about the benefits of having dividends
paid direclly into your bank or building society account, and

the mandate form to set this up, can be found in the Investors
section of our website at britishland.com/dividend-fags

Scrip Dividend Scheme

British Land rmay offer shareholders the oppartunity to
participate in the Scrip Dividend Scheme by oftering a

Scrip Alternative Lo a particular dividend from time to time.
The Scrip Dividend Scheme allows participating shareholders
to receive additional shares instead of a cash dividend.

For mare information please visit the Investors section

of our website at britishland.cem/scrip-dividend-scheme

Unsolicited mail

British Land is required by law lo make its share register available
an request 1o other organisations. This may resultin the receipt of
unsolicited mail. To limit this, shareholders may register with the
Mailing Preference Service. For more information, or te register,
visit mpsonline.org.uk

Shareholders are also advised to be vigilant in regard 1o share
fraud which includes telepheone calls offering free investment
advice or offers to buy and sell shares at discounted ar highly
inflated prices. I it sounds too good to be true, it often is. Further
infarmation can be found on the Financial Conduct Autherity’'s
website fca.org.uk/scams or by calling the FCA Consumer
Helpline on 0800 111 6768.

The British Land Company PLC 00621920

Tax

The Group elected for REIT status on 1 January 2007,

paying a £308m conversion charge to HMRC in the same year.
As a consequence of the Group's REIT status, tax is not levied
within the corporate group on the qualifying property rental
business but is instead deducted from distributions of such
income as Praperly tncome Distributions [PID] ta shareholders.
Any income which does not fall within the REIT regime is subject
to tax within the Group in the usual way. This includes profils
on property trading activity, property-related fee income and
interest income. As outlined in Nole 7 to the accounts, there
was a shortfall in PID payments for the year to 31 March 2020.
We remained compliant with the REIT regime through the
payment of additional corporation tax. We continue to pass

all REIT tests, ensuring that our REIT status is maintained.

We work praactively and openly (o maintain a constructive
relalionship with HMRC. We discuss mattersin real-time
with HMRC and disclose all relevant facts and circumstances,
particutarly where there may be tax uncertainty or the law is
unclear. HMRC assigns risk ralings to all large companies.
We have a low appetile for tax risk and HMRC considers us

to be ‘Low Risk™ (a status we have held since 2007 when the
raiing was first introduced by HMRC).

Further information on cur Tax Strategy can be found in the section
Our Approach to Tax Strategy at britishland .com/governance.
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SHAREHOLDER INFORMATION continued

Farward-looking statements

This Annual Report contains certain [and we may make other
verbal ar written) ‘forward-locking statements. These forward-
tooking staterents inciude all matters that are not historical fact
Such statements reflect current views, intentions, expectations,
forecasts and beliefs of British Land concerning, among olher
things, our markets, activiies, projections, strategy, plans,
initiatives, objectives performance, financial condition. liguidity,
growth and prospects, as well 35 assumptions about future events
and developments. Such ‘forward-looking’ statements can
sometimes, but not always, be identified by their reference to

a date or point in the future, the future tense, or the use of
‘forward-loaking’ terminalogy. including terms such as “believes’,
‘considers’. ‘estimates’, ‘anticipates’, ‘expects’, forecasts’
‘intends’, ‘continues’, 'dug’, ‘potential’, ‘possible’, ‘plang’,

‘seaks’, ‘projects’. ‘budget’, 'ambition’, ‘missien’, ‘objective’,
‘goal’, ‘'quidance’, ‘trends’, future’, ‘outlook’, 'schedule’, ‘larget’,
‘aim’, ‘may’, ‘likely to”, ‘will’, ‘would’, ‘could’, shouid’ or similar
expressions or in each case their negative or other variations

ar comparable terminology. By their nature, forward-looking
statements involve inherent kaown and unknowa risks,
assumplions and unceriainties because they relate to future
events and circumstances and depend on drcumslances which
may or may not occur and may be beyond our ability to control,
predict or estimate. Forward-looking statemenis should be
regarded with caution as aciuval outcomes or results, or plans or
objectives, may differ matenally from those expressed in or implied
by such statemenis. Recipients should not place retiance on, and
are cautioned about relying on, any forward-laoking statements.

