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Places People Prefer

Our purpose is to create and manage
outstanding places which deliver positive
outcomes for all our stakcholders 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.

This year has demonstrated the importance
of our purpose like never before. The deep
connections we have created between our
customers, communities, partners and
people have endured, helping us navigate

a unique year.

visit britishland.com for mare informaiion

100 Liverpool Street
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2021 KEY FIGURES

Underiying EPS

18.8p

Dividend per share

15.04p

Total accounting return

(15.1)%

2020: 32.7p 2020; 15.97p 2020: {11.01%
IFRS EPS EPRA NTA per share GRESB rating
(111.2)p 648p 5%
2020: 1110 Dip 2020: 773p

Underlying Profit

$201m

2020: £306m

IFRS net assets

£3,983m

2020, £7,147m

Average embodied carbon in developments

640kg CO,e per sqm

IFRS loss after tax

£(1,083)m

2020- €01.114)m

100 Liverpool Street

Senior unsecured credit rating

A

2020: A

Beneficiaries from our
community programmes

23,024
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INVESTMENT CASE

1.

The scale and quality
of our portfolio

Our Campuses provide modern, sustainable
space in great buildings with an engaging
public realm. Retail & Fuliilment focuses

on our retail parks and urban togistics which
are aligned to the growth of canvenience
and online shopping.

Read about our plares nn pages 4.5

Assets under management

S)l2 .7bn

Total floor space

215m sq ft

Our operational
expertise

Our experhise across invesiment,
development, asset management, financing
and sustainability enabled us to navigate a
challenging year and pursue growth and
value oppartunities.

. Read about cur people on pages 26-27 and 36-39

Net zero carbon by

2030

Expertise in our team

613 people

Aligned to growth and
value opportunities

Our strategy is aligned ta growth areas and
value opportunities. We are leveraging our
competitive strengths to invest behind

two stralegic themes, our Campuses

and Retail & Fulfilment.

Read more about our strategy on pages 14-27

Retail & Fulfilment portfolio

S53%

retail parks

London campuses

100+

acres

|

Attractive
development pipeline
and financial strength

Our develapment prpetine includes
opportunities on our portfolio which we
supplement through acquisition. We have a
strong batance sheet and work with partners
1o mitigate risk and accelerate returns.,

Read about our pipeiine af developmenis on pages 20-21

Development pipeline

9.3m sq ft

Loan to value

32.0%
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OUR PORTFOLIO

Campuses

Regent’s Place
13 acre office-led campus in
London's Knowledge Quarter- -~ oo -

Paddington Central

11 acre office-led campus
ctlose to Paddington Station

[ British Lang Annual Report and Accounts 2021

Qur three London campuses are located in some
of London’s most exciting neighbourhoods. They
are well-connected, high quality environments
fostering innovation, collaboration and creativity.
We are delivering a fourth at Canada Water.

Canada Water
Masterplan

53 acre redevelopment
scheme in zone 2



Broadgate

32 acre office-led campus
adjacent to Liverpool Street
Station

Retail & Our retail portfolio is focused on out of
) town retail parks aligned to the growth of

Fulfllment convenience, online retail and last mile
delivery which we are complementing
with an emerging business in urban
logistics. Our shopping centres include
well located open air and traditional
covered centres.

Portfolio highlights

£12.7bn

managed assets

£9.1bn

owned assets

21.5m

sq ft of floor space

£425m

annualised rent

5.3 yrs

average lease length

Retail & Fulfilment

A modern, well located
UK network
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CHAIRMAN'S STATEMENT

A clear focus for
the year ahead

“In this extraordinary year, I have
been immensely proud of the way
our people have pulled together.”

Tim Scare
Chairman

ovid- 19 has created challenges for our business
- ltke almost every other - that none of us coutd
have foreseen. in this exiracrdinary year, | have
been immensely proud of the way our people have
pulled together to support our customers, our
communities and each other. They enabled us (o navigate
this crisis successfully and will be a key asset going forward

The pandemic has acted as a catalyst for existing trends

like the growth of online shopping and more flexibie working,
5o this year we have set out a new straiegy, adopting a more
active approach to value creation. investing behind two strategic
themes, our Campuses and Retail & Fulfilment. In doing so, wa
benefit fram a sound financial position and a strong leadership
teamn with a clear vision for the luture,

Resilient perfarmance

This was a highly challenging year in many respects but also
ane of great progeess. Earnings and net asset value per share
were lower, and at the height of the uncertainty we paused
dividend payments, which were resurned a few manths later.
We sald £1.2bn of assels and are actively reinvesting the
proceeds in our portfolia through development. We achieved
planning consent for our Canada Waler Masterplan and made
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our first logistics acquisition, which alse offers attractive
development patential. Our leasing activity in retail was ahead
of last year and white activity in offices was subdued, we were
pleased to pre-let space at our 1 Broadgate develogment to
JLL. As we emerge from tockdown, we are encouraged by the
conversations we ace having across aur pipeling. (Read more
on pages 56-74]

Sypporting our stakeholders

Qur financial year saw three national lockdowns when only
essential stores could operate and peaple were required to
stay at home. These restrictions placed enarmouys pressure
on many of our retail angd leisure customers who were simply
unable to cperate and therefore ta manage their rental
oblbgations. To help them thraugh this crisis, we waived rents
fer many of our smaller, independent customers for a period
of time and engaged on a case by case basis to help larger
operators with sirong businesses to agree payment plans.
We have also supported our customers with re-apeming by
making our places Covid-safe and helping them tc manage
social distanc.ng.

The important role that Britsh Land can play in local
communities was brought sharply into focus by the pandemic.



It 15 a testament to the excellent wark we have done over many
years 1o develop strong relationships with lacat partners that
we were able to act quickly and effectiveiy to deliver support
where it was most negded. From providing immediate religl
through foodbanks and education materials, to long term
empioyment and training support, we have been active

across our places and we stand ready to do more because we
recogrise that, for many, the impact on health, education and
livelihoods will play out over time. [Read more on pages 32-35]

Througheut, our priority has been the wellbeing of our people.
We have worked hard to foster employee engagement through
online resources tnrrerate 3 culture of support and understanding
where everyone has access io the assistance they need. Our
employee-led siaff networks were a valuable saurce of advice,
practical support and entertainment and played an important
role in preserving the culture of our business while we worked
from home. Nevertheless, the Board recognises just how tough
delivering on the day job has been this year and we are hugely
grateful to everyona for their hard work and commitment
threughout this time. [Read more on pages 34-39]

Afocus on ESG

In May 2020 we launched our 2030 Sustainability Strategy.
setting out ambibious targets to be net zero carbon by 2030
and to support local commumties an the key 1ssues they face.
In this tirst year, we have achieved seme important milestones
including our first net zerg carbon develoament at 100 Liverpool
Street, publishing cur Pathway to Net Zero Carbon and
launching our Transition Vehicle, to finance energy efficient
improvements across the portfolio. The Science Based Targets
initiative also validated our Scope 1, 2 and 3 1argets as being
atigned to a 1.5°C global warming trajectory. To achieve these,
we will need to work in partnership with our customers,
partners and suppliers and, more generally, this is one

area where co-operation across the sector is essential ta
delivering meaningiul change. (Read more on pages 40-53]

The Board is committed to improving our focus on Diversity &
Inclusion and | am pleased that this year we ranked fourth in the
Hamptan-Alexander Review of FTSE 100 companies for women
in leadership positions. We have met the recommendations of
the Parker Review, with at least one of our Board Directors
fram a minority ethnic background, and this year disclosed

our ethnicity pay gap for the first hme. We have signalled our
commitrent to disability inclusion by joining The Valuable 500
and | am proud cf the work we have dene across our portfolio
to make our spaces more accessible for everyane.

Strong financial pesition

Throughout this time, we have benefitted fram the steps

we have taken over several years to strengthen our {inancial
position. We ended the year with a loan to value of 32.0%,
access to £1.8bn of undrawn facilities and cash ang significant
headroem against Group debl covenants. Qur quarteriy rent
collection performance and productivity of aur asseis when
restriclions were relaxed gave us the canfidence tc resume
the dividend, which is naw set at 80% of underlyinng EPS. This
approach ensures that dividends reflect trading conditions as
they change over time and maximises future strategic and
financial flexibility.

A new leadership team

Chris Grigg stood down from the Board in December and, an
its behalf, | would like to thank him for steering the Company
so successiully over 11 years and for creating many of

the epporiunities we have in our business loday. Rebecca
Warthinglon and William Jacksen also stood down trom the
Board during the year and we would like to thank them for
their valuable contributions,

The Board was delighted o appoint Simon Carter, our previous
Chigl Financial Officer, as Chief Executive, We ran 3 rigorous
search process, including both internal and external candidates,
and Simon was the standout candidate given the breadth of

his experience in real estate, his praven ability to creale value
demonstrated in each of his previous roles and his clear vision
for our business. We were also delighted to appoint Bhavesh
Mistry as Chief Financial Officer. Bhavesh has a wealth of
finance experience, most recently at Tesco, wherg he was
deputy Chief Financial Officer, as well as Whitbread and Virgin
Media. He joins us later in the summer; until then David Walker
will act as Chief Financial Dificer as he has done since November
We were also pleased to welcome Irvinder Goodhew and
Loraine Woodhouse who joined the Board in the year.

Looking forward

Looking forward cur focus will be on aligning our business to
growth and value oppertunities which leverage our competitive
strengths. This includes areas where we are market leaders,
such as retail parks. as well as those which are new to British
Land, such as urban logistics, where we are pursuing a
davelopment led strategy, and life sciences, a key growth area
i our markets. We were pleased to acquire our first logistics
asset this year and will lack to make similar acquisitions in the
year ahead while masntaining our usual discipline. At Regent's
Place, our proximity te the Knowtedge Quarter with its high
concentration of academic and scient:fic insbtutions offers a
clear opportunity to reposition this campus in a new direction
At Canada Water, which will hbecome our fourth campus, we
have the flexibility for @ much broader range of uses.

In this report, we sel out a clear vision for our business,
focused on Campuses and Retail & Fulfilment and our pathway
for achieving that. We have deliberately built up our linancial
strength and {lexibility over several years so we are well
placea lo deliver on this sirategy and have already made

good progress. Jur management team is strong, enthusiastic
and committed to delivering for alt our stakehalders. We have
excellent people across cur business, who have got us through
this crisis and will stand us in good stead for the future. Again,
| woutd like to thank the whole British Land team for their
coniribution this year.

A~ 0&""

Tim Score
Non-Executive Chairman

Read our Chawrman's introduction to corporate governance an page 94
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CHIEF EXECUTIVE'S REVIEW

Positioning British Land for growth

“QOur new strategy
exploits our competitive
strengths in development,
active management and
repositioning assets and
sees us invest behind two
key themes, Campuses
and Retail & Fulfilment.”

Simon Carter
Chief Executive
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Introduction

This has been an extraordinary year so | am enormously
proud of the resilient performance the team delivered, and
the strong progress we have made across the priority areas

! sel out in Navemnber. Building on this, we are setting out our
new strategy, explaiting our strengths in development, active
management and repasitioning assets and investing behind
twa strategic themes, Campuses and Retarl & Fulfilment. Our
performance this year clearly refiects the (mpact of Covid- 19
but we have further strengthened our finances through timely
assel sales and are well posilianed for the opportunities that
lie ahead.

Covid Impact & Response

The pandemic has spanned our entire financial year.
Througheut that time, we have worked clasely with our
customers to adjust through three national lockdowns

and subsequent re-gpenings. In Cffices, we have effectively
cotlecied all our rents. [n Retail, we have made good progress
on rent collection as a resuit of continuous engagement with
our customers across the year. For those custorners most
affected, primarily smaller independent businesses, wa have
agreed pragmatic and equitable solutions for the periods of
closure which include monthly payments and concessions.
We have also engaged on a case by case basis with larger
customners facing cash flow difficulties, cften combining our
discussions on the payment of legacy rents with those on lease
extensions and new space. As a result, retail rent collection
was 71% for the year. Due to ongoing unceriainty, we have
made further provisions totalling £59m against cutstanding
rents and service charge, which has cantributed to the
reduction in underlying prefit of 34.3%. The value of

the portfolic was down 10.8% contributing to a fatiin

EFRA NTA of 16.3% ta 648p.

This year our Place Based community activities have

focused on helping those most impacied by Covid-19. That has
in¢luded funding expert strategic advice from The Business
School helping 25 of our community partners Lo navigate the
crisis, providing educational materials for mere than 3,600
disadvantaged families and supporting local foodbanks. We
supported a retail recovery plan in Edinburgh and in London
our initiatives included four virtual work experience projects
for 200 young peopie. Overall, this year we have supported 364
pecple inte emptloyment which is a significant achieverment in
the centext of the pandemic and reflects how quickly we werg
able to mobilise support to where it was most needed.

New business model & strategy

Our strategy is to more actively focus our capital on our
competitive strengths in development, active management
and repasitioning assels. We are investing behind two
strategic themes:

- Campuses - Dynamic neighbourhoods focused on growth
custemers and sectors: and

- Retail & Fulfilment - Retail Parks and urban logistics
aligned to the growth of convenience, online and last
rrite fulfilment

Staching in FY22, reflecting this approach, we will update
our reporting segments to be Campuses (which will includa
Canada Water] and Retail & Fulfilment lwhich wili include
urban fog stics].

Campuses

At Broadgate, Regent's Place and Paddington Central, we
provide modern, high quality and sustainable space in some
of the most exciting parts of London. The buildings and the
spaces between them support wellbeing and are aligned to
the changing ways peopla work. They have excellent transpart
connections, an engaging public realm and offer an authentic
sense of community. We 3re delivering an exciting, 53 acre,
fourth campus at Canada Water.

Qur campus proposition is a key ditferentiator and an imgoertant
advantage posi Cowid as occupiers focus on the best space for
their businesses where supply is most constrained. That means
space which supports recruitment, training, ccllaberatian,
culture and wellbeing. Our development pipeline includes
opportumties on all our campuses, enabling us to increase
investment in these unique assels, deliver attractive returns
and refresh our affer with high quality. modern and sustainable
space so we are well placed as demand polarises. Atl our
developments will be net zero carbon and with sustainability
now seen as 3 differentiator between the best space and the
rest, our ability to deliver buildings which help accupiers
redyce their own carbon faotprint, is a key advantage.

The proximity of cur carpuses to hubs of growth and innovation
is a further advantage which we will more actively pursue.
Already. we have successfully repositioned Broadgate to appeal
to a wider range of growing businesses, including creative and
technolegy companies. benefitting from its proximity to areas
Like Shorediich as well as its links to the City. Building on this,
we are evaluating other opportunities to atign aur campuses (o
innovatian sectors and see a similar oppoertunity in life sciences
at Regent's Place, given its proximity to the academic and
scientific institutions in the Knowledge Quarter. Qur ability to
deliver bespoke space for our customers and our track record
of providing erwironments in which fast growing businesses
can expand, for example through Starey, position us wellin
this market.

At Canada Water, our permession is deliberately flexible.

We can deliver between 2,000 and ¢.4,000 residential units

and from 500,000 sg i to 2.5m sq ft of workspace enabling us
ta evelve our offer in Line with demand. Already we have signed
an engineering, higher education provider and are exploring
other opportunities in this sector.

Retail & Fulfilment

In Retail, we are expanding our approach to include fullitment,
building on our market leading posttion in high quality, out

af town retail parks which already play a key role in relailers’
fulfitrment models, and complementing this with development
led invesiment in urban logistics, primarily in London. Retail
parks account for 53% of our retail portfalio. These are
increasingly preferred by retailers, because they are affordable
and support an online offer by facilitating click & collect,
returns and ship from stere. They are also greferred by
business which are mare online resilient, including discount
food and homeware retailers, We see a clear value opportunity
in this space to leverage our asset management experlise to
deliver attractive returns as rents and values stabilise. This
rationale underpins nur Acquisition of the Al Ratail Park in
Biggleswade and commitment ta acquire the remaiming 22%
interest in HUT, which comprises ten prime retail parks,
together lotalling E197m.
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CHIEF EXECUTIVE'S REVIEW continued

We are complementing our retail parks with development

led investment into urban togistics warehouses, primarily in
London. These are in town or edge of town warehauses with
goad infrastructure connections and access to residential areas
t0 support effective last mile delivery. This particular part of

the market, where customer requirements are evalving rapidly
and demand is strong but supply of the right kind of space is

h ghly constramed. will require innavative solutiens, such as
multistorey and underground warehouses as well as potentially

The Priorities for our business

incarporating into mixed use schemes. This plays very well to
our skill set in site assembly, planning and delivering complex
development in Central London,

This is the rationale fer our acquisition of a 214,800 sq ft
logistics warehouse in Enfield 1tis an 11-acre site within the
M25, with low coverage for an urban scheme of 40% providing
the cpportunity to build up as well as oui. We benefit from

a supportive planaing environment in Enfield and in the
meantime the scheme is fully et and highly reversionary.

Ta deliver our sirategy, we identified four key priorities for our business in November. We have already made strong progress
against these and have a clear plan in each area for the coming year

Prigrity Progress since November

- Pre-let 134,000 sq ft 31 | Broadgate to JLL

Realising the potential -

of our Campuses education provider

Completed the drawdown of the headlease at Canada Water and signed TEDI-Londan, a higher

- Launched Storey at 100 Liverpool Street, 37% let ar under ofler

-~ Delivered 100 Liverpool Street, our hirst net zero development

Progressing value -
accretive development -
the coming months

Commutments ta develop 1 Broadgale and Norton Folgate, together covering 882,000 sq f
Commenced enabling works at the first phase of Canada Waler with main build contracts to be placed in

- Acquisition of A1 Retall Park, Biggleswade for £49m, NIY 8.5%; opportunity to drive value through

Targeting the
opportunities in Retail -
& Fulfilment

assel management

Commitment to acquire the remaining 22% interest in HUT based on a GAV of €148m. 1aking our
awnership to 100%, NIY over 8% [post year end}

- Acquisttian of 218,000 sq ft urban lagistics warehouse in Enfleld with development potential far £87m

{post year end]

- £1.2on of assel sales since Aprii 2020, overall 4.2% ahead of book value

Active capital recycling -

882,000 sq ft of development commiments

- £284m of Retail & Fulfilment acquisitions

- £1.6bn of financing activity in the year

Realising the potential of our Campuses

We will realise the potential of our Campuses through
development, active asset management and by aligning them
to innovation and growth seclors, At Regent's Place, we are
actively targeting life sciences occupiers and at Broadgate,
we will continue to focus on creative and technolegy

sectors including FinTech as well as traditional finance

The tmprovements we have made at Broadgate lo the leisure
and retail element, including the UK’s first Eataly are part of
that approach. We are enhancing our space through rew
developments inctuding 1 Broadgate and the delivery of
Exchange Park, a 1.5 acre park in the middle of Broadgate
and we have further opportunit-es at each of our campuses.
At Canada Water, we are exploring a range of uses leveraging
the flexible nature of our planning consent.

Progressing value acceretive development

We committed to 882,000 sq it of development in the year.
Development is an important driver of value for British Land,
generating £2bn of prefit in effices in the last ten years In
addibon, our campus developments have a pasitive impact
on our places beyond the individual development, supporting
rental growth across the campuses.

We have created further opportunities for development across
our campuses and achieved planning consent for bwo new
buridings in the year, 2-3 Finsbury Avenue (704,000 sq ft] at
Broadgate and 5 Kingdom Street {438,000 sq ftl at Paddington
Central. Having completed the drawdown af our 500-yea~

10 British Land Annual Report and Accounts 2021

headlease at Canada Water, we are delighted that we are now
able to progress development of gur fourth London campus,
All of these developments will be net zero carbon and we are
focused on delivaring the most energy efficient space we can,
supporting our ability to let space quicker and at higher rents.

Targeting the opportunities in Retail & Fulfilment

While the broader retail market remains chatlenging, we have
adapted our priarity ta reflect the compelling opportunities we
are now seeing in parts af the retail market, notably retail
parks. Rather than "addressing the challenges inretail” as
we set gut in November, our focus now is an “targeting the
opportynities in Retail & Fulfilment.”

We have made £197m of retail park acquisitions [including
our commitment to acquire the outstanding interest in HUT)
and will laok ta make further value-led acauisitions in this
space but will remain disciplined on returns. Simidarly, we
will look to acquire assets, primarily in London with urban
logistics development potential and in addition have identified
cpportunities on our awn portfolio, including Meadowhall and
Teesside as well as on our campuses, wnich we will progress
this year,

Shopping centres account for 34% of our retail portfolio, with open
air covered schemes, including Bath and Ealing comprising 12%
and traditional cavered centres 22%. We are achively managing
this space to drive occupancy and delwer more sustainable cash
flows and once siabilised, will decide whether to continue 1o hold
or exit these centres based on expected relurns



Active capital recycling

We will more actively crystallise value from mature and off strategy
assets to invest into Campuses and Retail & Fulfilment, focusing
on areas where we have a distinct competitive advantage, like
development or asset managemant. We have sold £1.2bn of
assets since April 2020, 6.7% ahead of book value. This inctuded
the sale of a 79% interest in three West End buildings to Allianz
Real Estate for £401m representing a blended NIY of 4.3% and
the offices element of Clarges, Mayfair for £177m. We expect

to make {urther disposals this year.

We maintain goad long term relationships with debt providers
acrnss the markets and have completed £1.6bn ol financing
in the year. This included exiensions of RCFs of £1.1bn and
arrangement of new loans in total of £460m invalving 14
different tenders

Full Year 2021 Operational performance

Offices leasing activity was undersiandably subdued with

tota! {ettings and renewals of 395,000 sq ft for the year,
inctuding 168,000 sq ft of deals aver cne year. In addition, we let
141,000 sq ft of space post period end, including 134,000 sq ft
pre-let to JLL at t Broadgate, bringing total leasing since

1 April 2020 10 556,000 sq ft. Office values were down 3.8%, but
the movement was heavily weighted towards the first half and
with a small upiift in developments. Occupancy remains high
2t 94%. With the roadmap oul of tockdown, we are seeing more
businesses from a range of sectors locking beyond Covid-1?

to secure space which enables them to perferm at their best.
The pre-let of 3 Broadgate 1o JLL is an excellent example of
that and we are under offer and in negotiations on a further
474,000 sq ft of space.

In Retail, we maintained our focus an maximising occupancy,
driving rent collection and delivering more sustainable cash
flows. We proactively engaged with our customers across

the portiolio, generaling strong leasing volumes covering

1.7m sq ft, our highest ever, although pricing was lower at 19%
Vs previous passing rent. Encouragingly, our pipeline covers
583.000 sq ft of deals under olfer, Valuatians wera down 24.7%
but for Retait Parks, which account for more than half of the
Retail portfolio, the pace af decline slowed in the second half,
reflecting an increasing amount of capital targeting this sector.

Our people

This has been an exceptionally ¢hallenging year for our pecple.
They have supported our custormers consistently, often with
additional caring respansibilities and withgut the ability to
resolve issues through a face te face conversation. They have
dane a tremendous job with many remaining onsite to keep our
assets apen throughout the pandemic, | am hugely grateful for
their commitrment and delighted to see so many are returning
10 our office. The culture we have developad at British Land,
and the depth and breadth of our people’s expertise, is 2 key
ditferentiater for us and positions us io deliver on the strategy
we have set out.

}am pleased that Bhavesh Mistry joins us as Chief Financial
Ofticer in July 2021 and to have welcomed Irvinger Goodhew
and Loraine Woodhouse who jained the Board as non executive
directors in the year. Rebecca Worthingtan and William Jackson
stoed down from the Board during the year and we would like
to thank them for their valuable contributions. As annaunced
on 25 May 2021, Mark Aedy will be joining the Board as a non
executive director from 1 September 2021,

As a Board, we are committed to creating a diverse and
inclusive workplace and were pleasad that this year we

ranked fourth in the Hampton-Alexander Review of FTSE 100
companies for women in leadership positions. We have met the
recermmendations of the Parker Review on ethnic diversity and
disclose our ethnicily pay gap for the first ume in this annual
report, alongside our gender pay gap which we have disclosed
since 2017

Qutlook & dividend

In October, we announced a new dividend policy, setling

the dividend at 80% of Underlying EPS. This policy ensures
dividends reflect the impact of development completions,
acquisitions, disposals and trading conditions as they change
over time and maximises future strategic and financial
flexibility. We are pleased io annaunce a full year dividend of
15.04p with the payment of our final dividend in August 2021.

With a roadrmap out of lockdown, confidence has strengthened
and UK ecenomic forecasts for calendar 2021 are being revised
upwards. In offices, we expect demand for modern, high qualilty
and sustainable space which helps businesses to perform at
their best, to be firm but acress the market, our central case

is for rents to fall by up to 5% before recovering. With supply

of thé best space tight, we would expect our Campuses to
outperform and are encouraged by the conversations we are
having on our space, particularly cn our develepment pipetine,
as well as the pick up in activily we are seeing at Storey,

We anticipate downward pressure on prime office yields as
confidence improves and investors target the yield differential
with other European cities. Retail occupational markets remain
tough and we expact rents to decline further. However, we are
seeing signs of stabilisalion o retail parks and our central
case is an additianal renlal decline of around 5%, with the
patentiat for scme yield compression given the increased
capital targeting this space. Shepping centres, which have
been more impacted by Covid-19, are likely io take a little longer
to stabilise. We are encouraged by the strong rebound we are
seeing on footfali and sales particutarly on our retail parks,
which are naw in tine with pre pandemic levels. Urban logistics in
London should continue to see strong rental growth of 4-5% per
annum benefitting from compelling underlying fundamentals.

Although it is early days, economic indicalors are positive,
and we are hopeful that we are starting to emerge from the
pandemic. As we do so, British Land is well placed to benefit
given our clear strategy. the diversity and expertise of cur
people across the business and our opportunities to drive
growth and value. However, we are very mindful that the
trajectory for this pandemic is highly uncertain with risk
from future variants, so we take comfort frem the strength
of the balance sheet and gur resilient performance over

the {ast 12 months.

G L

Siman Carter
Chiel Executive
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HOW WE DELIVER VALUE

Places
People
Prefer

Qur purpose is to create and manage
outstanding places which deliver positive
outcomes for all our stakeholders on

a long term, sustainable basis.

Competitive strengths + Our portfolio —

Best in class

platform

Partner
of choice

Attractive
development
pipeline

Key inputs

Long term
commitment O Other 5o
to ESG

Adiverse and high  Percentage of portfolio value
guality portfolio

tocused on London
and the South East

innovation

~_

Unique mixed
use campuses

(O London campuses 70%
O Retail & Fulfilment  29%

Financial strength Strong relationships

- Strong balance sheet -
- Flexible finances -
- Successlul partnerships -

Customers
Communities
Partrers and suppliers

Our people Cur values

- Broad skitl set -
- Diverse and inclusive -
environment -

- Culture of team work and -
collaboration

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

100 Liverpoot Street

12 British Land Annual Repert and Accaunls 2021



We are focusing our capital on situations which best
leverage our competitive strengths. We are investing
behind two strategic themes, our Campuses and
Retail & Fulfilment, to deliver higher returns.

Our business model

—

Source value &

growth opportunities

We focus on appertunities where
we can add value and drive returns
through asset management and
development. We pursue value
accretive acquisitions in the
market and create development
opportunities in our portfolio. We
make timely decisions which aim
to deliver sustainable growth

and returns.

Actively manage
& develop

We manage our space ourselves,
ensuring our places meet the day
to day needs of all our customers.
We target innovative and successful
businesses and provide them with
the flexibility to expand with us. We
develop individual buildings to drive
returns across our campuses and
going forward all our developments
witl be net zero carban.

Recycle capital

We actively recycle capital out of
mature assets and into opportunities
which generate higher returns
through development and asset
management. We target growth

and value sectars and work with
partners to mitigate risk and

access the best oppartunities.

Read about our pipeline of develppments on
pages 20-21

Delivering for
our stakeholders

Customers

We deliver great places which help
our custamers succeed We develop
and manage high quality space,
provide flexible optians and unique
insights and are a trusted partner
for the fong term.

Communities

We look beyond our buildings to
deliver places which connect with
local people, create opportunities
and support wellbeing to make a
positive local contribution,

Partners and suppliers

We develop long term relationships
with investors, debt providers, local
authorities and suppliers ta deliver
places which are successiul

and inclusive,

Our people

Our diverse and inclusive
warkforce helps people achieve
their potential. Our people have
different backgrounds, outlooks
and experiences, helping us to
make better decisions.

Shareholders

We are focused on delivering higher
returns for our shareholders. We
actively manage our finances to
ensure our business s resilient

and that we can adapt to key
market trends.

Read about our stakeholders on pages 32-33
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VISION

Our new strategy

Our new strategy exploits our competitive strengths
in development, active management and repositioning
assets and sees us invest behind two key themes,
Campuses and Retail & Fulfilment.

Campuses
Dynamic London neighbourhoods of innovation, collaberation and creativity,
focused on growth customers This is increasingly important post Covid-19,
and sectors. where occupiers are more focused on Space

which enables them to periorm at their best.
Our Campuses are an important ) . )
differentiater for us. They provide high We will realise the potential of our Carmpuses

quality, sustainable space and benelitfrom  through the development af high quality and
excellent transport connections, an engaging  SUS!ainable buildings and by aligning our
public realm and an authentic sense of cfter toincluds innovatian industries such
community. Their proximity to some of as life sciences. We are progressing the

the mest exciuing parts of London atlracts development of our faurth campus at
successful businesses, to fosler centres Canada Water.

Retail & Fulfilment

Aligned to the growth of convenience, maore afferdable, enabling retailers to
online and last mile fulfilment. operate profitably.

We are the market leader in retail parks. Gur asset management expertise means we
We have excellent relationships with are well placed to identify value opportunities
retailers and & clear insight inta how in this secter and to deliver sirong returns,
they manage their businesses. Leveraging our droader skills in site

Post Covid- 19, mare of our customers assembly, planning ang dalivening complex
are using their physical stores to support developments, we are alsodentifying urban
an anline offer through click & collect, logistics opportunities where we can drive
returns and ship from stare. Retail parks value through development. We made our
are ideally suited te tis and the space 1s first acquisition in this sector this year.
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THE PRIORITIES FOR OUR BUSINESS

The priorities for our business

To deliver on our strategy, we have set four clear priorities.

T T

Progressing
value accretive
development

Realising the
potential of our
Campuses

* Progressing pipeline opportunities
+ Delivering space which meets the
evolving needs of our customers

e Net zero carbon developments
Energy efficient new space

+ Delivering exceptional workspace,
homes, public realm and
amenities for our customers
and communities to thrive

e Targeting growth customers and
sectors, including life sciences
at Regent’s Place

¢ Delivering a fourth campus

at Canada Water

Active capital
recycling

Targeting the
opportunities in
Retail & Fulfilment

Driving occupancy and sustainable
cash flows

* Integrating urban fulfilment in our

retail parks

Making value accretive acquisitions

Progressing urban logistics

development opportunities,

primarily inside the M25

v \—/
Our people

Our strategy is delivered through
our people

* Crystallising value from
mature assets

* Reinvesting in higher return
opportunities in our portfolio
and in the market

+ Maintaining balance sheet

strength and flexibility

British Land Annual Reporl and Accounts 2021 15



THE PRIQRITIES FOR OUR BUSINESS canlinued

Realising the
potential of
our Campuses

Net zero carbon
at Canada Water

We are minimising our carbon
emissions at Canada Waler
through the use of low carbon
materials and new buitding
technologies. We are adopting

the indusiry-teading NABERS UK
Design for Perfermance modelling
to achieve the highest efficiency
and performance.

All buildings will target BREEAM
Certification [Commercial
Qutstanding, Retail Excellent,
Residential Home Quality Mark]
and, reflecting our holistic
approach, the Canada Water
Masterpian will target BREEAM
Communities Certification.

Building en our success

Our Campuses capitalise on demand for
the best space by providing high qualsty,
sustainable buildings, complemented
by great public realm and amemties

and benelitting from excellent

transport infrastructure

At Broadgate, we have successfully
repositioned our offer to match the
evolution in demand From a financial
foriress in the 1980s, today it is a centre
of innavation, creativity and culture.
FinTech, technology, media and
adverlising sectors are well represented
on the campus and we have a strong
community of scale up businesses
through Storey, our flexible

workspace business

We have enhanced Broadgaie’'s appeal by
softening the boundaries of the campus,
ensuring it is an integral part of its
neighbourhoed, including Spitalfields and
Shoreditch. We have comprehensively
upgraded the dining and leisure offer
which now includes the UK's first Eataly.

Our Paddingion Central campus is virtually
fully let to high quality occupiers. [t benefits
from excellent transport connections
being close to Paddington Station, a
future Crossrail station, and is a hub for
international, corporale headquarters.

Targeting innovation sectors i
Regent's Place is well placed to benefit
from the growth of life sciences. The
industry 1s farecast to see employmaent
growth of 5% pa to 2030 due {0 increased
Government and consumer spendirg, and
as more overseas companies take space
here, reflecting the depih of talent within
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the UK. This 15 alse an industry where
proximity to similar and complementary
organisations is important, so the
location of Regent’'s Place in Lendon’s
Ynowledge Quarier, home to over 100
academic, scientif.c and culiural
crganisations, is 2 key advantage.

Already the campus is home to innovative
and successful businesses such as
Facebook and Dentsu Aegis Network.

Appealing to a broad spectrum

At Canada Water, we have flexible planning
consent for a bm sg ft mixed use scheme.
We currently expecl that will include 2m
sq ft of commercial space, nearly Tm sqg
ft of retail and leisure space and 3,600
homes, but we can flex our planning
permission in tine with demand.

Already we have signed TED!-London, a
universities partnership between Arizona
State University, King's Coliege London
and UNSW Sydney, for their modular
higher education campus.

To enhance aur offer, we are putting
Wellbeing Principles at the heart of
our plans. We will improve connections
between peogle and places, so the
campus is mare accessible; we will
use smart technology to improve the
individual experience and seek an
improvement in locat air quality.

The Masterpian olfers a huge opportunity
to increase biociversity, by enhancing
existing green spaces and adding 12
acres of new open space, including

a 3.5 acre park, a new town square,
landscaped terraces and green rocfs.

o3

acre site at
Canada Water




THE PRIORITIES FOR OUR BUSINESS continued

Progressing
value-accretive
development

444

kg CC e per sgm
embodied
carbon

Progressing pipeline opportunities
Development has been an important
driver al value for British Land, with
offices development delivering nearly
E2bn of profit since 2010.

Our develapment pragramme capitabises
on dermand for the best quality space.

At Broadgate we delivered more than 1m
sq ft of high quality workspace in the last
two years and are on site with a further
882000 sq fi across 1 Broadgate and
nearby Norton Folgate, with turther
cpporiunities in our pipeline (see

pages 20-21|.

Customer-led offer

Covid-19 has accelerated the trend
towards mare flexible working Going
forward, successful office space must
complerent this with better technotogy
ta connect thase at home with those in
the office, a mix of collaborative and
private warking areas and space which
supports wellteing. Excellent transport
connections, an engaging public realm
and great amenities are highly valued by
employees, which matiers as businesses
use their office space to attract and retain
key talent.

Norton Folgate

At Norton Folgate, we are delivering
high quality modern workspace in new
structures, interlinked with characterful
warehouse buildings across three
adjacent develogment plots, which

will compiement the historic fabric

of the area.
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They offer a range of office flaorplates
which are well suited to small and
medium sized businesses, wilh

roof lerraces, courlyards, retal and
restaurant space. The development

1s well connected for Liverpool Street
Station and Shoreditch overground and
benefits from the vibrancy and energy
of nearby Shoreditch and Spitalfields.

Net zero at Norton Folgate

We always priontise the re-use of existing
materials and, as a resull, embodied
carbon at Norton Folgzte is low at 444kg
COze per sqm, camparing well with our
2030 target for embodied carban in new
office developments of 500kg COse per
sqgm. We will offset any residual carbon,
making this a net zera carbon development.

It will be ane of the mast eperationally
efficient buildings we have delivered.
The base build operational efficiency is
in line with the UKGBC's 2020-25 interim
efficiency target and we are targeting a
BREEAM Excellent rating.

To improve biodiversity, we will add

log piles, bird and bat boxes ta the roof,
connecting nature corridors in the City.
The development includes 1,600 sq §t of
outside space on landscaped terraces to
support wellbeing for emplayees and we
are targeting Wired Score platinum and
gold ratings.

Norton Folgate

Qffice-led redevelopment

in Shoreditch, integrating 302,000
sq ft of office space alongside retail
to create a mixed use space that
draws on the historic fabric of

the area.



OUR DEVELQPMEMNT PIPELINE

A well positioned
development pipeline

Completed

A 100 Liverpool Street

Office-led devetopment adjacent to Liverpool
Street Slation. 100 Liverpgal Steest is our first
net zero carbon development; embodied carbon
was low at 18%kg COze per sqm and we offset
residual carbon through accredited schemes.
Read more aboul our net zero commitments

on page 40.

520,000 sq ft

Committed

P 1 Triton Square

Office-led development at Regent's Flace, fully
pre-let to Dentsu Aegis Network, an existing
accuplar on the campus.

365,000 sq ft

A Norton Folgate

Office-led redevelopment in Shoreditch adjacent
t¢ Braadgate, integrating 312,000 sq ft af affice
space alongside retail and residential ts create a
mixed use space that draws on the historic fabric
of the area.

336,000 sq ft
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We have created attractive
opportunities for development
across our Campuses.

A 1 Broadgate

Office-led development at Broadgate and will be
ane of the most operationally efficient buildings
we have delivered. Its strong sustainability
credentials were a key factor for JLL who

have pre-let nearly 30% of the offices space.

546,000 sq ft



Near term

A Canada Water, Phase 1 [A1, A2 & K1]

Three buildings delivering a mix of effice, retail,
leisure and residential with 265 homes planned
across a range of tenures and affordability.

582,000 sq ft

A Aldgate Place, Phase 2

Build-te-rent residential-led scheme in Aldgate,
delivering 159 hames with 19,000 sq fi of

office space.

136,000 sq ft

A 5 Kingdom Street

QOffice-led development at Paddingten Central,
Revised planning consenl received during

the year.

438,000 sq ft

Medium term

¥ 2-3 Finsbury Avenue

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

704,000 sq ft

W Canada Water [future phases)

Working with the London Borough of Sauthwark,
this mixed use scheme will include 3,000 new
homes alongside a mix of commercial, retail
and community space.

4.5m sq ft
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THE PRIQRITIES FOR QUR BUSINESS continued

Targeting the
opportunities
in Retail &
Fulfilment

Retail & Fulfilment asset mix, by value

() Retail parks 33%
Shopping centres:

() Open air scheme 12%
() Tradilional covered shopping centres 22%
(O Leisure and other 13%

Integrating urban logistics

The important role that retait parks

can play in facilitating a successful
omnichannel retail strategy becamea
clear during Covid-19, Wrth parking
widely available and more stock held on
site, they facililated the use of chick &
collect. enabled returns and supported
mission-based shopping.

Building on this, retailers see an
opportunity to yse retail parks to
support logistics through last mile
delivery by shipping from store This
gnables faster delivery times, helping
retailers ta comgete in a highly
compettive market.
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Importantly, retall parks are also more
afiordable. enabling retailers to trade
profitably, soincreasingly this is their
preferred format

Retail parks comprise 93% of our retail
portfol'o, covenng 6.9m sq fi, We are
market leaders in this space, pasifioning
us well ta identity opportunities in the
market to drive value and returns.

Value opportunities in retail parks
This year, we acquired The Al Retail
Park in Biggteswade for £49m. This is

a modern, well located scheme, easily
accessible frem the A1 and within the
Oxford-Cambridge arc, benefitting from
an affluent and growing catchment.



As rents stabilise, and building on our
asset management skitls, we see a
clear opportunity to drive value from
acquisitions like this.

An emerging and complementary urban
logistics business

To complement our retail parks business,
we are also targeting development-led
opportunities n urban logistics, within
the M25. This year we acquired our first
logistics asset, a 216,000 sg ft warehouse
in Fnfirld where we have the potential

to deliver a3 multistorey facility. In the
rmeantime the asset is fully let.

Identifying alternative and additional use
Logistics is the key additienal use

wa have identified in our portfolto. The
maost viable opportunities are on the
surrounding land at Meadowhall and
Teesside and we are actively progressing
plans in both tocations.

We are also evalualing a broader range of
opportunities including office conversion
and residential which we may undertake
ourselves er in partnership.

British Land Annua$ Repari and Accounts 2021

Amazon Fresh

This year Amazon opened its

first Amazon Fresh grocery stere
outside Nerth America at Ealing
Broadway. People can shap
seamlessly with na check out,

and can pick up or return their
Amazon parcels at the same time,
demanstrating the clear crossover

between online and physical retail.
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THE PRIORITIES FOR OUR BUSINESS continued

] - Crystallising value from mature assets
AC tlve Capltal Recycling capital out of assets which

. do nct offer opportunities for us ta add

reCYCII ng value through asset management or
development, and inte assets that do,
is central 1o pur business model.

This year, benelitting from resilient
investment markets, we made timely
sales of £643m of office buildings and
E556m of retail assets, crystallising value
and providing the flexibility to progress
value accretive development elsewhere
1n our portfalio.

Clarges

In Novenber we completed the sate of
Clarges, Maylair, an office-ted building.
for £177m to Deka

This wider scheme included 34 super-
prime apartments in addition to affices
and retail as part of a complex, mixed

Marble Arch House use scheme. We took a tactical decision
76,000 5q It office-led buitding to pre-selt mnee than half of the

clase to Marble Arch Station, in the apartments, achieving new records far
Partman Village. Acquired in 2011, residential space in Mayfair. Qverall the
the buitding was comprehensively scheme delivered more than £200m

redeveloped and successfully let to
a range of accupiers in the linance,
technology and professional
sectors. We sold a 75% interest

in the building in December 2020.

of profit.
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Portman Cluster

in ODecember, we sold a 75% interestin
a portfolio of three West End buildings
for €481 to Allianz Reeal Estate. This
transaction brings our major jont
ventures 10 seven currently, We are
continuing to manage these buildings
which include 10 Portrman Square,
Marhle Arch House and our head office at
Yerk House. Each has been substantially
redevelopad in recent years and letk to
high quality occupiers.

Yalding House

In November, we sold Yalding House 1n
Fitzrovia for £42m. Onice the hame of
BBC Music, this heritage building had
been comprehensively redeveloped in
keeping with the ¢riginal style.

Retail

In Retail, asset sales have focused on
standalane units and superstores where
we have limited peotential to drive value
through asset management. This yea
that has included the part sale of
shopping centres at Milton Keynes,
Peterborough and Beaumnont Leys.



Yalding House, previously home to
BBC Music, sold for £42m

Clarges

Super-prime, residential-led
development in Mayfair, comprising
34 apartments and 65,000 sq ft of
offices and retail space.

The effice and retail space was
fully let.

$1.2bn

Asset sales

British Land Annual Report and Accounts 2021
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THE PRIORITIES FOR OUR BUSINESS continued

Our strategy depends

on our people

We have a broad range of expertise across our
business which is critical to the successful delivery

of our strategy.

Our expertise

At British Land, we have ¢reated a best
in class platform, with expertise that
goes beyond developing and managing
buildings. From sourging investment
apportunties, securing planning,
developing, leasing and managing our
space, ko financing our activities, gur
peaple are experts at what they do.
The breadth and depth of ihus skill

set s what enables us to embark

on new opportunities.

Supporting our strategy

This year we acquired our first logistics
opportunity, While that 15 a new sector
for British Land, sur asset management
and leasing teams have established close
relationships with our retail custemers
and we have a very strong understanding
of how retailers operate. This will be
invaluable as we look Lo grow this part

of our business.

We have opportunities to develop
additional logistics space both on our
new acquisition in Enfield and atso on our
existing portfolic, and here the expertise
of our planning and developmaent team
will be invaluable At every slep we will

look ta do this in the most sustainable
way we can and we have an excellent
track record In this respect.

Canada Water is a 53 acre regeneration
opporiunity and one of the most significant
in Londan. It witl draw on the skills and
experience we have across our business
The progress we have made Lo date,

with a very flexible planning consent, is
testament to the excellent work of our
team. The work of pur commumty teams
in bulding strang local conneclions and
the strength of our reputation elsewhere
on our portfolic were also key to achieving
this. We envisage a broad mix of uses and
already our plans include residential and
higher education and wilt again draw on
our proven abilily 1o adapt and deliver in
new and complementary areas.

Living our values .
Qur values and ocur culture underpin
what we do at Brtish Land. We bring
our passion to what we do, we listen

and understand and we work together to
build for the future. These values quide
and support the way we work and wil
belp us deliver for all our stakeholders.
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We benefit from a best in class operational platform. Despite
unprecedented challenges to our business and the way we work,
our teams have delivered great progress this year.

Property

management
Supporting our customears
through reopening and
relurning to work

Investment

E1.2bn asset sales,
4.2% ahead of book value

Leasing and asset

management

1.7m sq ft retail leasing,
ahead of last year

Evaluating opportunities
in Retail & Fulfilment
with £284m acquisitions
in the year

1 Broadgate pre-let to JLL

Delivering strong
rent collection

Finance
£1.6bn financing in the year

Development
Completion of 100 Liverpool Street

Planning

£1.7m sqg ft of planning
cansents achieved including
2-3 Finsbury Avenue and
5 Kingdomn Street

E1.8bn undrawn facilities and cash

Completion of 1 Triten Square
in May 2021

Commitment to Nerton Folgate
and 1 Broadgate

Refinancing dale extended to early 2025

Seruar unsecured credit rating A’

Achieved cutline consent
on our 53 acre scheme
at Canada Water

Read more on page 20

People

Ethnicity pay gap
disclosed for the first time

Sustainability

First net zero carbon development
at 100 Liverpool Street

Marketing

Oemonstrating we are
atrusted pariner

Maintained skills and

Pathway to Net Zero Carbon published
lraining programmes

Delivering the best places,
and the flexibility our customers
need in the future

Targeted support Lo local
communities throughout
the pandemic

Supporied our teams
through lockdown

Read more on pages 36-3%

Read more an pages 40-45
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MARKET DRIVERS

Key trends in our markets

Economic backdrop

We are experiencing a prolonged period
of econamic uncertainty, initially as a
result of Brexit and this year reflecting
the Covid-19 pandemic.

IF the Governrment's readmap remains on
track, all Covid-related restrictions will
be relaxed in June. in this scenaria, the
ecanamic outlook is pasitive, with pent
up consumer demand expected te fuel
expansion However, forecasting the
trajectory of this panderic is difficult
The efficacy of the vaccine en new
variants is not known so the risk of
further lockdowns remains. In addition,
the lenger term impact on employment,
the way we work and shop and what that
means for our cities has yet to play out

Brext-refated uncertainties have

diminished although we remain in 2
period of transition with businesses
still adapting to life outside the EU.