Impertant factors that could cause actual resulls lincluding

the payment of dividends}. performance or achievementys of
British Land to differ materially from any outcomes and resutts
expressed or implied by such forward-looking statements include,
amang other Lhings: [a) general business and political, sacial and
ecanomic conditions globally, (o] the consequences of the United
Kingdom's withdrawal from the European Union, [¢] industry and
market trends lincluding demand in the property investment
markat and properly price volatility), 1] competitien, le} the
behaviour of ather market participants, [fl changes in government
and ather regulation including in relation o the envircnment,
landlord and tenant law, health and safety and taxation fin
pariicular, in respect of British Land s status as 3 Real Estate
Investment Trust, [g] inflation and consumer confidence, [h] labour
relations and work stoppages, i) naiural disasiers and adverse
weather conditions, (|} terrorism and acts of war, (k] British Land's
overall business slrategy, risk appetite and investment cheices in
its portfolio management, |l legal or other proceedings against or
affecting British Land, iml reliable and secure IT infrastructure,
(nl changes in occumer demand and tenant default, (o) changes

in inancial and equily markets including intecest and exchange
rate fluctuatians, [p] changes in accounting practices and the
interpretation of accounting standards, (gl the availability and

cost of finance, [r} the consequences of the Cowid-19 pandemic,

{s) changes in construction supplies and \abour availability or

cost inflation and {t} the Ukraine conflict and its impact on supply
chains and the macroeconomic outlook. The Company's principal
risks are described in greater detail in the section of this Annual
Report headed Principal Risks an pages 88-96 linclusive). Farward-
looking stalerments in this Anpual Reporl, or the British Land
website or made subsegquently. which are attributable te British
Land or persens acting on its behalf, should therefore be construed
inlight of all such factars.
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Information contatned in this Annual Report relating to British Land
or its share price or Lhe yield on its shares are not gquaraniees of,
and should net be retied upon as an indicatar of, future performance,
and nathing in this Annuat Report should be construed as a prafit
forecast or profit estimate, or be taken as implying that the earnings
of British Land for the current year or future years will necessarily
malch or exceed the histarical or published sarnings of British
Lang. Any forward-logking skatements made by or on behalf of
British Land speak only as of the dale they are made. Such
forward-looking statements are expressly qualified in their

entirety by the factors referred to above and na representation.
assurance, guarantee or warranty is given in relation to them
[whether by British Land or any of its associates, Direclors,

officers, employees ar advisers|, including 3s to their completenass,
accuracy, fairnass, reliability, the basis on which they were
prepared, or their achievement or reasonableness. Other than in
accordance with our legal and reguiatory obligations lincluding
under the UK Financial Conduct Authority's Listing Rutes,
Disclosure Guidance and Transparency Rules, the UK Market
Abuse Regulation, and the requirements of the Financial Conduct
Autharity and the Londan Stock Exchangel. British Land does not
intend or undertake any obligation to update or revise publicly
forward-looking statements to reflect any changes in British Land's
expectations with regard thereto or any changes in infarmation,
evenls, conditions, Circumstances or other infarmation an which
any such statement is based. This document shall not, under any
circumnstances, create any implication that there has been no
change in the business or affairs of British Land since the date

of this document or that the information contained herein is
correct 35 at any time subsequent Lo this date.

Nothing in this document shall constitute, in any jurisdiction,

an offer or solicitation 1o sell or purchase any securities or other
financial instruments, nor shall it constitule a recommendation,
irvitation or inducament, or advice, in respect of any securities
or other financial instruments or any other matter,

The Annual Report has been pregared for, and anly for, the
members of British Land, as a body, and no other persons. British
Land, its Directors, officers, employees or advisers do not accept ar
assume responsibility to any other persen to whom this document
is shown or into whose hands it may come, and any such
responsibility or liability is expressly disclaimed.
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