Role of the office

During the pandemic, employees
demaonstrated their ahility to work from
home effectively and going forward, many
expect to work more flexibly, raising
questions around the role of the office.
However, companies are clear that the
office plays a vitally important role in
shaping the brand and culture of their
business, by supporting recruitment
and training and fostering innovation
and collaboration.

Successhul office space witl likely be
high quality, modern and sustainable:
offer 2 mix of collaborative and private
space; provide high-tech solutions to
complement more flexible working
patterns, and he well located for
transport hubs, retall ang leisure.

This trend will accelerale polarisation in
offices Space not meeting these criteria
will become increasingly hard to let,
negatively impacting rents.

Role of physical retail

The strateqgic shift toward online retail
was already well advanced prior to
Covid-19? but accelerated during

the pandemic.

The type of retail space that works well
for retatlers is also changing rapidly.
This year, that has focused on open

air and out of town retail parks, which
support mussion-based shopping and
an online clfer Theay are also more
afferdable, making retail parks the
preferred format for retailers.

Increasingly there is a crossover with
urban logistics Retailers are using retail
parks to ship from stere and third party
logistics operators are looking at

taking space.

However, the retail market remains highly
challenging and the longer term role for
shopping centres is less well defined.

Our strategic response

O

Active capital recycling

Making asset disposals to strengthen our
balance sheet and enable us to progress

acquisition and development oppartunities

O

Realising the potential of aur Campuses
Targeting successful businesses in
innovation and growth sectors

The trajectory of the pandemic rernains uncertain

Our strategic response

O

Pregressing value accretive development
Oeveleoping modern, tech-enabled space
which supports collabaration and helps
businesses be their most productive

O

Active capital recycling

Selling assets where we cannot drive
value through asset management

or developrment

Amore diverse range of space. receplion
at 1 Broadgale
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Cur strategic response

O

Active capital recycling

Selling retail assets where we cannot
drive value through assei management or
development and investing in Campuses
and Retail & Fulfilment

O

Targeting the opportunities in
Retail & Fulfilment

Sourcing and investing 1n value-led
retail and development-led urban
logistics oppartunities

Easily accessible retail parks, Mayflewer, Basildon



Climate change

The will to tackle ¢limate change
continues to gain momentum as the
need becomes more urgent.

Businesses are under increassng
pressure to reduce their climate impact
from shareholders, customers and
employees, with all expressing a clear
preference for those who demonstrate
good progress. The environmental and
commercial imperatives for sustainability
are therefore closely aligned. driving a
three-fold increase in the number of
companies making net zero
commitments in 2020.

The implication for our industry is

the growing ¢emand for net zero carbon
buildings. In response, real estate owners
must not onty build more sustamnably but
also upgrade existing stack to ensure
that it meets the same high standards.
The risk of not doing so is "stranded
assets” which are hard to let.

Social inclusion

mMaking a positive social contribution
increasingly underpins a business’s
licence to operate. The impact of the
pandemic fell unequally across society
so companies were widely expected 1o
“do the right thing” by their employees,
customers, partners and communities.

These expectations were already building.
Going forward, the contribution that
companies make to local communities
and their relationship with key
stakeholders will see greater scrutiny.

In real estate, sharehelders, customers
ang employees are looking more
closely at the ethical track record of
the businesses they invest in, pay rent
to or work for, so property owners need
to demanstrate their commitment to
understanding and supporting local
communities and the issues they face.

Science & technology

The important role that science has
played in understanding and managing
the impact of Covid-19 has highlighted
the need for greater scientific resources,
including more peaple, more workspace
and greater collaboration between
knowledge-based institutions This is
generating a new and exciting area

of growth in our industry.

Going forward, technotogy will play a key
role in delivering successful warkspace
across the spectrum. As the way we

work evolves, space which best connects
people inside the office with those outside
will be mare attractive and occupiers

will increasingly prioritise offices which
suppert wallbeing through better air
quality, personalised temperature
controls and more automated services.

Our strategic response

O

Progressing value accretive development
Minimising cur impact through re-use
and the delivery of lower carbon buildings

O

Active capital recycling

Reweighting the portiolic to medarn,
more sustainable space through asset
sales and development

Delivering more sustainable developments,
100 Liverpool Street

QOur strategic response

O

Realising the potential of our campuses
Working with cur occupiers to address
key local issues threugh Place

Based initiatives

O

Progressing value accretive development
Sustainable development creates
business, employment and community
oppartunities while minimising the impact
of canstruction

Supperting young readers, Teesside Park

Our strategic response

O

Realising the potential of our campuses
Aligning our offer to innovation and
growth sectors including life sciences

O

Progressing value accretive development
incerparating smart features inta
our developments

Pivoting towards life sciences at Regent’'s Place
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QUR KEY PERFORMANCE INDICATORS

Monitoring our Our strategy is to focus our capital on areas which

leverage our competitive strengths and to invest

performance behind two strategic themes, our Campuses and

Retail & Fulfilment.

KPis
Corporate & | Total property return E‘_‘ﬂ 4| Committed and near term developments
FiﬂanCial % of standing wnvestments by floor area
Total accaunting return B‘_} Loan to value [LTV| - propartionally consalidated
Total shareholder return M Years until refinance date ]_ﬂ
Environment | Reductionin energy intensity of offices GRESB rating
31% S*
2020: 4%
Energy intensity was lower than usual this year as a result of Covid-19? restrictions which required assets to
close or operate at lower capacity
Community Number of community beneficiaries Number of community initiatives
23,024 04
2020: 40.076
Beneficiaries typically intiude local schootchitdren and jobsazkers. This year we fotused on supporting
trose most impacted by Covid-19. but continued to deliver our community programmes where possible.
People Gender pay gap Ethnicity pay gap
2020: 27 9% First year of reporting

This year, recognising the need to engage more frequently with our people, we conductied multiple pulse
surveys rather than our usual engagement survey which will resume for the year to Marcn 2022,

Links t@ rernuneration. Leng-Term incentive Plan Annual fncentive Award
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Progress

Priorities for FY22

Key risk indicators

Campuses

Completion of 100 Liverpaol Street
Commitment to Norton Folgate and 1 Broadgate
Canada Water planning perrmission secured and
drawdown of headlease

TEDI-London, a higher education provider,
signed at Canada Water

556,000sq ft of office leasing. including
134,0090sq fi pre-let to JLL at 1 Broadgate

Retail & Fultilment

1.7m sg ft of retail leasing

Acquired first development-led logistics
opportunity in Enfield for £87m

Acquired retail park in Biggleswade for €49m
Committed to acquire 22% interest in HUT,
which comprises 10 retail parks.
Pregressing logistics opportunities in

our porticlio

Campuses

- Increase occupier exposure to growth
sectors including Life sciences at
Regent's Piace and other uses at
Canada Water, leveraging our flexible
planning consent

- Commitment to develop phase 1 at
Canada Water

- Further progress value accretive
development on our campuses

- Continue to recycle capital

Retail & Futfilment

- Maintain high accupancy, tocusing on
pccupiers with strong covenants

- Make value accrelive acquisitions of
retzil parks and logistics assels
with development potential

- Selective disposats of assets
without asset management
or developmaent potential

- Progress urban togistics oppartunites
at Meadowhall and Yeesside

- Development exposure

- Market letting risk
[vacancies, expiries,
speculative development)

- Occupier covenant strength
and concentration

- Occupancy and weighted
average lease length

- Execution of targeted
acquisitions and disposals
in Lline with capital
altocation plan

- Net debt to EBITDA

- Financial covenant headrgom

- Liquidity and period until
refinancing is required

Achieved GRESB 5* rating

Received S8Ti validation for Scope 1, 2 & 3 targets
Pathway tg Net Zerg Carbon published

Net zero ¢carbon asset audils commenced
Achieved cur first net zero carbon development
at 100 Liverpool Street

Transition Vehicle fully operational

- Maintain GRESB 5* rating

- Maintain progress with our Pathway to
Net Zero Carbon

- Complete net zero carbon asset audils

- Deliver net zero development at
1 Tritan Square

- Pilot NABERS UK 21 1 Broadgate and
Canada Water

- EPCsratedForG
- EPCs below B rating

- Portfotio at high risk
cf flood

Effective community response to Covid-19;
supparted foodbanks, provided education
materials and donated £1,5m to good causes
Longer term support through employment and
retraining programmes

Completed Place Based research into local needs

- Deliver needs based employment,
education and lecal business
initiatives at pricrity assets

- Deliver place based initiatives at
priarity assets

- Cammunity engagement

44% female representation at Board level
Reported ethnicity pay gap for the first time
Race Equality Framewark launched

Fairness & inclusion training mandatory for
all employees

Pramoted disability inclusion at our places
through EnaBle and signatory lo Valuable 500
Partnered with anti medern slavery charity
Unseen; launched anti-rmodern slavery training
Supporied 23 of our people t¢ receive
professional qualifications

- Continue to reduce our gender and
ethnicity pay gap

- Continue 1o improve our staff
engagement score

- Voluntary staff turnover
- Emgloyee engagement
and wellbeing
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STAKEHOLGER ENGAGEMENT

Our

stakeholders

Through broad engagement, our thinking is shaped
by a wide range of perspectives. This helps us deliver

outstanding places and positive outcomes for all

our stakeholders — Places People Prefer.

Qur customers

Our communities

Qur partners
and suppliers

Our customers are all the
people who visit our places.
They includes our occupiers and
their employees and the people
who shop or live in or aroeund
our buildings.

Our communities are all the
people wha tive in and arpund
our assets, as well as local
erganisatiens and enterprises.

Our partners and suppliers
include property investors, tocat
authorities, suppliers and atl
other arganisations we have

a direct relationship with.

Key issues

The way peopie work, shop and
live is changing rapidly. There are
fewer boundaries between these
activilies while the need for a more
sustainable approach is growing.

Whilst every community is unique,
shared priorities include education.
employment and wellbeing, as
well as environmental and

local concerns.

Ensuring att pariners share
appropriately in the success
of our places.

Why we engage

Understanding how custamer
expectations are changing helps
us provide places which meet
more of their needs. driving long
term demand for our space

Qur places thrive when our
commiunilies prosper, helpingus
creale more successful, inclusive
places that make a positive

local contribution and attract
more customers.

Our places depend on the success
of our relationships with the
organisations that help deliver
thern, that requires a clear
understanding of their priarities
and challenges.

How we engage

We survey visitars to our places
and collect data o1 how people
use our space and our secvices
More than 1,500 retailers are
signed up to BL:Com, our daia
sharing app, and we use sotial
media to keep customers
informed across the business,

Through our Place Based
appreach we engage with local
people and partners whare we can
make the biggest socigl impact.
Our Loca: Charter provides a
flexible tramewark for delivery.

We maintain an active dialogue
with our partners and develop
long term relationstups Our
Supplier Code of Conduct guides
how we engage with suppliers.

Qutcomes of our
engagement®

- Flewbility on rental payments
where appropriate

- Successful pre-let aof
1 Broadgate. see page 43

- 1.7m sq it of retail leasing

- Launched bespoke coaching
programme to support leaders
of our key community partners

- Delivered employment
programmes to support those
impacted by Covid-1%

- Progressing plans at Canada
Water in partnership with
Londan Borough ol Scuthwark,
see page 21.

- Commitment to develop
1 Broadgate with JV pariner
GIC, see page 20.

* In addilion to the references above. for further detads of haw thesa gulcomes were achigved see page 105 of the Governance sechan,
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Our people

QOur shareholders

Statement on s172 of the
Companies Act 2006

Qur people includes everyone employed
at British Land. We are a diverse team,
with a range of backgrounds, skills

and experiences.

Dur shareholders are the owners of our
business. Dur focus is to deliver value
for shareholders ever the long term,

Attracting and retamning talentin a
competitive market.

Qelivering tong term, sustainable income
and capital growth and minimising our
impact cn the environment.

We engage with our people to help them
realise their potential. It 1s their skills
and experience that drive the guality of
our product.

By addressing shareholders’ views 1n our
strategy and our communications we arg
beiter able to atiract investors who are
lang term supporters of our business.

We encourage open and constructive
discussions throughout the business.
Employees can feedback through Company
surveys, regular town halt meetings or a
range of employee meetings.

We provide fermal updates on our
pusiness gvery six months and update
periodicatly on key news events.
Major shareholders rmeel
management regularly.

- Launched our new Race Equality
Framewark, see page 111

- Supporting cur people through
Cownd-19, see pages 34-35.

- Resumption of the dividend

- New strateqy. investing behind twa key
themes, our Campuses and Retail &
Fulfitment to deliver higher returns

British Land Annual Report and Accounts 2021

5172(1] of the Cormpanies Act requires
directors of a company to act in the way
they consider, in good faith, would be
most likely to promate the success of the
company for the benefit of its members
as whole, taking into account:

- the likely consegquences of any
decision in the long term;

- the interests of the
company’'s employees;

- the need to foster the company's
business relationships with suppliers,
customers and others;

- theimpact of the company's
cperations on the community and
the environment:

~ the desirahitity of the company
maintaining a reputation for high
standards of business conduct; and

- the need to act tairly as between
members cf the company.

The nature of our business means

that we have a continuous dialogue with
a wide group of stakehotders and the
views of our stakehalders are taken
ints account before proposals are

put te the Board for a decision.

Infarmation on how the Directors
discharged their duty under section 172
during the year, including how they
engaged with key stakeholders, and how
they had regard to the matters set out
above in their discussions and decision-
making, can be found within our Applied
Governance section on slarling on

page 105.

Read more about our slakeholders on pages J34-35
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STAKEHOLDER ENGAGEMENT continued

A continuous
dialogue

“We're a very ambitious scale up,
but the ability ta take decisions
quickly or change our minds is very
important to us and British Land
show real flexibility around chat.”

James Brown
Starm 2, Storey customer

“

As soon as Covid hit, British Land
asked how they could help; they
were the first to offer a rent free
period and they quickly arranged
planning permission for us to open
a second unit 8o we could serve the
same number of customers within
the new rules. We are a small start
up but they are investing time and
energy to support our ambitions so
we feel very valued as a customer.”

Arti Poddar
Co-Founder, Guy & Beard, Glasgow Fort

Supporting our stakeholders through Covid-19 and
helping them to be successful long term.

Wocusing on our
customers supports

OlUr purpose

Qur ftering is customer centric ‘Built
Around You' and commits us to always
delivering the following for our
customers:

1. The best places
2. The most fiexible
3. Atrusied partner

Our places offer the widest choice of
spaces, they are well located. greener
and ofier bestn class technology. In
the current environment, flexibility has
never been more relevant. Across our
ofhices and our retall space, we offer
aur customers a range of eptions in
terms of lease length and fit out to
meet thair needs today and in the
future with the potential to expandg
with us. Storey, our flexibie waorkspace
business, is a good examnple of

that approach Our deep and long
connections ta our places aise mean
that we continually mvest lacally to
enhance the space and. in partnership
with our customers, make a positive
diflerence to the local community

and environment,

The space we are delivering at

1 Broadpate is an excellent example of
how we have responded to very clear
requirements from our customer
which translated into a pre-letting

ot nearly 30% of the aftice space.

Read more aboul this on page 43.

Cur campus networks, which focus on
cammen 1ssues such as diversity and
inclusion and mental health, provide

a platform to connect us with our
customers and them with each other.
Reflecting their feedback we are
launching & Place Based "Forum” for
each campus which will include an
onling platform as well as virtuat and
physical events. We act as a facilitator
1o sugport the return to work, address
key issues such as diversity and
1nclusion, support connection with
local cormnmmunities and use technology
to enable better collabaration.
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Customers

This year, most of eur customers have
been unable lo operate their businesses
in the usual way, at times impacting

their ability ta pay rent. Throughout the
pandemic, we worked closely with all
those affected to agree fair and flexible
plans te help them manage rental
payments and we supported them in their
reopening strategy wherever possible.

For ou office custarners, we worked
fast to make our space Covid-secure
and organised virtual round tables
where occupiers could share learning
experiences nn wnrking Iram hame
and returning to the olhce,

Coemmunities

We have been driving our community
programme for more than 10 years
and have built up a strong network of
commurity partners. so we were well
placed to deliver effeclive, targeted
support from the start of the pandemic.

One of our earliest responses was

ta introduce a bespoke coaching
pragramme ta help leaders cf our

core community partners navigaie the
unprecedented challenges. Thase have
included lang term pariners such as

the Third Age Preject in Regent's Place.
the Fleating Classroom at Padgington
Central and Just Lvke Us at Broadgate. 25
partners benefitted overall We provided
educational matenals to commumities In
and around our places across the UK
through the Natienal Literacy Trust,
benefitling 3,600 familigs, and wa supported
employment programemes at our retail
places and our London campuses.

We supported foodbanks at Regent s
Place, Canada Water and Paddington
Central as welt as The 1928 Project at

St Mary's Hospital, Paddington, supplying
NHS warkers with quality foed, and made
additional funds available to support local
community organisations.

Read more about how we have supported
communities on pages &4-45.



Partners and suppliers

We enjoy a close partnership with our
suppliers which enabled us to co-operate
effectively throughout the pandemic.

We warked hard with our construction
partners at 100 Liverpool Street and

1 Triton Square to minimise delay for our
customers while prionihising the salety
and wellbeing of their team. We focused
on critical activities which drove timelines
but could be done within social distancing
guidelines, such as instatling lifts and
smart features and fitting out the
reception areas.

Our people

We engaged closely with our peaple
throughaut the pandemic. We used a
range aof communication channels to
support staff and keep them up to dote
with our plans, including virtual town
halls and podcasts frem the CEQ and
Executive Committee membars, and our
intranet was a key source of guidance.
Dur employee-led networks played
anmportant role in keeping peaple
tonnected, providing advice and practical
support as well as entertainment

for individuats and their families.
Mindfulness sessions were made
available to all employees and we
embraced more flexible working
paiterns to help people manage caring
responsibilities. We kept cur office
open whenever possible and in line
with Government guidance to enable
those wha wanted or needed tg come
into the olfice tc do so.

For field-based teams, we undertook
tomprehensive risk assessments of cur
assels and developed Covid-19 response
plans for each We introduced weekly
testing, staggered shifts to mimimise

the number of people ¢n site and deep
tteaned each office between shifts.

Shareholders

We recognrse that providing timely
infarmation to shareholders was acutely
important this year and we therefore
provided an update cn rent collection

st each guarter. In addition, we have
maintained cur regular investor relations
pragramme on A victual basis, including
roadshows, confarences and events.
Read more about our shareholder
engagement on pages 96 ang 101,

“Thank you again to the team at
BL for their continued support
in what has been a particularly
difficult year for our sector and our
company and to you and Alice for
your availahility and understanding
during our muldple rounds of
discussions since the spring of last
year. It has been incredibly helpful
to be able to share our concerns
openly and to be heard by
our partners.”

Gabriel Shohet
Black Sheep Coffee

“Fiona, our coach, commented that
our team didn’t reflect the dynamic,
vibrant and eommunity-based
organisation she felt we were.

We decided to create an effective
structure with defined roles, and
embarked on a huge programme
to develop people’s capacity to
perform. Qur team is transformed,
we’re more professional and

we have a greater voice locally.
We couldn’t have done all this
without the coaching support.”

Lena Choudary-Salter
CEO and Founder of Mosaic
Community Trust

“From a peak of 900 operatives

on site, we reduced to 35 and
increased only when we coutd be
sure of our people’s safety and of
course when they felt comfortable
returning, British Land supported
us at every step and made 100
Liverpool Street a place that people
hoth wanted and felt safe to work.”

Mark Leeming
Project Director 100 Liverpool Street.
Sir Robert McAlpine

“What British Land did well was to
provide support centrally hut also
to give each centre the autonomy
to do what was right for them. The
engagement between our senior
team and our occupiers clearly
filtered down to the store managers
which really helped us manage
operations and adapt to
changing regulations.”

Catherine Furlang
British Land Centre Director,
Tessside Park
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PEOPLE AND CULTURE

People and
culture

4th

in the top 10 best performers
inthe 2020 Hampton
Alexander Review

9,000

hours of training undertaken
by employees

98%

favourable scare when
employees were asked how
British Land was responding
to the pandemic

Embracing a culture of diversity, supporting wellbeing
and championing development.

| We understand that a diverse, motivated,
and supported workforce is vital to
connecting with our customers and
delivering our strategy. The last 12
months have shown our peaple’s
resibence in the face of the pandemic.
We have successiully continued to grow
and develop an inclusive workforce,
promote employee welbeing and
remain connected despite the

challerge of home warking

Celebrating diversity

At British Land, our purpose is creating
and managing Places People Prefer
This is about establishing outstanging
places which deliver positive outcomes
for all our stakeholders an a long term
sustainable basis. Ta achieve our
purpose, we strive to create a diverse
and inclusive warkplace where people
can achieve therr full potential. We see
the twg as intrinsically linked. "Bring
your whole self” is a core value of British
Land; we understand that diversity of
backgrounds promotes diversity of
thought and enhances our business

Workiorce gender diversity,
31 March 2021
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Qur diversity and incluston missian is to
maka a positive difference to colleagues,
cammunities and the wider industry by
taking actions to promate equality. We
consider all areas of diversity by working
in close collaboration with our employee
networks: REACH [Race Ethnicity and
Celebrating Heritagel, Parents & Carers,
Women's Network, Pride, Wellbaing.
EnaBlLe, Sports & Social. Cycle

and SuslainaBle

Over [he lasl 12 munths vur nelwor ks
and committees have continued te
progress diversity and inclusion at British
Land. EnaBle, our netwark formed to
celebrate ability and pramote disaoility
awareness, has joined up to the Vatuable
500 - further committing Brtish Land

ta putting disability inclusion on our
business agenda,

We are proud that for the third
consecutive year we are in the top 50
employers, ranked by the Social Mobility
Foundation for employer best practice in
the field of social mobility.

We are pleased to have been recognised
for our policies and practices relating to
equality. diversity and inclusion by being
reassessed and accredited under the
MNationgl Equabty Standard.

British Land has continued to promote
gender equality and in the 2020 Mampton
Alexander Review we were ranked

Atk in the top 10 best performaers for
representation of women on Execulive
Committees and theiwr Direct Reports.

In order ta further promate our diversity
and inclusion mission, we have rolled out
training to atl our employees in fairness,
inclusion and respact Currently over
75% of our employees have attanded

this workshop.



Developing talent

We understand the impartance of both
developing talent within the business and
investing in future talent. “Build for the
future” is a core value af ours This is
why we continue to support Pathways

to Property and this year our support
contributed to 1,275 students gaining
valuable experience and insights inle

the real estate industry.

British Land are aiso proud to be
partnering with the #10000blackinterns
initiative, a campaign looking to offer
internships to Black students across

the UK to help kick start their careers.
We are excited to be participating in the
Change 100 flagship programme, offering
paid internships lo university students or
recent graduates with disabilities or long
term conditions. We are participating as
a way to source a more diverse group ol
talent far the long term and have our first
intake signed up and ready to start in
summer 2021,

Continuing to support our talentinto

the business remains key {0 our success.
In the last 12 months we have had eight
graduates aCross cur two schemes,
including three new graduates to our
Commercial Property programme. We
have also welcomed 10 apprentices
throughout the year across different
areas of our business.

We recognise the importance of growing
our talent internally and have cantinued
to invest iniearning and development
initiatives for aur employees. Over the
past 12 months we have spent £380,000
on training and over 9,000 hours of
training in total have been undertaken
by our emplayees across the Campany.

Internally we have supported 23
employees ta receive professional
qualifications and 42 employees have
moved internally within British Land to
further develop our talent and support
their career ambitions.

“My role covers three retail assets
so | went from constantly travetling
to being confined to a desk at home
which took some getting used to!

At British Land, we're lucky to
have so many colleagues to lean on.
At the beginning we had daily calls
to discuss how we were all feeling.
Those are now weekly because

it's still important for us to stay

in touch and support each other.

[ have a great working relationship
with my team and a great network
of support, and that’s really what
has got us cthrough.”

Alan Barker

British Land Centre Manager
Broughten, Crown Point,
Maostyn Champneys

At British Land we recognise that

having a mentor can make a big impact
in developing an individual's knowledge,
skills and experience and help grow their
network. We have therefore supported
indwiduals in finding & suitable mentor
within the business and have run speed
mentoring events to facilitate successful
nelworking opporfunities. We have

alsa recently launched a mentoring
programme for our leadership team

with our Executive Committee and Non-
Executive Directors. Each Non-Executive
Director and Executive Committee
member has been carefully matched to
a member of the British Land teadership
team and tailored to the specific needs
and objectives of the mentee. Gverall,

we currently have 55 fermal mentorships
across the business.

Qur values

Bring your whote self
- Feetfree to be ourselves -
and helip others feel
the sama -
- Bring all our passion and
energy to what we do -
- Beopen and inclusive

Listen and understand
Take the time to listen -
and feed back

Listen with respect and -
withoul judgenienl -
Base our actions on

what we learn

Be smarter together

right team

1o succeed

British Land Anauat Report and Accounls 2021

Bring tocgether the

Own our responsibilities -
Suppart ezch clher

Build for the future

- Anticipate needs and

lead with courage

Grow our expertise and

tearn from aur experience

- Be accountable for the
legacy we leave
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PEOPLE AND CULTURE continued

Promoting wellbeing

The Covid-19 pandemic has shone a
spotlight an health and the importance
of maintaining a good balance between
work and life prioriies. At British Land
employee wellbeing has always been a
facus, with our Wellbeing Cornmittes
leading on ways o support employees’
physical and mental health. With help
from our networks and committees, we
have worked hard to create a culture of
suppart and understanding for all our
employees, ensuring they know where
they can get the apprapriate assistance,
recognising all the difficullies
encauntered during this pandemic.

Over the past 12 months we have run
weekly mindfulness sessions to help
employees feel balanced and have 3
positive frame of mind as well as having
sessi0ns on coping during and alter
lockdown to beost resilience

Our Parents and Carers Network has
guided the business 1o help and support
parents and those managing caring
responsibitities whilst working from
horme, advacating flexibility ang

understanding. This has inciuded
practcal suppart such as providing free
access to online learning toels Twinkl
and Times Tables Rockstars and sharing
practical resources and suggestions,
whitst helping ensure inlernal
communication delivers a drumbeat

of support and visibility for those with
children and caring responsibility.

Our Sports and Secial Committee has
also been helping us keep physicaily fit
throughaut the pandemic with oaline
gym classes and virtual yoga classes

Our cere value of “listen and understand”
has been applied throughout the
pandemic. We have sent regular surveys
to check-in with employees and ask how
we can help as well as to understand
their wellbeing Our check-in survey in
2020 asked employees how canfident they
were in how British Land was responding
to the pandemic with a 98% favourable
score. li alsa gave thern the chance to
reguast any form of IT equipment to
ensure they have everything they need

to work effectively fram home. The '
wellbeing survey was te understand how,
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in the third national lockdown,
ermployees were teeling regarding their
work pressures but also their overall
mental and physical health. This has
provided an insight as to how we can
support our empleyees further.

Our CSR Commuttee has guided and

supported all our workforce engagement

activities, such as our check-in surveys

and welibeing survey. By having a

dedicated Committee with formal

responsibility for the engagement of our

employees, our people always remain

central te our strategy. You can read .
more about this on pages 116-111.

Far those colleagues who do need 1o be

in the ofiice we have introduced weekly

Covid tesling on our sites as well as

other social distancing measures such

as one-way systems, desk spacing and

limiting the number of emplayees in ;
each space o ensure our employees

are working as safely as possible, All ;
empleyees were also given @ return-to-

work kit with hand sanitiser, face mask,

door opener and water bottle.

Parents and
Carers Network

Eloise, chair of gur Parents and Carers Network,
describes below the challenges of being a parent
over the last year and how British Land has
supported those with caring responsibilities !
during this time.
“Juggling working from home and '
homeschooling two small children
was hewildering to say the least!
But the sense of support at British
Land - right across the business
- was incredible.

During the third lockdown,

when we were all exhausted by
hack-to-back meetings, the business
suggested a no meeting zone in the
middle of the day. This had a really
positive impact on my whole
family’s wellbeing.”



Keeping connected

Throughout the pandemic our leadership
team has highlighted the imporiance of
keeping connected with our teams and
colleagues to ensyure we can continue
torwork and Be Smarter Together. Our
usual monthly staff meetings have been
successfully conducted virtually. This
has allewed our whole Corrpany to
come together to hear key updates

and celebrate our colleagues who have
been awarded our Hats Off - a prize that
recognises colleagues who have been
Living our Company values - Bring your
Whele Self, Listen and Understand,

Be Smarter Together and Build for

the Future.

Alongside our staff meelings we have
introduced regular audio and video
podcasts where the Company can hear
from our Chief Execulive on our approach

to work guring the pandemic. Our
Executive Commitiee has also launched
podcasts 5o the Campany can gel to
know each of our leadership team.

Ensuring open and transparent
communication throughout the pandemic
has enabled all our employees to
continue to be engaged with and aligned
to our purpose and vision for British

Land We have therefore delvered further
webinars on our Sustainabitity Strategy,
our financial results, engaging with
customers and customer management
as well 3s a number of other topics.

While working from home we have
embraced digttal shared teams sites
which has not only allowed colleagues to
rermain connected but has enabled teams
to swap ideas, collaborate on projects
and improve our teamwork.

EnaBLe Network

“The launch into full time

working rom home last year

really highlighted the importance of
having the right set up to be able to
work effectively, technically as well
as physically. British Land were
amazing to provide'adjustments
during this transition and in
November, with help from the
EnaBLe committee, BL launched
an Accessible Tech Buddy Scheme
to further support colleagues with
accessibility requirements for their
technology. This has been anather
great step forward in making our
working environment accessible
for all.”

Leanne Williams

Business Analyst in our Group
Technology department and
member of our EnaBLe committee

QOur networks have also kept us engaged
with a series of webinars on impoertant
topics such as fertility awareness,
suppaorting the next LGBT+ generation,
the History of Black British Activism
and many more.

We also understand that the workplace
1s an important place for people to
connect socially While working from
home we have continued to run social
engagements from virtual pub quizzes to
baok clubs to cocoking competitions and
even hosting cur own British Land's Got
Tatent; all with the help of cur employee
networks and committees.
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SUSTAINABILITY

Delivering our
2030 Strategy

In this first year of

our new Sustainability
Strategy, we have
achieved some early
milestones which support
our 2030 ambitions.

1. Net zero carbon

We have cormmitied o achreving a net

zero carbon portiolic by 2030 and have
sel out clear targets to reduce both the
embodied carbon in our developmentis
and the operational carbon across our

partiolia. This year. we published our
Pathway to Net Zera, setling out the
steps we will take across our business
to delwer on that ambiton.

Embodied carbon

S0%

reduction in embodied carbon intensity
at our developments to below 500kg
COze per sgrm by 2030

Progress

This year we updated our Sustainability
Brief, setting a clear standard for
suslainable development at British Land.
We completed vur first ever net zero
carbon development at 100 Liverpool
Sireet; embodied carbon was low at
389%kg CO:e per sgm and we offset
residual carbon through accredited
schemes in the Tibetan Plateav

and Mexica.

We have made further commitments

at Norton Folgale and 1 Broadgate;

the average embodied carbon in our
development pipeline is 640kg COqe per
sqm. This perfermance benefits from our
commitment to prioritise the re-use of
existing materials.

100 Liverpool Street

Operational carbon

73%

reduction in operational carbon intensity
by 2030

Progress

This year we completed six net zero
carbon audits at our assels, identifying
interventions which would reduce
aperational carbon on an nngoing basis
This programme is being extended
acrass our portfolio and is expected

to carnplete at the end of next year.

To hnance these projects, we set up our
Transition Vehicle, funded by an internal
carbon tevy of £60 per tonne of embodied
carbon in new developments and an
annual corporate float of £5m We
completed our first project, fitting LED
lighting at Regent’s Place this year.

The Transition Vehicle alse funds the
purchase of certified offsets for embodied
carbon in developrments.

LED light replacernent at Regent’s Place

This 2030 sustainability focus area
aligns with the UN's Sustainable
Develapment Goal 12
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2. Place Based approach

3. Environmental
leadership

4. Responsible
business

A Place Based approach means
understanding the most important issues
and apportunities in the communities
around each of our places and focusing
our effarts collaboratively, to make the
biggest impact at each place.

We do this through the tive key areas
which are common across our portfolio
and identified in our Local Charter:

- Connect - connecting customers,
suppliers and community partners
around priority local 1ssues
and opportunities

- Education - needs-based intiatives

- Employment - needs-based initiatives

- Supperting local business

- Wellbeing - putting our Wellbeing
Principles into practice

Our strong community links enabled
us to act quickly to help those most
impacted by Covig-19 at our places.

This year, despite these chalienges, we
supparted 364 people intc emptoyment,
with nearly 1,000 receiving meaningful

employment support.

We provided educational materials
thrgugh the National Literacy Trust,
benefitting around 3,600 famities, and
supperted foodbanks and community
hubs at seven of our assets.

Supporiing ¢communities at Regent's Place

Qur continued strong performance in
sustainability was evidenced this year
by & 5% rating in GRESB, the global ESG
benchmark for real estate, achieved
iwo years ahead of our target.

To strengthen our performance in
juture years we are rolling out BREEAM
In Use operaticnal certifications across
30 assets over the next two years.

This year the Science Based Targets
initiative validated our climate
commitments as being in line with

2 1.5°C global warming trajectory.

We have mainlained our market

leading perfarmance in international
ESG benchmarks; performance for 2020
is sel out below:

GRESB 2020:
5 star rating,

We advocate respensible business
practices across British Land and
throughout our supply chain. Qur
key areas of focus are set out below,

Responsible employment
- Investing in training and
professional qualifications
- Connecting with our pecple
- Providing a safe working environment

Diversity & Inclusion

- Improving gender dwersity at a1l
levels; maintaining a minimum of 35%
female representation on the Board
and reducing the gender pay gap

- Improving ethnic diversity at all tevels;
targeting a minimum of two Directors
from an ethme minority background
and reducing the ethnicity pay gap

- Making our places more inclusive
for everyone

Green Star
Responsible procurement
- Mandaiory modern slavery awaraness
COP 2020: training for British Land staff
A- score - Mandating prompt payment
- Responsible procurement standards
See pages 46-47 for more detail of
EPRA our progress in each area and our
Rating 2020: Sustainability Accounts.
Gold
MSC] ESG
Rating 2020:
AAA
FTSE4Good
Index 2020:

Top 96" percentile

Science Based
Targets:
approvatn 2021

This 2030 sustainability focus area
afigns with UN's Sustainable
Developrent Geal 8

This 2030 sustainabiiity focus area
aligns with UN’s Sustainable
Development Geal 12

This 2030 sustainabilily focus area
aligns with UN's Sustainable
Jevelopment Goal 17
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JLL’s decision to be based at 1 Broadgate reflects
their ambitions toc be a net zero carbon business.

A focus on net zero

JLL has committed to being net zero
carbon across its UK workplaces by 2030
and to speachead the wider adoption of
riet zero carbon buildings across the
industry. This approach underpins many
of their key requirements at 1 Broadgale
and shaped the design of the building

i Broadgatie will targei the BREEAM
Outstanding certification. It will use
100% renewable energy and we will fit
energy efficient air and water source
heat pumps, lighting and lifts and smart
controls. We are adding solar panels

to the roof and will recover office heat
energy for use in the retail units on the
ground floor We will deliver mixed-mode
ventilatien, effectively combining natural
ventilatien with air conditioning to reduce
carbon emissions and provide better user
contral of the thermal environment. The
facade will be insulated and the glass
designed and treated to manage solar
glare from different orientations We will
re-purpose the pink granite frem the
existing facade as terrazzo floering and
sustainable, low carbon and responsibly-
sourced materials will be used
throughout the building.

The result is the mast operationally
efficient development British Land has
ever deliverad. Energy intensity will be
in line with our 2030 targets and the

UKGBC's 2030-35 energy efficiency targels.

1 Broadgate 15 our pioneer project for
adopting the NABERS UK approach {o
maodelling and verification, This provides
a framework against which we can design
and test our plans for the development
to ensure we stay on track to achieve
our targel energy efficiency. This
approach can also be used to verify

the performance of the building once

in occupation so we can monitor energy
elficiency throughout is lifecycle.

Embodied carbon al 1 Broadgate will
be above our 2030 target at 901kg COze
per sgm. This is partly because certain
design features, such as the terraces
which support wellness and biadiversity
and the retail walkway which impraves
the experience for campus visitors, result
in @ higher emnbodied carbon footprint,
However, we have a good Irack record
of reducing emnbodied carbon against
concept design. We are alse actively
salvaging materials from the current
building for re-use.

Focus on wellbeing

1 Broadgate has alsoc been designed

ta the highes! standards of wellbeing.
Reflecting feedback from their staff,

JLL wanted a building that offered a
hybrid model of remote and office-based
working to enhance productivity and staff
wellbeing. The design includes more than
47.000 sq It of roaf terraces and space for
aver 1,000 bikes. We are targeting the
WELL Platinum rating for wellbeing

and the WIRED Platinum rating for

smart infrastructure

“Working in partnership with British
Land, we have a real opportunity to
achieve one of the most sustainable
and technologically advanced
workplaces in the UK. 1 Broadgate
will enable us to significantly
push the boundaries to enhance
productivity, improve wellbeing
and support the wider community
through British Land’s approach
to managing the Broadgate campus
and its Community Framework.”

Stephanie Hyde
UK and Ireland CEO at JLL

“The distinguishing feature of
1 Broadgate is that its ambition
grew over time and each step up
was a real collaboration between
developer, designer and contractor.
We truly worked as a team to
instigate, support and sanity check
each improvement. Nothing was
discarded through an assumption
of difficulty and the determination
is still very strong as we enter the
construction life of the building.”

Marie-Louise Schembri
Design Director, Hilson Morar
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SUSTAINABILITY continved

A Place Based approach

“Usually, we run healthy cooking
classes for local families, supported
by the Regent's Place Community
Fund. When the pandemic hit,
Lifeafterbummus needed to
adapt to meet the needs of the
community. British Land reached
out and asked: ‘Tlow can we help?’.
They donated funds to start our
‘Cat what you Request, Request
what you Eat’ foodhank. Qur
volunteers now collect surplus
supplies from 43 stores locally
every week: to date 17 tonnes of
diverted food waste. We would
never have achieved this without
British Land’s support.”

Farrah Rainfly
Liteafierhummus Community
Benefit Society

Supporting communities
through Covid-19

This year the focus of our community
pregramme has been on supporting
those impacted by Covid-19. To support
our long term partners, we funded a
bespoke coaching programme through
The Business School (formerly Cassl,
helping 25 partners to navigale the
unprecedented challenges.

Working with the Natienal Literacy Trust,

we provided books and activty packs
for vulnerable children through local
community partners, ensuring that
they reached those mest in need and
benefitiing around 3,600 families,

We supported local arganisations like
Liteafterhummus, who we pravided with
tunding, space to run a food bank ang
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volunteering support from cur site teams:
security officers from Facebook, one of
our gccupiers, alsg volunteered. We
supported the Euston Foodbank and
Nourish Community Foodbank through
Royal Victoria Place and the 1928 Project,
an initiative to provide NHS workers at

St Mary's Hospital with good quality feod.

With retail and hospitality industries

most acutely impacted by this year's
teckdown, cur efforts have focused on
supporting the many people who became
unemployed as a result. In Edinburgh, we
warked with 1ong term partner Capital
City Partnership on 2 rapid retail recovery
plan that assisted over 80 businesses
with recruitment and workforce needs
inciuding advice an funding and furlough,
delivered training and infermation sessions
tc aver 60 people and supported 30
jobseekers into employment.



In Londan initiatives included four virtual
work experience projects Jor 200 young
paople, involving our ¢customers and
local partners, including ane focused

on consiruction and anoiher delivered
as part of Black History Month.

Mental health has been g key focus this
year. Established prior to the pandemic,
our Mental Health Network at Broadgate
has beean an impartant forum where
occupiers can exchange ideas on how to
support their people through Covid with
13 of aur customers participating. The
Broadgate team also arrange speakers
trom the local arga. such as Mind in
Hackney, who have continued their
association with our occupiers

outside the network.

Place Based research

A Place Based appreach means
understanding the most imporiant issues
and oppartunities in the ¢cornmunities
around each of our places and focusing
our efforts collaboratively, to make the
biggest impact at each plzce.

To infarm that approach, this year we
commissioned independent research into
the social and economic issues in the
diverse communities argund 25 of our
places. This wark demonstrated that
while there were shared themes, such
as education and employment, there
were also specific locat challenges in
London, this included pockels of income
deprivation, whereas in the North East
and North West, health and education
were identified as key 1ssues for

some comimunities.

Qur focus for the coming year s to

use aur local conpections including
customers, suppliers and community
partners at our priority assets (o afldress
the key local challenges where we are
most able to make an impact.

“Because our partnership with
British Land is well established and
they genuinely listen to what people
need, we were able to get a new
programme, Retail Rapid Response,
off the ground almost immediately.
We managed to get people into jobs
and help businesses retain jobs.”

Rona Hunter
Capital City Partnership

“Again so many thanks for enabling
our charity to continue to keep our
centre and serve the community &
moreover (o buy time to recover
our business plan. No one could
have anticipated the length of the
pandemic and the harm it has
caused to our social fabric and
commercial enterprises. British
Land and its management deserve
a special commendation from all
of us, and from every one of the
75,000 participants who crossed
the threshold of the centre in
the 12 months prigr to the first
lockdown one year ago today.”

Mark Ross
Gld Diorama Arts Centre

“[t's so important that we talk
openly and honestly about mental
health, The Broadgate Mental
Health Network is a great space
to bounce ideas off different
businesses and professionals.

[ always come away with good
resources and opportunities.”

Alice Marston
Digital Social Media Manager at
TP ICAP, Broadgate occupigr

“We've connected with some
amazing people through the IDEA
Paddington network and delivered
projects, always involving local
young people from underrepresented
communities. For Kinglisher, young
people came up with concepts and
facilitated conversations for podeasts,
working with senior leaders and
people of different ages and life
experiences. Not only did this
progress their personal development
and careers, more importantly, the
young people used their skills and
knowledge and had their voices
heard. This was particularly
valuable during the pandemic when
they were isolated at home, unable
to g0 to university, without work
and not using their skills. There
was a mental health benefit.”

Farah Mohammoud
Faunder / Cirector of sacial enterprise
You Press
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SUSTAINABILITY continued

Net zero carbon

Fetus area 2020 $irategy Indicater 2030 Target 2021 Perlormance
Programme Science Based target - Reductian in Scope Tand 51% 4%
level targets 2 emissions vs 2020
Science Based target - Reduction in S¢ope 3 55% per sqm 45%
emissions intensity vs 2020
Embodied 50% reduction in embodied ermissions Dffices: 500kg COye per sqm Overall- 640kg COze per sgm
{RICS A1-A5l on new construction and major Retail & residential: 450kg
renovation projects vs 2019 industry benchmarks  CO,e per sqm
100% of ermbodied ermissions from completad 100% 100%

new construction and major renovation projects
[RICS A1-A5] offset using certified carban

offset credits
80% reduction in operational and end-of -life Dffices: 275kg CCye per sqm To be reported from 2022
embadied emissians (B1-B5, C1-C4) at new Retail & residental: 250kg
developments vs 2017 industry berchmarks COqe per sqm
Oparational 75% operational carban intensity reduction by 75% Difices- 41%
2030 vs 2019 baseline Retait shopping centres
{landlerd onlyl: 38%
25% whole building operational emerqgy intensity  25% Offices: 31%
improvement by 203¢ vs 2019 Retail shopping centres
[landlord onlyl: 19%
Whole building operaticnat efliciency Qftices: 0kWh. per sqm To be reported from 2022
for develapments Retail; 60kWh, per sqm
Resi: 35kWh, per sqm
Landlord precured electricity from 100% 98%
renewable sources
Environmental leadership
Focus area 2030 Strategy Indicator 2030 Target 2021 Perfermance
Indices GRESB IS1anding Investments) S-star rating S-star by 2022 3-slar
Green Developments on track tc achieve BREEAM 100% 73%
Building Outstanding [Offices]; Excellent |Retaill;
Certificalions Home Quality Mark [residentiall minimum 3'
BREEAM-certified standing assels - all ratings - 27%
Idesign andfor operational BREEAM certificate}
BREEAM-cervfied standing assets - rated 50% by 2025 25%
Very Good’ or higher?
{design and/or operational BREEAM certificate)
Energy ratings Proporuion of units with EPCs ratled A or B - 24%
across Assels Under Management
Water 5% reduction in operational water consumption 5% 20%
vs 2020
Materials and Operational waste from managed assels thatis  Offices: B0% Offices: 1%
Waste re-used, compaosted, or recycled Retait: 70% Retail: 47%
Davelopmert and operational waste dverted - 100%
from landiitl
Biodiversity New construction and major rengvation projects  100% To be reported from 2022
designed ta achieve a 10% net ga:n in biodwersity
Biodiversity % of managed assets with Biodiversity 100% 18%
Action Plans
Resilience % of managed assels and major developments  100% 100%

which have undergone a flood risk assessmant

1. From 2021, the 2030 Strategy upgraded our BREEAM targets 10 'Dutstanding’ for Offices (from Excellent) and ‘Excellent’ {or Retail Hrom ‘Very Goed'|.
2 Excludes residential.
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Place Based approach

Focus area 2021 Perfarmance

Understanding  Socio-ecanemic assessmenis completed at 25 of our places
and respanding
to local needs

Connecting E1.63m total community investment
23.024 beneliciaries from our community programme
94 initiatves al our places
£170.367 raised at our places and by our pecple
£93.509 tota! in-kind centributions

10% BL emplayees are expert volunteers
22% total volunteering'

Education 16,403 people benefitting from owr education initiatives
77 educalion initiatives in our places

Employment 991 peaple receiving employment related support or training
344 people supported into employment
13 employment initiatives at our places

Business 10,000 sq fi affordabte? warkspace delivered at 1 Tritgn
37% development supply chain spend within the berough
47% developmenti supply chain spand to SMEs

Wellbeing Air quality plan delivered at Broadgate

On track Lo achieve Well Gold certification at 100 Liverpoot Street

Achieved WiredScore Platinum rating 2t 109 Liverpool Street

1. lmpacied by Covid.
2. Altordable space includes atl alfordable warkspace, afferdable retail space and community space on both a ternporary and permanent basis.

Responsible business

Forys area 2027 Pertormance
Responsible Invest in our people
employment £380.000 spent on training and professional qualifications

Supporied 23 people ta achieve professional / vocational gualifications

Connect with our pecple
87% company and leadership commitment score
88% stalf rztention

Provide a sate working enviranment
Injury Incidence Rate - Offices 4592, Retail 0.01
Injury Frequency Rale - Developments 0 10

Diversity & Improve gender diversity at atl levels
Inclusion 44% of Board are female
40% of senior management are femate
Gender pay gap 27.6%

{mprove ethnic diversity at all levels
Compliance with Parker Review recommendations on ethnic diversity
Disclosure of ethnucity pay gap at 27.3% for the first time

75% of employees received Fairness & nclusion training

Responsible Against modern slavery

procurement 100% of BL employees paid at least the Real Living Wage
7%% of supplier workforce paid the Real Living Wage
Supplser Cade of Conduct updated and made mandatory for all suppliers
New partnership with anti-modern slavery eharity, Unseen

Mandating prompt payment
Group invoices settled within 23 days on average

Responsible procurement standards
Supglier Code of Conduct updaled to widen scope of “responsible sourcing”

Far a summary of our EPRA reperting see pages 235-215
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD|

Climate-Related Financial Disclosures

The Board recognises the scale of the
climate emergency, its potential impact
on real estate and therefore the urgent
naed to take mitigating achon. With the
built environment accounting for c.40%
of all greenhouse gas emissions, we alsa
recognise our responsibility to do what
we can lo minimise our carbaon footprint
and encourage our custamers to do the

same. Qur achievements in developing
and rmanaging more sustainable space
have been reccgnised for more than a
devade and building on Lhis, we have set
out an ambitious approach to achieving
net zero carbon by 2030. This 1s a goal
shared by our investors, customers,
partners and geople,

British Land has set aut a commitment
tc align with TCFD reporting by 2022,
we have set clmate targets validated
as 1.5°C-aligned by the Science Based
Targets initiative [SBTY), and we are

a signalory of the Better Buildings
Partnership's Climate Commitrment,
RE100, and the Business Ambition

for 1.5°C.

Our roadmap to full disclosure in 2021/22

Progress to date:

Governance: in 2019/20, our
Board CSR Committee was
established and the 2030 Net
Zero strategy was reviewed by
the Board atits Strategy Cay.
The Risk Commuttee
subsequently established a
TCFD Steering Committee
composed of leaders from
across the business to
undertake the work required
for full TCFD alignment.

Risk screening: in 2019 the
Steering Cornmittee underiock
two climate risk scenarno
workshops, where facilitatars
trom Forum for the Future
reviewed the latest climate
science and ran brezkout
sessions on climate

risk identification and
organisational responses.

Physical risk scenario
analysis: in 2020/21, British
Land commissioned Willis
Towers Watson lo undertake
a physical risk assessment
cf the portlolio in Line with
TCFO requirements.

Quantifying transition risks:
British Land ts currently
rolling nut a series of net zero
audits across the perifolic.
The results will quantify the
financial costs of the key
interventions required

to deliver substantive
improverments in the energy/
carbon efficiency of assets.

Planned for 2021/22:
Transitien risk scenario
analysis: this TCFO-aligned
analysis will clarily the
most material risks posed
by future low-carben
transition scenarigs.

Detailing the organisational
response: outputs from the
scenario analyses and risk
quantificabion will be reflected
in our corporate strategy,
financial planning and
enterprise risk managerment
processes as appropriate.

For more information, see our 2021 Sustamability Accounts at britishland.com/data
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Updates to metrics and

targets: for our climate-
related Key Risk and Key
Perfarmance Indicators.



As part of assuming this responsibility,
building his knowledge and tnforming our
approach, Siman tock part in The Prince
of Wales’ Business & Sustainability
Programme al {he Cambridge instilute
for Sustainability Leadership. The Board
is updated on climate-related issues at
least annually and has ultimate oversight
of risk management. Significani and
emerging risks are escalated to the Audit
Committee and climate risk is tracked as
part of our ‘Environmental Sustainability’
principal risk category [see pages 78-87).

Governance

Board oversight of climate-related risks
and opportunities

Our Board Director responsible for
climate-related 1ssues is Simon Carter,
Chief Executive Officer. Previously as
Chief Financiat Officer, Simon chaired
our Risk and Sustainability Commillees.
To ensure continuity and accountability,
these commitiegs are currently chaired
by interim Chief Financial Officer

David Walker.

Governance framework

Board of

Directors

Board

Corporate

Audlit Social
Committee Responsibility
Committee

Risk
Committee

Sustainability
Committee*

Executive and

Management

TCFD
Steering
Committee*

* Members include representatives from across
the business: Asset managemaent, Oevelopment, Finance.
Invesiment, Pracurement, Properly managemnenl,
fisk management. Stralegy and Suslairability,

Our Board CSR Committee maets three
times a year and oversees the delivery of
the Sustainability Strategy, including the
delivery of the Pathway to Net Zero and
the management of climate-Telated risks.
In Q4 FY21, the CSR Commillee received
an update on the physical climate risk
analysis which commanced during

the year.

Management’s role in assessing and
managing climate-related risks

and opportunities

The Board delegates responsibility
for analysing:

Climate-related risks to the Risk
Committee, which consists of the
Executive Committee and leaders from
business units, including procurement
and property management Each
busimess unit maintains a comprehensive
risk register, which 1s reviewed quarterly
by the Risk Comrmittee. Climate risks are
identified through a process invalving trend
analysis and stakeholder engagement.
Identified risks are incorporated into our
risk framework and managed by the
appropriate business areas.

The TCFD Steering Committee reparts to
the Risk and Sustainability Committees,
both of which meet quarterly. Ultimate
oversight is at Board (evel, with our
Corporate Social Respensibility Committee
playing a rate from May 2019. Any
résulling disclosure requires

approval by the Audit Committee.
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES [TCFDJ continued.

Strategy

Impacts of climate-related risks and opportunities on our business
We consider climate-related issues within the bme horizans used in our corporate strategy:

Shart term

Medium term Long term

Less than |2 months

1 toSyears 5to 10 years

To date. we have focused on climate-related risks and opporturities for shorl and medium term horizons. We provide further
disclosure on these risks 1n cur annual COP ICOP, formerly the Carbon Disclosure Project| response, available st britishland.
com/sustainability/reporting/latest-reporting.

Examples of climate-related risks

Extreme weather events

Short term risks

Higher lload risks could increase insurance cosls This could, in turn, increase service charge costs lor customers

Inability lo sell or rent property assets at book value, due to flocd risk

Impact an carporate strategy

Flood risk assessments undertaken for cur current portiolie.
99% of high rigk assets have flood management plans.

Impact on financial planning

Flood risk 1s effectively priced inta our valuations,
Fload risk lactared into cur pracess for acquisitions and developments,

Energy regulation

Medium term risks

Energy Performance Certificates [EPCs): the existing Minimurm Energy Efficiency Standard {MEES| could be amended to
increase the mimmum standard fram '€ to 'C" ar ‘B by 2030

Impact on corporate strategy

Our sustainabihity programme meniters the 76% of our partfelio with an EPC rating lower than ‘B’ (by floor areal

As part of commussioning net zero carbon audils, we are pitoting a sample of side-by-side NZC/EPC assessmants to
grsure the kKey recommendations of a NZC audit wilt detiver an impeovement to the EPC rating a5 well,

Impact on financial planning

MEES non-compliance would prevent us from leasing non-compliant space, posing a risk of revenue loss and a potenbial
tiability [rom non-cempliance penalties

Examples of climate-related opportunities

Rescurce efficiency

Short term opportunity

Energy savings from the UK Energy Savings Oppartunily Scheme [ESOS].

Impacton corporate sirategy

As part of complying with ESOS in 2019, we have identilied initiatives reprasenting £1.4m of capex investment thal would
save £1.2m annually and pay backin 13 months,

Impact on financial planning

The business cases lor these capex investments are considered as part of our overarching financial process.

Energy sources

Short term opportunity

Revenue gengrated from solar PV installalions on our assels.

Impact on corporate strategy

Installation of an-site solar PV, with 11 assels generating 1,907 Mwn in 2020/21

Impact on financial planning

The cost savings and revenue from exporting to the gnd are factored into our financial ptanning.

Products and services

Medium term opportunity

Achieving a rental premium frarm high efficiency buildings weth a Design fer Performance approach.

Impact on corporate strategy

Cur Sustainabilily Brief for Developmenis and Operalions sets out our requirernent Tor detailed energy modelling early
in the design stage 1o inform design and set operational performance benchriarks,

Ta learn from indusiry best practice, cur developments at 1 Broadgate and 2-3 Finsbury Avenue are both ‘Pieneer
Prajects’ of Lhe Betler Buildings Partnership’'s Design lor Performance project, designed using the NABERS UK energy
efficiency rating syslem.

Impact on financial planning

The expecied rental premium achieved on high elficiency would be faciored into our revenue lorecasts in the
medium term.

Assessing the resilience of our strategy

Physical risk: Over the past year, British Land has been warking with Willis Towers Watson to conduct a physical risk scenario
analysis, including future climate scenarios with global temperature increases of approximately 2°C (RCPZ 6] and 4°C [RCPB.5].
The findings of this anzlysis will be included in next year's Annual Report.

Transition risk: British Land will complete transition risk analysis over the upcoming year for inciusion in next year's Annual
Report. Over 2021, British Land completed several transition-focused projects including (3 launching our Pathway to Net Zero,
liil commencing our programme of net Zerg audits across the partfolio, and (il achieving validation of our climate targets from
the Science Based Targels initiative (SBTi|.
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Risk management

Climate-related risks are (dentified ang
assessed using our risk rmanagerment
framework, set out on pages 78-87 of
this Report.

We consider climale change within our
‘Environmental Sustainahility’ risk, which
has been added as a standalone principal
nsk this year reflecting its significance

Lo both our business and our cusiomers.
Alsc, the external aspecls of ciimate-
related risks are incorporated within

pur ‘Catastrophic Business Event’

and "Political and Regutatory outlook’
principal risks. We define principal risks
as those with a substantive financial or
strategic impact on the business, high
likelihood of accurrence and medium/
high potential impact on our performance.
Our integrated approach combines a top
down strategic view with a complementary
bottam up operational process.

Identifying and assessing
climate-related risks

As part of our top down strategic view,
our risk heat mapping process allows
us to determine the relate significance
of principal risks. As a principal risk
category, chimate ¢change is maonitored
by the Risk Commuittee.

Qur risk register tracks:
1. Description of the risk
[identification)
ii. fmpact-likelihood rating
|evaluation enabling prioritisation]
i, Mitigants lmitigation)
iv. Risk owner imonitoring)

As part of our bot{om up operaticnal

‘process, we maintain Asset Plans which

include previsions for identifying climate-
related risks and spportunities, such as
flood risk assessments and audits to
identify energy saving opportunities.

Qur Sustainability Brief for Acquisitions
sets gut our enviranmental criteria for
acquiring 3 new property, including
energy efficiency and Hood risk
categories. Our Sustainability Brief

for Developments and Operations sets
out our envirgnmental criteria for new
constructions and renavations. including
requirements for energy efficiency, flood
risk, materials choice and embodied
carben ceductions

Managing climate-related risks

Qur process for mitigating, accepting
and controlling principal risks, including
climate -related risks, is set out on

page 78 of this Report.

We prioritise principal risks thraugh aur
corporate risk register and risk heat map.
The impact-tikelihood rating, which 1s
evaluated during nisk identification, is our
primary metric for prigritising risks. As a
principal risk category, climate change
risks are logged in ou- cGrporate risk
register and reviewed quarterly by the
Risk Coramitiee, which comprises

the Executive Commuittee and senior
management. The Board is ultimately
responsible for and determines the
nature and extent of pringipal risks

it is willing to take to achieve its

stratagic abjectives.

Metrics and targets

Below are the climate-related metrics and targats against which we currently repost

Climate-related risks

023 2020 2019

Policy and legal EPCs rated F and G 5% 5% 5%
EPCs rated Aand B 24% . 25% 2%

Extreme weather Portfolio at high nisk of flood [% by value) 1% % 3%
High floed risk assels with flood management plans [% by value] 99% 100% 100%

Resource supply
water stress

Percent of fresh water withdrawn in regions with high or extremely high baseline

To be reported in future years

Climate-related opportunities

2021 2020 2019

Resource efficiency 50% improvement in embadied carbon intensity of major developrnents

completed from April 2020 (kg COze per sqm} 640 nr nr

5% improvement in whole building carbon irtensity of the managed

portfolio by 2030 vs 2019 {Offices] 1% 23% -

25% improvement in whole building energy intensity af the managed

portfol ¢ by 203C vs 2019 [Offices] % 6% -
Energy sources Electricity purchased from renswable sources 8% 95% 96%

On-site renewatble energy generation (MWh] 1,907 1,763 1,131
Products and Portiolio with green building ratings [% by floor ares] 7% 24% 18%
services Proportion of gross rental income from BREEAM certified assets

{managed portiolial 53% nr n
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STREAMLINED ENERGY AND CARBON REPORTING [SECR)

Greenhouse gas reporting

Progress in 2021

Covid-19 and related government
restrictions had a dramatie impact

on our operational efficiency, with

the carbon intensity across our office
portfolio reducing by 41% versus our 2019
baseline. Despite this anomatous year,
as a partner of REt00, 93% of landlord
procured energy comes from renewabte
sources, with 78% of electricity and

80% of gas from renewable sources.
Additionally, our commercial offices
attained formal 1SQ 50001 accreditation
for energy management during 2021.

Building on our strong track record of
improving the energy efficicney of ouw
space, in 2021, we undertook eight
projects expecled to result in annual
energy use savings of 2.3m kWh and
carbon savings of 653 tonnes. We have
commenced net zero carbon assel audits
at six of our places which wilt help
identlify more energy efficient initiatives
and we launched our Transition Vehicle
to suppert the financing of these projects.
The Transition Vehicle is funded by our
internal carbon levy of £60 per tonne of
embadied carbon in our new develupinents
and tmis year financed an LED lighting
upgrade at Regent's Place.

tn March 2021, we were pleased

10 anncunce that the Science Based
Target snitiative has validated that our
commitrments la reduce greenhouse
gas emissions align with a 1.5°C glabal
warming scerario, the most ambit-cus
designation available through the 58Ti
process. Our key commitments are:

- Toreduce absolute Scope 1 and 2
greenhouse gas emissions by 51%
by FY2030 from a FY2020 base year.

- Toreduce Scope 3 GHG emussions by
55% per sqm of net lattable area over
the sarne target imeframe.

Emissions intensity!?* (tonnes C0,e)

Year ended J1 March 2021 2020 009
Offices: per sqgm nel lettable areat 0.067 0087 0.113
Shapping centres: per sqm, commaon parts 0.021 003 0.034
Retail parks: per parking space 0.032 0.040 0.044

Shopping villages: per sqm
Retail, High Street: par sgm
Total managed portfolio: per Em gross rental and related income?

To be reported in future years
To be reported in future years
34.03 2805 46.21
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Absolute Scope 1 and 2 emissions and associated energy use*®

Tannes CO-e MWh
Year ended ! March 2021 2020 2019 200 2020
Scope 1 Combustion of fuel:
Managed portfolio gas use ang fuel use in British Land owned vehicles 6,252 £327 6,433 33,75% 30.71%
Scope 1 Operation of facilities: Managed porifolio refrigerant loss from
air canditioning 411 418 123 - -
Scope 2 Purchase of electricity, heat, steamand Location-based 12,435 15373 20256 55778 42.950
cooling fer aur own use: Managed porifolio elactricity
use for common parts and shared services Markal-based B3y 669 1,549 - -
Total Scope 1 and 2 émissions and associated Localion-based 19,098 22.318 24,814 89.537 93,665
anergy use Markel-based 2,121 7415 8.105 - -
Proportion of Scope 1 and 2 emissions assured by &n independent third party 100% 100% 100% 100% 100%
Proportion that is UX-based 100% 100% 100% 100% 100%
Absolute Scope 3 emissions — managed portfolio*®

Tonnes CO:e

Year ended 31 March 2021 2020
Landiord purchased energy: occupier gas and etectricity Location-based 24,498 13,495
consumplien, upstream impacts of all purchased energy
fincluding the fuels of on-site vehicles] Market-based 1.343 1,624
Landlord purchased water: upsiream impacis 684 283
Waste management: downstream impacts 126 351
Major developments and refurbishments: embodied carbon 28,180 13,459
Proportion of Scope 3 emissions [above) assured by an independent third party 100% 100%

. We have reported cn all emission sources required under the Companies Act 2006 (Strategic Report and Directors’ Reporist Regutatians 2013 and the Companies
|Qirectors’ Repnrt) and timited Liatility Partnerships JEnergy and Carbon Report) Regulations 2018 {'the 2018 Regulatians . These sources fall within our

cunsolidated financial statements and relate to head office activities and cantrolled emissions from our managed portiolio. Scope § and 2 ermvssions cover 99%
of gur mulii-lel managed gortfolio by value. We have used purchased energy consumptlion data, the GHG Protocal Carparate Accounting and Reparting Slandard
Irewsed edition} and emission lactors from the UK Government's GHG Conversion Faciors lor Company Reporiing 2020,

~

In 2020/21. (his accounts lor 1.8% of total reported energy consumption and 2.0% of total reporied water consumplian.

w

£299m {2020: £287ml, less GRI generaled assels cutside the managed gartfalio of £117m{2020: £212ml.

v

For full Scope 3 greenhouse gas reporting, see the British Land Sustainability Accdunts 2021 at britishiand corn/data
. flestatements: From 2021, intensily melrics are no (onger degree day adjusted and previous years have been restated. Uffice intensity is reporied for Scopes 1-3,

Omissions and gstimalions: Where assel energy and water data was partially unavailable. we used data from adjacent perieds o eslimate dala far missing periads.

Grass Remial Income IGRI from the managed portlalic comprises Group GRI of £392m (2020 £435m), plus 100% of the GRI generated by joint venures and funds of

retail intensities are reporied for Scopes 1-2 The 2020 Scape 2-related MWh has baen restated with more accuraie on-site solar power data, and the 2020 Scope 3
emissions from landlord purchased energy has been restated with more acurate data

o

Fram 2021. office intensily is reparied as whole butlding intensity and previous years have been resiated.
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NON-FINANCIAl RFPORTING DISCLOSURC

Non-financial reporting disclosure

Descrigtion of Risk
N area j model areas’ Palicies Purpose and scope Operation and outcome
Financial Crime We pperate a 0.E Anti-Bribery and - Details the expected conducl of all These robust policies argund
Compliance zero-{olerance Corruption Policy Britesh Land stalf with respect o Financial Crime Compliance reflect
approach to bribery, relationships wilh suppliers, agenls, our zero-lalerance approach to
corruption and fraud. public olficials and charitabia and such actwity both in and around Ihe
More infarmation is political nrganisations business: Lhey have been dralied to
available in the Avdit - Qutlines slall responsibilitias provide for education and monitoring
Commities report regarding the reporting of any in additien In deterrence and
on page 116, breaches ano delails consequences prevention. The policies are
of breaches for stalf and the Groug accessible by all employees via the
a5 a whole intranet and mandatory training 15
- Provides for staff training and reqyired for all staif in re}annn to the
communicaticn around Lhe policy Anti-Bribery an_d Corruption Pnllcy:
as well as monitoring and review AnI!-Fraud POL-ICY and V\{‘h\slleblluwmg
by management Policy. Oue Whistleblowing service
can be accessed by all employeas
anti-Fraud Policy - Provides [ar fraud prevention training should they prefer to raise a concern
tar all British Land stalf and requires anonymously instead ol with their line
stalf participation in any fraud risk manager This is an independent and
assessments undertaken by Lhe canfidentiz| telephona service and
Group where relevant web portal BrinshLand carries out
- Outlines protacat for the reporting due diligence an counlerpartes to
of suspected fraud with reference to comply with legislation on money
the Group’s Whistleblowing Paliey laundering and 10 anahle it to
Whistieblawing ~ Provides contact details for consider how  iransaction with
Policy the Groug's third-parly the cc_\\.rmerparr_y may reﬂ:e:l
whistleblowing service an British Land’s reputation
- Dutlines the types at concerns The Generai Caunsel and Company
1 that can be reparted o the Secrelary has overali responsibility
whistleblowing sernce far alf four pqh'cies, These policies are
- Details safequarding measures in reguu'ariy mvnewgd and appraved by
piace for staff and outlines how the zhe: Audit Com.m'”” ‘w,"j, any maiiers
Graup will respond in cases of raised unp'er ihese pa.f:c;es are subfecr
whistieblowing 1o extensive investigation by the
Company. Reguiar updales are prowded
Anii-Money -~ tusts “red flags” detailing the kind ol to the Audit Comnmitiee regarding fraud
Laundering Palicy suspicious activity that may indicale and whistieblowing maiters.
an atlempt 10 launder money
- Detals monitoring and review
procedures under Lhe palicy
Environmental Qur long term 11.2,6  Sustainability - Provides for sustainable decisions to Our Sustainability Policy and Brief
Matters commitmeat 1o Policy be cur "business as usual” approach were comprehensively updated
sustainability and - Qutlines our 2630 Sirategy - our goals 0 2020. Our overall commitment
minimising aur of rmaking aur whole portfalio net zero i5 1o [ake decisions which are
envireamental carbon as well as growing soctal value  @avironmentally and socially
impact is one of and wellbeing in the communities in intelligent and make sound hinancial
British Land’s hey whigh we gperate sense. This year we intreduced an
diflerentiaters. As - - - - internal carbon levy of £40 per
accupiers facus an Sustainability Briel = Aligns weih our 2030 tanne of embedied carbon in new
minimising their Syslawnabilny Sieategy Gevelopmenis ensuring that we
carbon lootprint, our - Gives effect to our Sustainability Palicy  zppropriately assess bath the
ability to detiver mare - Sels out pur sustainability ambitians financial and the environmental
suslainable space is and the KPls and stardards required impact of our developments. We
8 key advantage. 30 achieve them participate i key ESG indices to
See page 40, demonstrate our progress and
publish sotial and environmental
perfarmance data annually
Our Head of Developments and Head
of Broadgate have overall responsibility
for our Sustainabifity 8riel and
our Chief Financial Officer has
overalt respansibility for our
Sustainability Policy
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Description of Risk

Ran-financial area busingss model arsas! Policies Purpose and scope Operaiiop and outcome

Social Matters  Briuish Land has long 8,11,  Sustainabilty See abave A commitment to §0ad secial practices
recogmised thata 1L,F,  Palicy has long been high on our agenda, and
cunjmnmenl o0 gued GH Sustainabilly See sbove we place g_real mpurta_n_ce on the way
social praclicess Briet we work with communities, suppliers

essential to the way we
operate; as accupiers
increasingly consider the
contribulion they make
to society, our ability

to suppor{ them is an
advantage. See page 40.

Local Charter

- Qutlines our five key facus areas where we
are acthive in lecal comemunities: fonneciion
with local communities: Supporting
educational initiatves tor locai peopte,
supporting tocal training §nd jabs,
supporting locat businesses; and
contributing to local people's
wellbeing and enjoyment

and partners, We believe 1hat
communicationis key in ensuring we
meet our social obligations, and by
tistening to the needs and concerns of
our stalf and communities we are better
able to provide an envirognmeni that is
sale, inclusive and welcaming In 2020
we recognised the greater need to
suppor menlal walibeing during a very
chailenging year which was effected

Supplier —  Qullines standards required of our suppliers
Code of around a number of areas, mcluding bui not through regular oulreéach aﬁ_d
Conduct limited to- health and salety; working haurs;  =ng2gement with communities,
responsible sourting, cormnmunity occupiers and stafl
engagement: and environmenial impact Chief Financial Officer has overail
- Details our zero tolerance approach tor responsibility for our Local Charter;
child labour; forced Labour; giscrminabion; our Head of Pracursment has overalt
and bribery, fraud and carruption responsitility for our Suppiier Code of
- Provides far monitaning, correclive action Conduct and Head of Develapments has
and reporhing under the palicy. Work averall re;pansrb«!a!y far aur Health and
Practice Audits are carried out gn aur Safery thcy Ali Health and Sa(ery reports
high risk suppliers are provded to the Risk Committee
Health and - Details how British Land will meel the
Safely Policy requirerments of the Health and Salety
al Wark Act 1974
- Provides for mandatory training around
Display Screen Eguipment and
Manual Handling
- Qutlines how heatlh and safety malters are
managed for staff, colleagues, service
providers and others affected by the
Company's undertakings

Employees British Land requires 12.8 Employee - Sets oul mimmure standards required by alt British Land remains deeply commilted
our employees Lo act Code of employees in all their dealings in and on ta creating an emwirenment of fairness,
in ways that promote Conduct behalf of the Group inclusion and respect Our corporate
fairness, inclusion and - Gwes ellect to our core values of Bring Your values undergin our commitment to
respectin their dealings Whole Self. Build for the Fulure, Listen and equality, diversity and integrity. We
with collaagues, Understand and Be Smarter Together recegnise that our workferce needs
custumgrs. suppliers - Comprises a number of separate policies to reftact the communities we serve
and business pariners nctuding but not timited (o our Equal in order Ip creale spaces that are

Opportunities Policy; our Disabled welcoming lg all, ard our working
Warkers Policy, aur Gender ldentity and practices and employment policies
Transgender Policy: and our Bereavement, religct the imporcanice of social harmony
Cornpassionate and Emergency Leave Policy 1 everything we do. This year we
updated our mandatory diversity and
inclusion training for all staff and have
provided sessions on Anli-Racism and
Allyship as wall as supporting our
Inclusive Nerworks w their activities
around celebrating diversity - including
Pride Month, Black Hisiary Manth,
Earth Day, Nationat Single Paren! Day
and International Women's Day Our
employment policies are made available
ta colleagues on the inlranst and are
reviewed annually.
The HR Drrector has overall responsibiiity
for our emgloymear policies.

Human Rights  British Land recognises B.F. Supplier See above Sritsn Land operates a zero tolerance
the impariance of G Code of approach to human rights niringements
respecing human rights Conduct by gay af our sugphers, accupiers or
Compact since 2009 Human procurement of specific materiats and tair ourpsupphers lo demonstrate Lhe Saqme
Wi ; ' Tratticking treatment of workers on construclian sites H )

& are cormmilted . . L commitment 1o the prevention of human
Statement = Outlines straleqy for reduction of risk in

to the responsible
management of sociat,
ethical and environmental
iSSUPS FLrOSS gur supply
chain. For further
information about ou-
actvities, see cur
Sustainabibity Accounts.

our supply chaing wath regard 1o sacial,
enviranmenial and ethical issues

- QOur Antt Madern Stavery traning is
mandatory for ail directly employed statl

rights abuses in iheir operations.

Our Slavery and Human Tralficking
Stalement can be found on our website
and 15 reviewed ant updated annually

1 Linkages to our Principal risks and other group risks which can be found on pages 78-87.
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PERFORMANCE REVIEW

Market
backdrop

Macro-economic context

The Cowd-19 pandemic was the backdrop
far the eniire financial year. Three
national lockdowns severely impacted
ecanomic activily, leading to the largest
annual contraction in GDP on record at
9.9% far calendar year 2020 However,
with good progress on the vaccination
programme, the Government has set out
a roatimap out of lockdown. In England.
restrictions started to ease in March 2021
with further significant steps taken in
Agpril, including the opening of non-
essential retail and outdoor hospitality
and in May, indoor hospitality was
permitied. As a result. growth is expecled
to pick up 1n the coming quarters with
households having accurmnulated savings
throughout the lockdown periods.
Consumer confidence has strengthened,
and the index is at its highest since the
pandemic began. Unemployment has
increased to 4.9%, cnly 0.9 percentage
points higher than a year ago but
reflecting continued suppart through

the furlough scheme. However, the
trajectory of the pandemic remains
uncertain, with a clear risk to the
recovery posed by variants.

London office market

After a subdued first half, investmant
activity rebeunded strongly at Lhe start

of the secand half, wilh nearly £5bn of
transactions in the quarter to December
2020, representing nearly 60% of all deals
in the period. Asia-Pacific and European
investors have shawn 3 particutar
readiness to look through the pandemic
and invest in prime Central London real
estate, reflecting its long term, secure
income stream and attractive yields
compared to other global cities. The
rewntroduction of travel restrictions
during the third lockdown in January
2021 impacted activity in the final quarter
but underlying fundamentals remain

sound and interest rates low so we would
expect activity to pick up as and when
internationat travel can resume. Prime
yields are c.4% and pricing has generally
been in line with pre-pandemic ievels.

Occupational markets have been severely
disrupted by the pandermnic, with activity
significantly down as businesses focused
on near lerm operational challenges and
postponed decisions an new space. As a
result, Central London take up in the year
was 64% below the long term average
although there has been an uptick in
activity more recently. Prime, headline
rents were hroadly flat, albeit on low
volurnes but incentives have increased.
The vacancy rate rose to 8.8% from

4.3% a year ago, but secondhand space
accounts far mare than 77% of supply
with lenant led space an increasingly
significant component, At the same

time, Covid-19 has clearly accelerated
trends in the way that companies use
workspace, sharpening their focus on
modern, high guality and sustainable
space which supports more hybrid

ways of working. As a result, there is
encouraging interest on new space,
particutarly from businesses with
requirements three to five years

aut and 34% of development under
construction s currently pre-let.

Retail market

Investment activity was mixed in retail.
Volumes were very low «n shopping
centres, where lot sizes are iypically
larger, and confidence weakened through
the pandemic. Covid-19 has underlined
the important role that well tacated.

out of town retail can play in online
fulfitment, strengthening investor
appetite and driving volumes up 14% to
£1.7bn in the period. Desgite the national
lockdowns, there is & strong buyer pool
dermanstrating renewed confidence in
the sector. In particular, the market for
assets which are small-to-medium in

lot size, with secure, sustainable income
strearms. has seen more activity. Demand
for standalone superstores was good
throughout the period, again reflecting
their security of income, and there
remains good investor appetite for
assets with alternative use potential.

Covid-19 has compounded exisling
structural challenges tor retailers by
accelerating the shift to enbine shapping,
which naw acceounts for 33% of retail
sales. As a result, more operators have
entered CVA or administration, but
stronger retailers are adapling their
business modets to be successtulin this
environment. Several operators, including
Next and M&S have identified cut of town
retail parks as playing an important role.
They are more affordable to retailers and
can support an online strategy through
click and collect, facilitating returns

and ship from stare. At the same lime,
shoppers are more confident visiting
open-air {acations they can access by car
and where sacial distancing can be mare
easily managed so footfall and sales have
generally recovered mare quickly

Logistics market

In legistics, investment volumes were
very strong at nearly E12bn over the

year with strong institutional demand
reflecting the very positive fundamentals
in this sector. In the occupational market,
take up for the year was more than 50m
sq ft, significantly ahead of the average
of c.40m sq ft driven the growth of
e-commerce, with e-commerce and
anline retailers accounting for over

40% of transactions Vacancy rates are
declining across the UK but in London,
where space is most consirained and
demand is very strong, vacancy is around
2%. Within the M25, supply is facused

on Grade B and C space, which 15 less
suitable for modern requirements

and there is a lack of Grade A space.
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PERFORMANCE REVIEW continued

Business
Review

Portfolio valuation

£9,132m

Decupancy’

94.1%

Weighted average lease length to
first break

5.3 yrs

Total property return

(7.0)%

Gross investment activity

$1,690m

Lettings/renewals (sq ft] over 1 year

1.2m

Cr a proportionally consolidated basis including the
Group s share of joint ventures and funds.

|. Where occupiers have ente~ad CVA or
administration but are sull Lable for rates, these
are treated as pccupied. I units in administration
are treated as vacant, then the dccupancy rate
would reduce from 96.1% to 92 4%,

Portfolio performance

Valualion Total property

val ERV t Yield shift return

At J1 March 2021 £m % % bps %
Offices 6,032 (38 07 9 10.81
Retait 2592 12¢.7 (146.8] +81 11911
Retall Parks 1.367 {18.6] {152 +45 {12.3}
Shopping Centres 894 (35,71 120.3) +143 29.21
Residential 121 110 8) na +37 [$02)
Canada Water 387 25 na ns 1.0
Total 9,132 {10.8) [7.5) +33 17.0)

The value of the portfolio was down
10.8%. The value of the Offices portfolio
was down 3 8%, weighted towards the
first half with values down just 0.8% in
the second hali. Dffices yields moved out
in the Hirst half but were flatin the second
halt. Pricing in the investrnent rarket
was broadly in line with pre pandemic
tevels and suppertive of vatues, although
increased availability put pressure on
lease mcentives, Gffice developments
agan were up 0.9%.

Retai values were down 24.7%. Retail
parks were down 18.6%, but the rate

of dectine slowed sigruficantly in the
second half, when values were down 6 5%
compared to down 13.1% in the first hatl.
Shopping centres were down 35.7% in the
year. Both categories saw the rale of ERY
decline slowing over the year, but there
was a notable difference in yields. which
for shopping centres increased by 143
bps weighted toward the second half,
whilst the increase for retail parks

was lower at 45 bps with the majority

of the increase coming in the first hall.
Shapping centres have been acutely
impacted by Covid-19 and investor
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sentiment here rernains weak with little
transactional evidence to underpin value,
particularly for larger assets Sentiment
has improved in retail parks, where
investrment acivity has picked up cver
the year

The value of Canada Water fell 2.5%,
down 6.0% in the first half reflecting our
investrnent into the masterptan including
a new marketing suite but up 3.4% in the
second hatf on drawdown of the headlease
following the successful clearing of the
Judicial Review process.

Offices outperformed Central London
Offices in the MSCI benchmark by 120
bps and were 0 hine with the All Otfices
benchmark on a total returns basis
Retail underperformed the MSCI Al
Ratail benchmark due to aur exposure

to shopping centres which significantly
underperformed and where our waighting
1s higher than the index. As a result,

and refiecting the continued strength of
industrials, the portfolio underperiormed
the MSCI All Property total return index
by B20 bps over the period



Rent collection
Year to March 2021

As at 18 May, we have collected 83% of rent due between 25 March 2020 snd 24 March 2021, Of the remainder, 3% has been
deferred. 5% has been forgiven, 2% relates to lenants that have subsequently moved into administraiion and the residual 7%

is outstanding.

Renl due between 25 March 2020 and 24 March 2021 Offices Retall” Tolal
Recerved 99% 1% 83%
Rent deferrals 1% 5% 3%
Rent forgiven - 9% 5%
Moved intc administration - 3% 2%
Outstanding - 12% 7%
Tatal 100% 100% 100%

£225m £305m €530m
Collection of adjysted Hiiling? 100% 83% 0%

March 2021 Quarter’

As at 18 May. we have catlected B4% of rent due between 25 March and 18 May. Of the rernainder. 1% has been forgiven, 3% is

being paid monthly and 12% is outstanding.

Rent due between 25 March and 18 May Offices Ratail’ Tolal
Receved 98% 72% 84%
Rent deferrals - - -
Rant forgiven - 1% 1%
Customer paid manthly 1% 5% 3%
Oulstanding 1% 22% 12%
Total* 100%, 100% 100%
£45m £50m €£95m
Collection of adjusted billing® 99% 76% 87%
1. As at 13 May.
2. Includes nan-otiice customers located within our London campuses.
3. Total billed rents exclusive of rent deferrals, rent forgivgn and tenanls moved 1o menthly payments,
Capital activity
Oilces Retal Residential Canada Water Total
From | April 2020 Em Em fm £m £m
Purchases' - 284 - - 284
Sales? [643) [534] {18} - [.217
Development Spend 98 3 2 26 129
Capital Spend 35 25 - - 60
Net Investment {510 (244) 118} 24 [744)
Graoss Investment 776 848 20 26 1,690
On a propartianally consolidated basis including the Group's share of jont ventures and hunds
1. includes the purchase of Heritage House. Enfield which exchanged and completed post period end, as well as the cammitment tg acquire Ihe remaining 22%
interest of HUT at a GAV of £ 148m.
2. Includes Beaumont Leys sale for E9m which exchanged in the year and completed post period end and St Anne’s sales for E4m which exchanged in the year.
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PERFORMANCE REVIEW continued

The total gross value of our investrent
activity since 1 April 2020 was £1,690m.
We made £1 2bn of asset dispesals,
overall .2% ahead of book value on a
blended NIY of 4 6% In Oifices, we sold
£643m of assets 5 2% ahaad of book
value; the mest significant was the sale
of a 75% interest in three West End
builldings to Altlanz Real Estate for £401m
representing a blended NIY af 4 3% This
included York House where our head
office 1s based. We also sold the offices
and retait element of our Clarges scheme
in Mayfair for £177m ata NIY of 3 5%, and
Yalding House for £42m at a NIY of 4 4%

In Retail, we sold £556m of assels overall
7 0% ahead of bogk value The most
significant transactions were the sale of
two Tesce superstores at our centres in
Milton Keynes and Peterbarough together
totalling £14%m and four standalone

B&Q stores totalling £100m. We sold

our Beauman! Leys shopping centre for
E72m in twa separate transactions and
two small retail parks in Lincoln and
Newmarket for a combined total of £21m.
We soltd our share of a portfolio of
reversignary interests in Sainshury’s
superstores for E102m and made furiher
sales of standalene assets, including

a Tesco in Brislingtan for E42m and a
David Lloyd gym in Northwood for £51m.

In residential, we sold St Anne’s, our
affordable housing development at
Regent's Place fer E6m and are under
offer on the final residential unit

at Clarges

We made several notable acquisitions in
Retait. In March 2027 we acquired The Al
Retail Parx in Biggleswade, Bedfordshire
for £49m on a NIY of 8 5% This is a
strong trading, modern, well located
scheme, easily accessible from the Al
and within the Oxford-Cambridge arc.
We expect to deliver attractive financial
returns off stabilised rents and reflecting
our asset management expertise We saw
a similar opportunity in HUT {Hercules
Unit Trust, which comprises ten prime
retail parks) and in February we voted to
extend its terms, effectively committing
to the acquisition of the 22% interest we
do not own at March 2021 valuation. HUT
had a lock-through blended NIY of guer
8%, and acquisition of the remaining
interest is anticipated for June 2021

at a gross asset value of £14Bm.

In May 2021, post period end, we
completed on the acquisition of Heritage
House a 216,000 sq t urban logistics
warehouse in Enfield for £87m. This
assetis currently fully let to high guality
occupiers Waitrose [for their North
London custormer fulfitment ceatre] and
Crown Recards Management and offers
signilicant redevelopment potential given
the pppartunity to increase density.

Sustainability

We launched our 2030 Sustainability
Strategy in June, and building on our
progress gver recant years, we achieved
some important milestones as we work
towards cur 2030 ambitions. Recognising
our strong performance, we achieved

a GRESB 5* rating and our climate
commitments have been validated by
the Science Based Target initiative

as being in Line with a 1.5°C global
warming trajectory.

Net Zero

We are commutted to achieving a net
zero carbon portfolic by 2030 and this
year completed our first net zero carbon
development at 100 Liverpoal Street. We
were able to retain hatf of the existing
structure at this building and made

low carbon choices throughout its
censtructhion so embadied carbon was
low at 38%kg CO,e per sqm, below our
2030 target of 500 kg COze per sqm. We
offset residual embodied carbon through
accredited schemes from the Verified
Carbon Standard, split equally between
restoring 30,000 hectares of forest on the
Tibetan plateau and a teak afforestation
project in Mexica. We mirrored that with
an additionzl commitmeant in the UK,
supperting the planting of 150.000 trees
in Cumbria and Scotland. As these
forests mature, they are expected to
offset an additicnal ¢.24,000 tonnes

of COze, which may contribute to the
offsetting of future development projects
We were also pleased to achieve
BREEAM Qutstanding certifization and
are ontrack for a WELL Gold Standard
certification for this burding.

We committed to two new developments
in the year; 1n line with our strategy both
develapments will be net zere carbon.
At 1 Broadgate, we will daliver our most
energy efficient building yet with energy
intensity in line with aur stretching

2030 target and the UKGB{C s 2030-35
efficiency target. It 15 a pioneer project
for adepting the NABERS UK Design for
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Performance approach, which providas

a rmethodology against which we can
design and test aur plans to ensure we
stay on track to achieve our target energy
efficiency. The building wilt have solar
panels on the roof and vse energy
efficient ighting and Lifts. It includes
mare thar 47,000 sq ft of roof terraces
and space for over 1,000 bikes. We are
targeting a BREEAM Outstanding
certification, WELL Platinum rating for
wellbeing and WIRED Platinum rating for
digital connectivity. Its embodied carbon
is above our 2030 target at 901 kg CChe
per sqm mainly due to the design which
includes terraces and a retail walkway,
improving the experience for occuplers
and visitors but resulting in a higher
carbon footprint. However, we have a
good track record of reducing embodied
carbon against concepl design. In
addition, we are actively salvaging
rmaterials from the current building for
re-use, including the existing granite
fagade which will be repurposed as
flooring. At Norton Folgate, which
comprises three buildings, embodied
carban is in line with our 2030 targets at
444kg COze per sgm The office buildings
will be all electric and include solar
pzanels on the roof and we are on track
for a BREEAM Excellent rating in offices
and Very Good in retail. Its operational
energy performance wilt also support
pregress towards our 2030 commitments
with a base build efficiency in Line with
the UKGBC's 2020-2025 interim efficrency
target. Overall, average embodied carbon
in our development pipeling 15 640 kg
CO:ze per sgm comparing well to our
2030 target of 500 kg COqe per sqm.

On the standing portfolio, building on
the strong progress we have made to
improve the energy efficiency of our
buildings, we are piloting net zero asset
audits to identify further energy saving
interventions, which if actioned, would
enable us to achieve our target of a 25%
energy intensity reduction by 2030, Six
audits have completad to date. This will
be supported by our Transition Vehicle,
which was set up to finance the
retrofitting of our standing portfolio and
pay far certified offsets and is lunded
by an internal carkon levy of £6Q per
tonne of embodied carbon an new
developments as well as a £5m annuai
float. Gne of the first projects to benefit
has been an LED lighting upgrade at
Regent's Place, saving ¢ 100 tonnes

of carbon pa



Place Based approach

This year, cur camrmunity activities
focused on supporting the people in and
araund our places who have been most
impacted by Covid-19. The strong locat
partrerships we built up over mare than
ten years of community engagement
were instrumental in ensuring that we
provided the appropriate support {0
those who needed it most. We funded a
bespoke coaching pregramme through
The Business School [formerly Cass)
heiping 25 local partners navigate the
crisis. We supported lecal foodbanks
including Lifeafterhummus at Regent's
Place, where gur site teams and some
of our aoccupiers volunteered, the Euston
Foodbank and the Nourish Community
Foodbank. through Royal Victoria Place.
Recognising the severe impact that
prolonged school closures had on many
disadvantaged children, we worked with
the MNaticnal Literacy Trust to provide
them with books and activity packs,
benefitting an estimated 3,600 families.

With retail and hospitalily industries most
acutely impacted by this year's lockdown,
our efforts have locused on supporting
peogle whe became unemployed in those
sectors as a resutt. in Edinburgh, we
worked with tong term partner Caprtal
City Partnership on & rapid retail recovery
plan that assisted over 80 businesses
with recruitment and workforce needs
including advice on funding and furlough,
delivered training and information
sessions to over 60 people and supported
30 jobseekers into employment. In
London initiatives included four virtual
waork exparience projects for aver 200
young people, involving our customers
and local partners. Gverall, nearly 1,000
people received meaningful employment
support, of which 344 moved inlo
employment [compared to 508 last year],
which is a fantastic achievement in the
cantext of the pandemic and reflects how
quickly we were able to mobilise suppart.

Indicative image of Regent's'Place proposed public realm

To inform our longer term programme,
this year we commissioned indegendent
researchinio the social and eccnomic
issues facing the diverse communities
around 25 of aur places. This work
dermonstrated that white there were
shared themes, such as education and
employment, there were also specific
local chatlenges. In the coming year we
will work with local partners to target
the issues where we can make the
greatest impact.
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PERFORMANCE REVIEW conlinued

Campus
focused
LLondon
offices

Portfolio valuation

6,032m

Occupancy

94.1%

Weighted average lease length to
first break

5.5 yrs

Total property return

(0.8)%

Lettings/renewals [sq ft} over 1 year

168,000

On 3 proporticnally consotidated bass including the
Group’s share of jpint veniures and funds

Campus operatiounal and
financial highlights

Office values down 3.8%, with the
City down 4 4% and the West End
down 3.2%

- 9 bpsyield expansion, more
pronounced in the West End [+13 bps);
City [+2 bps]

- ERVs marginally up averall; down 1.6%
ir the City; up 2.0% in the West End.
The increase reflects valuation
assumplicns regarding future building
refurbishments, excluding these,
ERVs are down ¢.1% overall

- Like-for-like income down 1.0%, driven
by expiries ahead of rafurbishment

- Leasing actvity subdued at 168,000 sg
fi [deals greater than cne year] in
the year

- Totallettings and renewals at 395,000
sg ft; further 161,000 sq ft deals
agreed post periad end, including
pre-tel of 136,000 sq ft o JLL &t
1 Broadgate, bringing total leasing
since 1 April to 556.000 sq ft

- Under offer and :n negatiations an a
further 474,600 sq it

- lnvestment lettings and renewals over
cne year, 2 3% ahead of ERV

- 469,000 sq ft rent reviews agreed 9.7%
ahead of passing rent adding £1 7m
to rents

- Qccupancy of 96.1%

- Rentcollection high 2t 99% for FY2)

Campus operational review

Campuses now account for nearly 90% of
our offices partfolio. Located in some of
London’'s mast exciting neighbourhoods,
they are well-connected, high gquality
environments which foster innovation
and creativity. As the nature of demand
changes, we are well placed to target
successiul busingsses in innovative
growth seclars as we have done
successfully at Broadgate. Cne clear
opportunity 15 1n life sciences at Regent's
Ptace, benefiting from its location 1n the
Knowledge Quarter.
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Occupancy remains high at 94.1%. We
baneht from a diverse partiolio of high
quality accuprers focused on financial,
corporale and media & technology
sectors. As aresuli, we have ¢otlected
virtually all our rent for the full year (99%).

Leasing activity was inevitably impacted
by Covid- 19 as occupiers postponed
decisions an new space to Manage therr
Covid respense. As a resull, total leasing
activity was 395000 sq ft, including
168,000 sq ft of deals over one year

[2 3% ahead of ERV]. However, interast
returned towards the end of the yeac,
particularly on our development

space, where occupiers with sizeable
requirements, twa to three years in the
future are looking to secure space which
enables them to perform at their best.
Encouragingly, we et a further 141,000
sq it post pened end bringing total
leasing since 1 April 2020 to 556,000 sg It,
we are ynder offer or in negotiations on
a further 474,000 sq ft.

Broadgate

Total leasing activity in the year covered
229.000 sq f1, inctuding 124,000 sq fi of
long term deals. Post period end, we let
a further 134,000 sq ft te JLL for their UK
flagship office at | Broadgate. This deal
represented nearly 30% of the offices
space in the building and demonstrates
JLL's continuing conviction in the
importance of modern, high quality and
sustainable space Similarly, TP ICAP
increased the size of their office at 135
Bishopsgale, sigring for a further 20,000
sq ft and taking them to 143,000 sq ft

We signed deals with Willam Blair at
Broadgate Tower (25,0001 sq & and
Western Assei Management at 10
Exchange Square (12,000} sq ft, all ahead
ol ERV. We aiso let 17.000 sq ft of hitted
space ta Vorboss at Broadwalk House,
completing in just four weeks despite the
tockdawn restrictions. Rent reviews were
agreed on 257.000 sq ft, 4.2% ahead o!
passing rentinciuding 146,000 sg ft to
Mayer Brown at 201 Bishopsgate.



We continue to modernise our existing
space with asset management imliatives
across the campus, the largest of which
is at 155 Bishopsgale {£35m our sharel.
Other projects include the part
refurbishment of Broadwalk House,
which completed in the year, and we
are on site with partial refurbishments
of Exchange House and 10 Exchange
Square. This investment ensures that
existing as well as new space is well
positioned to benefit as occupiers
increasingly fecus on the best space
far their business. We are also on site
at Exchange Park. which will deliver

1.5 acres of green space, including
amphitheatre style seating and outside
events space which witl be open to all and
arange of {ree and plant life to support
biodiversity. Works are due te complete
at the end of the year.

A number of exziting new brands have
opened at Broadgate, including the first
UK Eataly, an ltalian market cancept
including restaurants and bars over two
floors and a terrace which cpened at
135 Bishopsgate in April 2021, The new
retail Line up at 100 Liverpool Street is
now open, including Gant, Watches of
Switzerland, Tommy Hilfiger and Kiehls
and the UK's first John Reed Gym, with
live DJs is due to open in the summer.
Storey is mow open at 100 Liverpool
Street, offering 48,000 sq {t of flexible
workspace, includ ng Storey Club following
its suecess at Paddington Central.

The campus saw a valuation fall of 3.6%
reflecting mild yield expansion of 2bps
lallin the first half) and an overall ERV
decline of 1.3%, camprising a fall of 1.5%
in the first half, offset by growth in the
second hali. Occupancy is 92.0%, which
15 lower than September 2020, with the
inclusion of 100 Liverpool Street which
reached practical completion in the year.

Regent’s Place

At Regent's Place, technology business
Anaplan signed for 13,000 sq ft at 338
Euston Road. We agreed 59,000 sq ft

of deals and a turther 40.000 sq it of
rent reviews, 21% ahead of previous
passing rent.

Aligning our campuses tawards
innovative growth sectors and businesses
is a key area of focus. At Regent’s Place
we see a clear opportunity in life
sciences, reflecting its lecation within
London’s Knowledge Quarter a unique
part of London between Kings Cross.
Eusion Road and Bloomsbury which is
home to over 100 academic, cultural,
research, scientilic and medra
organisations. We are starting to see
early signs of interest and are under
offer on 20,000 sq ft to two occupiers

m this sectar.

The campus was down 3.9% in value,
but benefited trom an uplift at 1 Triton
Sguare, due to profit release given

the proximity to practical completion.
Yield expansion was 17 bps overall, but
weighted towards the first half, partially
oftset by ERV growth of 4.2% with a
number of buidings now being valued
on a refurbishment basis. Occupancy

15 96.1%.

Paddington Central

At Paddingten, cyber security software
company Trend Micro extended their
7,000 sq ft lease ai 2 Kingdom Street by

a further two years. We have agreed rent
reviews covering 109.000 sq §t, 17% ahead
of passing rent.

Pergola, the eutdoor dining pop up on the
site of 5 Kingdom Street has performed
exceptionally well on re-opening and The
Cheese Barge, the latest addiiion to our
food & beverage offer opened in May.

This year, we were pieased to secure
planning permission for an extensive
upgrade ta the public realm which well
transform the landscaping and revitalisg
the amphitheatre with work due to
commence in the Auturnn, Working with
aur eccupiers and local partners, we
launched a community garden in Aprit
2021 far local schools and community
groups and we are supparting The
Paddingtan Partnership lo deliver a
waylnding narrative trail around the
area, inspired by community stories
and art.

The campus saw a valuation fall of 2.6%,
reflecling yield expansion of 7 aps (all in
the first half] and ERV decline of 0.3%
Values benefited trem progress made an
planning at 5 Kingdom Street. Occupancy
is 98.4%.

Storey: our flexible workspace brand
Storey our flexible warkspace offer, is
now operational across 348,000 sq ft. This
year, we launched a further 48,000 sq ft
of Storey space at 100 Liverpool Street
which was 37% let or under offer at
launch ta customers including iITAU BBA
Internabonal and Aperion Invesiment
Group. 13.000 sq ft has been allocated

lo Storey Club, which cpened on 17 May
2021, providing ad hoc meeting and
events space, as well as lounge and

calé areas.

Woe have been encouraged by the
increase in activity in recent months, with
viewings and enquiries returning tc pre
pandemic levels. Leasing activity covered
61,000 sq & for the year with 14,000 sq ft
let since 1 April 2021. We have seen good
demand from larger overseas corporates
locking for a main UK office, generally
taking larger spaces on longer terms.
We have also seen several of our
existing customers scale up, including
recruitment company Storm 2, BAl
Cammunications and Levin Group. We
are under offer on a further 48000 sg ft
and occugancy at stabilised buildings
liet and under offer] is now 79%.

We are still achieving rents al a premium
of more than 30% to a traditional lease
and average lease length is 26 months.

Storey has proved resilient, with rent
collection for the year at 100% reflecting
the strength of its customer base. The
majority of occupiers are UK/European
hezadguarters, scale up businesses or
large mullinationals. Only five customers
deferred rents in the first hali and no
further deferrals were requirad in the
second half.
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PERFORMANCE REVIEW continued

Retail

Portfolio vatuation (BL share)

£2,592m

Occupancy’

94.1%

Weighted average lease length to
first break

5.1 yrs

Total property return

(19.1)%

Lettings/renewals (sq ft) over 1 year

962,000

On a proportionatly consolidated basis mncluding the
Group's share of joint ventures and funds.

1. Where occuprers have entered CVA ¢r
adminisiration but are still Liable for rates, these
are lrealed as occupied. If units in administration
are trealed as vacant, then the accupancy rate for
Retail would reduce from 94.1% to 90.6%.

Retail operational and

financial highlights

- Total Retail portfolio valug down 24.7%
reflecting the ongoing impact of
Covid-19 and higher vacancies
due to CVA and administrations

- Yield expansion of B1bps overall,
+143bps for shopping centres,
weighted to the second half and
+45bps for retail parks, weighted
ta the first half

- ERVs down 16.8%: down 20.3% for
shopping centres and down 15.2% for
retail parks, weighted lo the first half

- Like-for-like income down 17 4%
including the impact of CVAs
and administrations

- Leasing activity ahead cf last year
with 962,000 sq ft deals greater than
ane year; 19% below passing rent

- Total lettings and renewals at 1.7m sq It

- Strong pipeline with 583,000 sq ft
under offer, 5.8% below March 2021
ERV and 29% below passing rent

- Further 524,000 sq it of rent reviews
agreed 2.3% ahead of passing rent

- Good occupancy levels at 24.1%

- Foolfall since re-opening 88% of
same periad in 2019; like-for-Like
sales 104% of the same periog in 2019
{both excluding F&BI

- 71% of FY21 rent collected; 72% of
March 2021 quarter rent now collected

Performance review
Operational pertormance

Our priority has been helping our
occupiers to trade safely when parmitted,
keeping cur centres full with the right
mix of retailers who are additive to aur
places and maximising rent collection.
We are pragmatic and proaclive in our
approach, warking with successful,
financially strong retailers to ensure
leasing structures are apprapriale and
deliver sustainable cash flows. COften this
has meant accepting reats which are
telow previous passing rents, but are
more appropriate in tha current
environment and sustainable

longer term.
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Despite a challenging occupational
market, gverzll leasing volumes were
ahead of last year, with deals over ang
year accounting for 79% of activity (by
rentl but were 11.5% below ERVY and 19%
below previous passing rent, We have a
strong pipeline of deals, with 583,000 sq
ft under offer, of which 348,000 sq ft is at
our retail parks.

Reiail parks. which account for 53%

of our Retail assets, have proved more
resilient throughout the pandemic. They
are well connected and affordzble to
retailers meaning they play an important
role in a successlul online retail strategy
facilitating click and catlect, returns and
ship from store. We have seen this trend
accelerate as rates of online shopping
have increased with shoppers more
confident visiting open-air locations

they can access easily by car and where
soctal distancing can be more effectively
managed. Shopping centres account for
34% of our retail portfalio, with open aiwr
covered schemes comprising 12% and
traditional covered centres 22%. Many of
our open air schemes were deliberately
acquired for their development potential,
including Ealing Broadway where we
have the potentiat to deliver 2 fifth
London Campus

More retailers are assessing their
physical feotprint to ensure they have
the right space for their business rmodel.
Examples include Home Bargains, wha
have taken space at two af our retail
parks, the Kingston Centre, Milten
Keynes (20,000 sg i) and Mayflower,
Basildon (15,000 sq ft] and Ald:, who have
alse taken space at the Kingston Centre
(23,300 sq it and Crown Point retail park
in Denton (20,000 sq ftl. We negotiated
five renewals and cne new letting with
Sports Direct at our retail parks together
totalling 87,800 sq ft and four renewals
with Next totalling 54,600 sq [t We were
delighted that Amazon Fresh chose our
Ezling Broadway centre for their first
physical store outside North America.
We also agreed 53 rent reviews,
delivering a 2.3% increase in rent

on average.



Footlall and sales have recovered strongly since reopening. as set out beltow:

Perlarmance since

FY2) perlormance reapening'?

Benchmark % same pergd
%ol FY20  outperformance?:® in 2019
Footfail
- Portlalio 60.3% +21.3ppi 88.3%
- Relail parks 69.3% +30.3ppt 79.8%
Retailer sales
- Portfalio 56 8% +14.4ppt 104.1%
- Retail parks 63.9% +21.7ppt 109 2%

The perad 11 April 2021 - 14 May 2021.

B L M —

lockdown annualising

Inevitably, Covid-19 related restrictions
affected the cash flow of many of our
occupiers and hence their ability to pay
rent. We have collected 71% of rent for
£Y21 and 72% af rent for the March 2021
guarler [see Supplementary Tables for
full disclosurel.

We have made gocd progress on rent
coilection as a resutt of continuous
engagement with our customers across

. Excludes F&B and excludes assets for pericds whan non-gssential relail was required to close.

Footfall benchmark: ShopperTrak UK National Foaifail Index.
Retaler sales benchmark: BDO High Street Index.
Fooliall benchrnark average includes year on twa-year for the month o} March 2021, relailer sales benchmark average excludes ihe lasi week of March 2021 due Io

the year. For those custamers most
aftected, primarily smaller independent
businesses,. we have agreed pragmatic
and equitable solutions for the periods af
closure which include menthly payments
and concessions, We have also engaged
on a case by case basis with larger
customers facing cash flow difficulties,
often combining our discussions on the
payment of legacy rents with those on
lease extensions and leasing new space
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CVAs and administrations

Qver the year, there has been an increass
in CVAs and administrations We have
seen 49 occupiers enter into CVAs or
Administration accounting for 205 units.
Of these units, 46 have closed, 110

have seen reduced rents and 25 were
unaffected. Overall, this has resulted in

g £25.3m reduction in annualised rents.
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PERFORMANCE REVIEW continued

Development

Current Cast e ERV

sqn Value complete ERY Let

At 31 March 2021 ‘00G &m £m Im £m

Recently completed 520 403 - 194 15.5

Committed 1,247 657 488 65.1 269

Near term 1,156 191 aaé 531.7 -
Medium term 6,847

On a proportionally consalidaled Basis including the Group s share of jeint ventures and funds lexcepl area which is shown at 100%).

Portfolio

Progressing value accretive development
is ane of our four prarities and we have
made excellent progress in the year.
Recently cormnpleted and committed
developmenis now total 1.8m sq ft ang
are 50% pre let. securing £42m of future
rent. Tolal development exposure is now
5 3% of portiolio gross asset value with
speculative exposure at 6.6% {which is
based on ERY), within our internal risk
parameters of 12.5%.

The majority of space in our development
pipeline is either income preducing or
held at low cos!, enhancing aur flexibility,
s0 we have altractive options we can
progress as and when appropriate. [t we

were to commit to our near term pipeline,

our speculative exposure would increase
to 10.7% of portfolip ERV. We continue to
create options for development across
cur porifolio with 1.7m sq ft of detailed
planning permissions achieved in the
year and a further 1.2m sq ft under
consideration; we also delivered over
8m sq ft of outline planning permissions
Ibased on gross exlernal area, primarily
at Canada Water!,

The construction market has been
impacted by lockdown so cost inflation
remains low at ¢ 0.5%. The FY2C/21
pipeline has shifted outwards, with
reduced competition driving down
prices. but with some upward pressure
likely given reduced labour availability,
constrained logistics and fluctuating
material costs as a result of Covid-19
and Brexit. Our Brex:! risks were

tightly controlled with Limited effects
felt from the transition. Overall. inflation
is exgected to be Hat in the current year,
increasing steadily through 2022 and
2023 to recent norms of 3%.

(13

Campus developments:
further enhancing the

mix of uses

Development is one of the key ways

in which we realise the potential of our
Campuses Through development and
cornprehenswe refurbishments, we are
providing modern, sustainable space,
built around the evalving needs of our
customers. More than ever, the ability o
deliver this into environments which are
safe and engaging will be an advantage.
generaling a lasting positive impact
beyond the individual buildings.

Completed developments

We reached practical completion at 100
Liverpool Street (520,000 sq ft) in October
2020 and in March 2021, 100 Lverpool
Street becarne our first net zero carben
development, when we offset the residual
carbon associated with this building.

The building s 81% let, rising to 89%
including 48,000 sq ft allocated to Storey
which launched in February 2021
Occupeers at the building include
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Peei Hunt, SMBC Europe and Milbank
Fweed. 8% of the retail space is let or
under offer and with let space now open
in line with Government requlations

Committed developments

Our committed pigeline now stands at
12m sq ft, comprising 1 Triton Square

at Regent's Place, Narton Felgate and

1| Broadgate. 1 Broadgate (546,000 sq ft)
will be une of the most energy efficient
buildings we have delivered and aligns
with JLL's nel zero carbon ambitions.
Demobtion of the existing buildings
commenced in May 2021, Norton Folgate
153 336,000 sq ft scheme, comprising
302,000 sq tt of office space, alongside
retail and leisure space creating a rmixed
use development which is in keeping with
the historic fabric of the area. Benefitting
fram its lacatien in Shoreditch, close to
Shoreditch High Street and Spitalfields
market, this building is ideally suited 1o
technelogy and creatwve firms and we
expect to generate higher rents closer
te cermpletion when the buildirgs can

be viewed.



At 1 Triton Square, Regent’'s Place, we
are fully pre-tet on the olfice space to
Dentsu Aegis Network on a 20-year tease.
Progress at this development has been
slawer as a result of social distancing
requiremants but we reached practical
completion after the year end in May 2021,

Near Term pipeline ‘

Our near term pipeline now covers 1.2m
sq it with the first phase of Canada Waler,
comprising three buildings, accounting
for half of that. Building A1 &t Canata
Waler provides a mix of office, retail and
residential space over 272,000 sq ft. AZ

is an cffice-led buitding, including a

new leisure centre built for the London
Borough of Southwark, altegether
covering 248,000 sqg ft. K1is 3 solely
residential building, providing 7%
affordable homes. We are targeting
BREEAM Qutstanding on all the office
space and Home Quality Mark Beta 3*

on the residential. Enabling warks have
commenced and we expecl ta place the
ma:n build contracts in the coming manths.

ALS Kingdom Street, Paddington Central,
our planning application to increase our
consented scheme from 206,000 sq ft to
£38,000 sq ft was approved by the Mayar
In Qctober 2020 Phase 2 of our mixed
use development at Aldgate accounis for
the remaining 136.000 sq fi. This phase
will deliver 159 build to rent hames with
19,000 sq ft of office space as well as
retail accommodation. We have planning
consent far the building and will be in

a position to start on site in calendar

Q4 2021,

Medium Term Pipeline

The mast significant campus scheme

in gur medium term pipeline, outside
Canada Water, is 2-3 Finsbury Avenue at
Broadgate where we received consent for
our revised scherne cavering 704,000 sq
ftin the year. Qur new plans add more
than 130,000 sq ft to the previous
consent This building will target the
BREEAM "Outstanging’ certification in
construction. The building is currently
generating an incoma thraugh shert
term, more flexible lettings, including
40,000 sq ft allocated to Storey. The
further phases at Canada Water cover
4.5m sq It of mixed use space.

Retail & Fulfilment
development: enhancing
and repositioning our

portfolio for the future

We are unlikely to undertake standalon2
retail develcpment in the near term but
we are actively identilying oppertunities
for the development of urban logistics
space on our portfclio and potential
acquisitions. In addition, we have a
number of mixed use opporturnities

at our retail centres which align well

to cur strategy

Opportunities to add uses

At Esling Broadway, we completed

the successful refurbishment of 54

The Broadway, our first office scheme
in Ealing in December 2020 which)s
fully let to the Department of Wark

and Pensions. We are working up plans
for 3 comprehensive refurbishment of
international House, which is returned
to us in mid 2022, as well as an exciting
redevelopment of 10-40 The Broadway,
an office led mixed use scheme covering
303.000 sq ft that witl sit adjacent to our
Ealing Broadway shopping centre outside
the new Crossrail entrance. At Eden
Walk, Kingston {jaintly owned with USS]
our consented mixed use devetopment

plans include 380 new homes, alongside
shops, restaurants and 35,000 sq ft of
flexible office space

We are scoping the broader retait
portfolio for alternative and additional
use gpportunities. Following an initial
assessment, we have identihied Z4m sq ft
of opportunities with the most significant
being (ogistics on the surroundng land at
Meadowhall and Teesside |together c. 1m
sq ft). At Meadowhall, we have existing
outline planning perrission on a
development plot separate from the
shopping centre and would expect to
submit a reserved matters application
this year. At Teesside, we have a similar
oppaortunity on land outside the retail
park and are working up our plans for a
logislics use. We made aur first logistics
acquisition of a warehouse in Enfield
covering 216,000 sq ft in April 2021.
Located inside the M25, this site is

a prime urkan logistics site and the
coverage is low at .40% presenting a
clear opportunity to increase densification
by expandging the foatprint as well as
thraugh multi-level development. The
planning environment in Enfield s
supportive for intensification of uses,
particularly logistics. In the meantime, the
site s fully let and is highly reversionary.
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PERFORMANCE REVIEW continuved

Canada Water: 53 acre
masterplan for a new urban
centre in Central London

Highlights

- Planning sacured on Canada Water
Masterplan, a 5m sq ft mixed use
scheme 1n May 2020

- Drawdown of 500 year headlease
with Southwark Council campleted
in Decamber 2020

- Signed first pre-let with higher
education enterprise, TEDI-London
for their new campus

- Targeting annual development returns
in the low teens

- Advancing plans to bring In partners
to support the delivering of the
wider scheme

- Netvaluvation movement down 2.5%
but with an uplift of 3.4% in the secand
hall, reflecting headlease drawdown

Al Canada Water, we are working with the
London Borough of Southwark to deliver
a &m sq ft mixed use scheme, including
around 3,000 new hemes alongside a mix
of comrnercial, retail and community
space The site is located an the Jubilee
ine and the London Overground, making
it easily accessible from London Bridge,
the West End, Canary Wharf, Shoreditch
and South West London. It will also be an
indirect beneficiary of Crossrail, which
will free up capacity on the Jubilee Line
between Canary Wharf and Bond Street.
It covers 53 acres including the dock area.
providing 48 acres of developatkle land,

In May 2020 we secured outline

ptanning permissicn on the entire bm sq
it masterplan, ncluding detailed consent
on the first three buildings. covering
582,000 sg ft In December, having
successfully overcome a Judicial Review
challange, we comgleted the drawdown
of the 500-year headlease vith Southwark
Council, effzctively combining the

ownership of all our assets at Canada
Water into a single 500-year headlease

with Southwark Counzil 85 the Lessor. The

headlease allows tor the comprehensive
redevelopment and investment in the
site, with Southwark Council owning an
imtial 20% interest and with the abilty
to parhicipate in the develppment. up

to a maximum of 20% with returns
pro-rated accordingly.

This is a jen o twelve year programme
for which we will target arnual
development returns in the low teens

In parallel, we are advancing plans to
bring In partners fo supgort the delivery
of the wider scherne and have had some
encouraging conversations. We have
commenced enabling works for the first
phase and expect to place the main build
coniract in the coming manths.

The first three bulldings will detiver

265 homes, of which over 35% will be
affardahie [split 70% social rent and
30% intermediate housingl, as well as
commercial space, public spaces and
improved pedestrian connections. As part
of pur comrmitrnent to the early delivery
af affordable housing, we wiil deliver
bulding K1 which is solely residential,
comprising 79 homes [all affordable)

in Phase 1. The other buildings in that
phase are A1, which provides 186 homes
[including eight affordable) alongside
offices and a smal. amaount of retail
space, together covering 272,000 sq ft
and A2, which s offices-led but includes
a 56,000 sq [t leisure centre within the
248,000 sq it building.

We are exploring 2 range of alternatve
uses, including hzalthcare, Lfe sciences,
senior lving and higher education, and
we are pleased that, hrgher educalion

provider, TEQN-Landon a global partnerstig
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with King's College London, Arizana State
University and UNSW Sydney has chosen
Canada Water as the locatien for its new
campus. TEDI-London has taken an initial
13,000 sq ft for their modular campus
with the option to expand 1o 40,000 sq ft
which we will deliver in phases as the
organisation grows. Longer lerm, we plan
to work with TEOH to deliver a permanent
home for around 1,000 students wathin
the Canada Water Masterplan. These
plans align with our wider strategy le
focus the business an growing sectars
and demonstrates strong progress against
our priocity to realise the potential of our
campuses. Qur planning permission at
Canada Water is deliberately fiexible so
as we mave forward, we can take account
of changes in demand by amending pur
offices, residential and ratail allocations
as sppropriate.

Sustainability

The Canada Water Masterplan will be
one of the most genuinely sustainable
regeneration projects in the UK
Sustainability 1s engrained in sll aspects
of the masterplan, with a key focus on
delivering net-zerp carbon, promoting
wellbeing and significantly

increasing biodiversity.

We are reducing embodied carbon in
construction and minimising carban
emissions during operation through
efficient design, the use of low carben
materials isuch as high recycled content
in steel and 'earth-friendly’ concrete)
and new building technologies. We are
alse adopting NABERS UK Design for
Performance modelling to design to

the highest efficiency and performance,
whilst a'so allowing for future adaptation
to suit emerging green technologies. Kl
will be one of gur first all-electric buildings

Alt buildings will target BREEAM
Certification [Commercial Outstanding.
Retail Excellent, Residential Home
Quality Mark! and as part of our halistic
approach io sustainability, the Canada
Water Masterplan witl also achieve
BREEAM Communities Cervification.

Wellbeing principles are at the heart of
the Canada Water Masterpian atd we
aim 1o ¢reate an envirgnmenl, accessible
ta all, that links people and places We
will enhance the individual experience
through the use of smart technalogies. by
improving local air quality and providing
access to nature. We will increase



biodiversily thraugh the enhancement of
existing green spaces and creation of 12
acres of open space, including a 3.5 acre
park, connected to 130 acres of parks,
woodlands and water.

Working with local communities

We are excited to be making progress
at Canada Water and we recogmse that
developing such a large part of London
carries real responsibilities to the
community that lives, works and studies
in and around the area. We worked wilh
Sauthwark Council to develop a Sccial
Regeneratien Charter to capture local

residents’ priorities for the development,

which cammits us to working n
partnership to deliver on these.
This approach is now a model for
development across the horough.

This year we have worked closely

with our community partners to support
thase most impacted by Covid-19. We
proviged increased funding to grassroots
organisations and local charities such
as Time & Talents, whe.ran a foodbank
close lo Canada Waler and five of our
local partners now receive professional
coaching support via The Business
School to support them and their
arganisations to emerge from this crists.
Qur partnership with Construction Youth
Trust continues to grow: despite the
restrictions, they delivered meamingful
employer engagement to aver 800
students at schools local to Canada
Water. We are continuing to work with
Tree Shepherd to provide low-cost
warkspace with business suppart and
advice 1o help local entrepreneurs get

their businesses olf the ground.

The project aims 1o become self-
susiaining and create a network of tocal
entrepreneurs to inform the ongoing
pgrogramme and maximise ouireach
within the local community. We have
also signed up to the Southwark Stands
Together pledge which sets out five
commitments to tackie racism and
inequality in the borough of Southwark.

Valuation

The net valuation movement for Canada
Water over the year showed a fall of 2.5%
to £387m with values down 6.0% in the
first hall, reflecting continued investment
ta support the delivery of the Masterplan,
such as a new marketing suite. We saw
an uplift of 3 4% in the second half
reflecting the drawdown of the headlease.

Canada Water Masterplan
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FINANCIAL REVIEW

“This has been a
unique year and
we have clearly
demonstrated
resilience.”

David Walker
|nterim Chief Financial Officer

Finance review Underlying Profit

Year andea 1 March 2020 20n £m

Underlying Profil'? £30&m €2001m  Underlying Profit for the year ended 31 March 2020 306
Underling earning per share'? 327p 18.8p  Like-for-tike reat hincl, CVA and administrations) 1431
IFRS [los5] alter tax £11,114km £01,083Im  Provisions for cutstanding rents. service charge and

Dwidend per share 1597p 15.04p  deferred rents! 1591
Totat accounting returnt? {11.0%! {15.1%) Provisions for tenantincenives 2
EPRA Nel Tangible Assets Finance cost reductions 8
per share’? ?73p 648p  Net divesiment (Z1]
IFRS rei assets £7,147m €5,983m  Qeveloprments 10

LTy 34.0% 320%  Fees & other income 2]
Weighted average interest rate® 2.5% 2.9%  Underlying Profit for the year ended 31 March 2021 201

1. See Glossary on websile far definitians, 1. The year on year impacs of provisians for outstanding rems, service charge

2. See Table 8 within supplemencary disclosure for reconcidiations o IFRS metrics. and deferred rants was £59m. Thes reflects the difference between the £65m

3. Sea Nole 2 within the finantial slaternents *or calcula! on. charge lo Ihe 1ncome statement in the year to 3 March 2021 |as disclosed

4. Gae Note 17 within tSe hiraneial statements for calculation and recanciliat.an to in Note 13 of the financial slalgmentsl and the Com charge in the year to

tFRS metrics
. On a propertionally consolidated basis including the Group’s share of joint
veniures and funds.

w

Overview

Financial performance for the year has been significantly
impactad by Covid- 19 and an already challenged retail
environmant. Underlying Profit s down 34.3% at £201m, while
underlying earmngs per share (EPS] 1s down 47.5% at i8.8p.
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31 March 2020

Underlying Profit decreased by £105m, primarily due o
provisions for outstanding rent, service charge and rent
delerrals made in light of Covid-19, as well as a reduction s
like-for-tike rents and the impact of disposals made during
the period. Lawer market interest rates alongside our hedging
appreach and financing activity increased Underlying Profit

by £8m.

Net divestment decreased earnings by £21m in the year
Praoceeds from sales have and will be deployed inic our value
accretive development programime, The recenily completed
and committed schemes are expected to genecate earnings
accretion of £50m, of which 50% is already pre-let.



Since April 2020, we have completed £1.2bn of asset disposals,
averall 6 2% ahead of book value. This included £556m of

retall disposals, primarily the sale of three Tesco superstores
totalling £191m and four standalone B&Q stores totalling
£100m. wWe sold our Bezurmont Leys shopping centre for £72m
in two separate transactions and two retail parks in Lincoln and
Newmarket for a combined total of €21m. We sold our share of
a portfolio of reversionary interests in Sainsbury’s superstores
for £102m and made further sales of standalone retail assets,
including a Tesco in Brislington for €42m and a David Lloyd
gym in Northwood for £59m.

We completed £643m ot office disposals since Navemnber: the
mast significant transaclion was the sale of a 75% interest in
a porltfolio of three buildings in the Wast End ta Allianz Real
Estate for E401m representing a blended NIY of 4.3%. We aiso
sotd the offices and retail element of our Clarges scheme in
Maytair for £177m at a NIY of 3.5% and Yalding House for
£42m at a NIY of 4.4%.

Overall vaivations have reduced by 10.8% an 2 proportionally
consolidated basis resulting in an overall EPRA NTA per share
decline of 16.3%.

Financing activity of £1.4bn included the extension by a further
year of £1.1bn unsecured bank facilities: £650m RCFs were
extended to 2025 and in March 2021 our £450m ESG-linked RCF
was extended to 2026, New loans of £460m were arranged, for
British Land, HUT and our new Joint Venture with Allianz.

LTV has decreased by 200bps during the year ta 32.0%. The
primary driver of the movement was asset dispasals which
reduced LTV by 780bps. This was partially offset by valuation
declines adding 420bps and development spend adding 140bps.

As 5 resuylt, our financial position remains strong with £1.8bn
of undrawn facilities and cash and no requirement to refinance
until early 2025. We retain significant headroormn to cur debt
covenants, meaning the Group could withstand a further falt

In asset values across the portfelic of 46% prior to taking any
mitigating actions.

Fitch Ratings as part of the annual review in August 2020
alfirmed all our credit ratings, including the senior unsecured
rating at ‘A’ with a Stable Outiook.

Presentation of financial information

The Group financial statements are prepared under IFRS where
the Group's interests in joint ventures and funds are shown as
a single Line item on the income statement and balance sheet
and all subsidiaries are consolidated at 100%.

Management considers the business principally on &
proportionally consclidated basis when setting the strategy,
determining annual priorities, making investment and financing
decisions and reviewing performance. This includes the Group's
share of joint ventures and funds on a line-by-line basis and
excludes non-controlling interests in the Group's subsidiaries.
The fingncial key performance indicators are also presented

on this basis.

A summary income statement and summary balance sheet which
reconcile the Group income statement and balance sheet to
British Land’s interests on a proportionally consolidated basis
are included in Table A wilhin the supplementary disclosures.

Management manitors Underlying Profit as this more
accurately reflecis the underlying recurring perfarmance of our
core property rental actwvity, as opposed to IFRS metrics which
include the non-cash valuation movement on the property
portfolio. It 15 based on the Best Practices Recommendations
af the European Public Real Estate Associabion {EPRA) which
are widely used alternate metrics to their IFRS equivalents.

This year, the Group has adopted the new EPRA NAV metrics;
Net Reinvestmant Value [NRV], Net Tangible Assets (NTA] and
Net Qisposal Value [NDV). We are reporting NTA in place of the
previcus EPRA net asset value (NAV|. Similarly. NV replaces
the previous EPRA triple net asset value measure INNNAV).
The total accounting return ss now calculated based on EPRA
NTA. Definitions of these metrics are shown in Table B of the
supplementary drsclosures.

Management monitors EPRA NTA as this provides a
transparent and censistent basis to enable comgarisen
between European property companies. Linked to this, the

use of Total Accounting Return allows management to momtor
return to shareholders based on movements in a consistently
applied metric, being EPRA NTA, and dividends paid.

Loan to value {proportionalty consotidated] is also monitored

by management as a key measure of the level of debt employed
by the Group to meet its strategic objectives. alang with a
measurement of risk. It also allows comparisen to other
property companes wha similarly monitor and report

this measure.

Income statement

1. Underlying Profit

Underlying Profit is the measure that we use lo assess income
performance. This is presented below on a proportionally
consolidated basis. No company adjustments have been made
in the current or prior year and therefore this is the same zs
the pre-tax EFPRA earnings measure which includes a number
of adjustments to the IFRS reported loss after tax.

2020 2021
Sechon €m im
Gross rental income 560 s08
Properiy aperaling expenses (82 1141}
Net rental income 12 478 347
Net fees and other income 13 "
Administrative expenses 1.3 (74] 174)
Net financing costs 1.4 [ 1101}
Underlying Profit 304 201
Underlying tax charge - (28)
Non-controiling interests in
Undertying Profit 12 3
EPRA adjustments’ 11,6321 (1,261]
IFRS [loss) after tax 2 {1,114 11,0831
Underlying EPS 1.1 327p 18.8p
IFRS basic EPS 2 Nicdlp (111.201p
Oividend per share 3 1597p  15.04p

1. EPRA adjustments consist of investmant and development property
revaluations, gains/losses on investment and trading property disposals,
changes m the fair value of financial instrumenis and associated close gut
costs. These items are presented in the "capilal and other” column of the
censolidated income statemant,
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FINANCIAL REVIEW continued

1.1 Underlying EPS

Underlying EPS is 18.8p, down 42.5%. This raflects the
Underlying Profit decline of 34.3% and an underlying tax
charge of E26m, partially offset by the impact of prior year
share buybacks. The tax charge follows the ternporary
suspension of the dividend which resulied in a shortfall in

our REIT properly income distributions, creating a corporation
tax Liability. With the reinstatement of the dividend, we do not
expect this to repeat in future years.

1.2 Net rental income

- The year on year impact of prawisions for cutstanding rents and service charge
was £53m. This reflects the difference berween the £59m charge to the income
statement in the year to 31 March 2021 as disclosed in Nale 13 of the financial
statements) and the E6m charge in the year Lo 31 March 2020,

Net sales of income progducing assets over the tast 24 months

reduced net rents by £259m in the year. Proceeds from sales

are being reinvested in the cammiited development pipeline
which 15 expected to deliver £85m in rents in future years and
including the recent commitment of Norton Folgate and

1 Broadgate. is already 50% pre-lel.

Retail like-far-like net rental decline is 17.4% in the year.

This reflects the impact of CVAs and administratians, declining
ERVs, longer void perieds and reduced car park incame over
the closure period. The offices portfolic saw a like-for-like
decline of 1 0%, which was primarily driven by expiries at
Exchange House and 155 Bishopsgate ahead of refurbishment.
Office developments contributed £14m of rew rental income,
wiith 135 Bishapsgate and 100 Liverpool Street completing
earlier in the year

In light of Covid- 19, provisions made against lrade debtors
increased by £53m compared 1o the prior year. In the March
2020 quarter we deferred rent of £10m which is held as accrued
income, and an impairment of £6m was made against thts to
account for risk to recoverability over the next three quarters.

We take a systerralic approach to provisioning for rent
receivables. Based on both aging profile and credit quality.

We are provided at 46% cn rent receivables and service charge
based ¢n balances outstanding at year end When taking into
account post year end rent receipts of £24m this increases to
85% for trade deblars. Further detail on batances. provisions
and the charge in FY21 made against them are set outin the
table below.
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Debtor Prowsion % provided Fy 21
Recewvables balance balance lar impact
Less than 90 days E45m Eldm % £14m
90 - 182 days £20m £14m 0% £i4m
183 - 365 days £31m £31m 100% £31m
More than 365 days E13m £13m 100% -
Trade debtors €£109m  E£72m 6% E£59m
QOeferred rents €£10m E6m 60% E5m
Total £119m  €78m 66%  €£65m

The above balances are presented on a proportionally consolidated basis. net
af VAT,

The table below presents trade debtors and the associated
provision balance by bath aging profile and level of credit risk:

Trade debtors

CVAs &
Low Medium High adming Total
Less than 90 days £22m ES5m  E10m E8m  E£45m
90 - 182 days £bm £2m Eam £8m  £20m
183 - 345 days ESm E3m Eém  £17m £31m
Mare than 365 days EZ2m - E3m E8m  £13m
Total €35m £10m  £23m_ £41m £109m

Provision halance

Cvas &
Low Medium High adm g Toial
Less than 90 days Eim £im £am £E8m  £14m
90 - 182 days Elm Etm £am £8m  £14m
183 - 3465 days E5m £3m £ém  £17m  €31m
More than 365 days £2m - £3m E8m £13m
Total £9m £€5Sm £17'm  €41m  €72m

The above balances are presenied on a proporvonally consolidated basis, net
of VAT

The impact of prowisions made against tenant incentives
decreased by E2m compared to the previcus year, with a
E18m provision charge recognised in the year.

1.3 Administrative expenses

Administrative expenses have been of particular focus across
the business this year, and despite the cost resulting from our
Covid response, they have remained flat on the pr.or year, at
E£74m. The Group's EPRA operating cost ratio increased to
37.9% (2019/20: 23.5%) as a resull of a significant increase in
property outgoing expenses due lo provis:ions made n respect
of rentat debtors, accrued income and tenant incentive, as

well as lower rental income following sales aclivity Excluding
provisions made in respect of tenant debtors, accrued income
and tenart incentives, the Group's operating cost rahio is 20.7%
{2019/20: 18.7%

1.4 Net financing costs



Financing activity undertaken over the last 24 months has
reduced costs by £5m in the year, predominantly as a resuit
of prior year debt biability management, partially aliset by the
~gpayment of the £350m zera coupon convertible bond at its
maturity in June as planned using existing facilities.

We have a balanced approach to interest rate risk management.

At 31 March 2021, we were fully hedged on & spot basis. and
we had interest rate hedging on 78% of our projected debt on
average over the next five years. Qur use of inierest rate caps
as part of our hedging means that the cost of around half of gur
debt benefits while market rates remain low and, cornpared to
the prior year, we've seen a £7m reduction in finance cosls
from the impact of lower market rates year on year. Qur
weighted average inlerest rate remained low at 2.9%.

The reduction in finance costs irom net divestment is due to the
proceeds from £1.2bn of asset disposals, being vsed to repay
sur revelving credit facilities, as well as being reinvested into
development gipeline.

2. IFRS loss after tax

The main difference between IFRS loss alter tax and
Undertying Profit is that IFRS includes the valuation moverment
an investrment and trading properties, fair value maovements on
financial instruments and capital financing costs In addition,
the Group's mvestments in joint ventures and funds are equity
accounted in the IFRS income staternent but are included an

a propartionally consolidated basis within Underlying Prahit.

The IFRS loss after tax for the year was £1,083m, compared
with a loss after tax for the prior year of £1,114m. IFRS basic
EPS was [111.2]p per share, compared te [110.0]p per share
in the prior year The IFRS loss after tax for the year primarily
reflects the downward valuat-on mavement on the Group’s
properties of £888m, the capital and other income loss from
Joint ventures and funds to £409m and the Underlying profit
of £201m. The Group valuatian movement and capital and
nther income loss fram joint ventures and funds was driven
principally by autward yield shift of 33bps and ERV decline of
7.6% in the portfolio resulting in & valuation a decline of 10.8%

The basic weighted average number of shares in issue during
the year was 927m [2019/20: 934m).

3. Dividends

In October we announced the intention to resume paying
dividends sami-annually, calculated at B0% of Underlying

EPS based on the most recently completed six-rmonth period.
Applying this policy, the Board are proposing a final dividend
for the year ended 31 March 2021 of 6.64p per share, Payment
will be made on Friday 6 August 2027 to sharehelders on the
register at close of business on Friday 25 June 2021. The
dividend wili be a Property Income Distribution and no

SCRIP alternative will be offered.

Balance sheet

2020 00

As at March Saction Em Em
Properly assets 11,177 9,740
Other non-current assets 131 51
11,308 9,191
Other net current liabilities (252) [203)
Adjusted net debt 4 (3.854) 12,933)
Other non-current ligbilities - -
EPRA Net Tangible Assets 7,202 6,050
EPRA NTA per share 4 7Tp 448p
Non-controlling interests 112 59
Qther EPRA adjustments! 1167) 1128]
IFRS net assets 5 IALY 5983

Proportonally consolidated basis.

1. EPRA Net Tangible Assets NTA is a proportionaily cansolidated measure
that is based on IFRS net assels excluding the mark-ta-market on derivatives
and related debt adjusiments, the carsying value of intangibles, the mark-to-
markel an ihe convertible bonds, as well as deferred taxation on property
and derivative valuations. The metric includes the valuaton surplus on
trading properties and is adjusted for the diluteve impact of share options
Details of the EPRA adjusimeis are included in Table B within the
supplementary disclosures

4. EPRA Net Tangible Assets per share

The 16.3% decrease in EPRA NTA per share reflects a valuation
decrease of 10 8% cambined with the Group’s gearing.

Office valuations were down 3.8%, primarily due to the
uncertainty of economic outleok and polential changes
as a result of Covid-19. As a result, and coupled with lower
investrment market activity, yields moved out Zbps although
ERV was marginally up. Developments again outperformed
the standing portfolio and saw a valuation gain of 0.9%

Valuations in Retail were down 24.7%, with autward yield

shift of 8tbps and ERV decline of 16.8%. These values reflect
ongoing structural chatlenges faced by occupiers, compounded
by Covid-19 and limited investment markel activity, Across

our largest assels, yields have moved between 60-170bps.

For retail parks, improving liguidity in the markal prowded
some valuation evidence, particularly for smaller parks.

Our external valuers have included an explanatory nate in
relation te Cavid-19 in their valuation reports, recognising
that it continues to affect real estate markets globally.
However, their opinions are not subject ta "material valuaticn
uncertainty” [as defined by VPS5 3 and VPGA 10 of the RICS
Vatuation - Global Standardsl, concluding that there was
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FINANCIAL REVIEW continved

an adequate quantum of market evidence upon which to base
their opinigns of value. The current market uncertainty has
been reflected in the valuations in 8 number of ways, depending
on the relevant property sub-market. For retalt, as well as
adjusting yields and reflecting agreed concessions, our valuers
have reduced assumed turnover rent. Where concessions have
not been agreed. and rent cetlection has been inconsisient, they
have deducted 3-6 months rent as a capital sum. For offices,
the uncertainty has principally been reflected through

assumed void periods and incentive packages.

5. IFRS net assets

FFRS net assets at 31 March 2021 were £5,983m, a decrease of
£1.164m fram 31 March 2020. This was primarily due to IFRS
loss after tax of £1,083m and the interim dividend paid in the
year of £78m.

Cash flow, net debt and financing

é. Adjusted net debt’

. Adjusted net debt is 3 proportionally consalidated measure. I represents
the Group net debt as disclased 1 Note 17 to the financial statements and
the Group's share of joinl venture and funds’ net debt excluding the mark-to-
markel on derivalives, related debt adjustments and non-controlling interests.
A reconciliation between the Group net debt and adjusted net debt is included
in Table A within the supplementary disclasures.
Net sales reduced debt by £1,134m whils! development spend
totalled £185m with a further £45m on capital expenditure
related to assel management on the standing portfolio. The
value of recently completed and committed developments is
£1,060m, with £488m casts to come. Speculative development
exposure is & 6% of ERV. There are 1.2m sq ft of developmenls
in our near term pipeline with anticipated cost of E804m.

7. Financing

Group Propo-tionally cansclidated
2020 2021 2020 2021
Nel debt/adjusted
net debt’ £3.247m  £2,249m £3.854m  £2,938m
Principal amount
of gross debt £3.2%4m  £2,291m £4,158m  £3,183Im
~ Loan tovalve 28.5% 25.1% 34.0% 32.0%
Weighted average
interest rate 1.5% 2.2% 2 5% 2.9%
Interest cover 58 4.3 38 A0
Weighted average
maturity of
drawn debt &8years 7.0years 75Hyears T.byears

. Group dalta as presented in Note 17 of the financial slaiemenls The
propartionally consolidated tigures include the Groups share of joint venture
and funds’ net debt and exclude the mark-to-market on derivatives and related
dett adjusiments and non-contrelling interasts
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AL 31 March 2021, our progortionally consolidated LTV was
32.0%, down from 34.0% at 31 March 2020. The impact of asset
disposals reduced LTV by 780 bps. This was partially offset by
valuation declires which added 420 bps, as weli as developmant
spend wh.ch added 140 bps. Note 17 of the financial statements
sets out the calculation of the Group and proportionally
consolidated LTV

We are comritted to maintaining good long-term relationships

with debt providers in the different markets, with around 20

lenders in bank facilities and private placemants alone. This

year we have carried oul financing of £1.4bn involving 14 i
different ienders. ‘

In March 2021, we extended our £450m ESG-linked RCF by a
further year to 2026 with all eight banks in agreement. Earlier
in the year, we extended an additional £6450m of RCFs, by a
further year to 2025 Qur £350m convertible bond was repaid
at its scheduled maturity in June 2020 as planned using RCFs.

In December 2020 we signed a £100m unsecured toan facility
with Hames England {o fund specified infrastructure works
which will acceleraie the delivery of up to 3,000 hames at
Canada Water. The loan facility has a seven-year term

which may be extended at our request, subject 1o Homes
England's approval.

For HUT, one of the bank facilities which was due to mature
in Saptember 2020 was refinanced in May 2020 with a £200m
facility to December 2023, secured on a portiolio of HUT's
retail parks

In March 2021, we also raised @ £160 5m seven-year loan from
SMBC for our new Joint Yenture with Allianz in which we have
a 25% stake, secured on the assets of the MV,

This is a SONIA based loan and we are considering the
processes for transdion of our existing range of LIBOR based
debt and derivatives Lo reference SONIA, alongside emerging
markel practice.

As aresuli of this activity, at 31 March 2021 British Land had
£1.8bn of undrawn lacilities and cash and no reguirement to
refinance until early 2025

Our debt and interest rate management approach has enabled
us to maintain a low weighted average interest rate of 2.9%.
This s a 40bps increase fram 31 March 2020, and is due to the
repayment of pur RCFs with proceeds from disposals. which
will be redrawn as we deploy proceeds inla developments

or acquisttions. Our use of interest rate caps as part of our
hedging maans that the cost on around hatf of our debt
henehls while markel rates remain low.

Fitch Ratings, as part of their annual review in August 2020
affirmed our senigr unsecured credit rating ‘A our long term
iDR credit rating "A-" and shori term (DR credit rating 'F1°, with
Stable Outlook.

The current environment reinforces the importance of a strong
balance sheet.

£
David Walker
Interim Chief Finanoial Officer



FINANCIAL POLICIES AND PRINCIPLES

Financial
strength

and balanced
approach

Leverage

We manage our use of debt and equity
finance to balance the benefits of leverage
against the risks, including magrification
af property returns. A loan to value ratio
[LTV) measures our leverage, primarily
on a proportionally consolidated basis
including aur share of joint veniures and
funds and excluding non-controlling
inierests. At 31 March 2021, our
proportionally consclidated LTV was 32.0%
and the Group measure was 25.1%. Our
LTV is manitored in the context of wider
decisions made by the business, We
manage cur LTV through the property cycle
such that our financial pasition remains
robust in the event of a significant fall in
property values. This means we do not
adjust our approsch to leverage based
only on changes in property market yields.
Consequently, our LTV may te higher in
the low point in the cycle and will trend
downwards as market yields tighten.

Debt finance

The scale of our business, combined

with the guality of our assets and rental
income, means that we ara able to
approach a diverse range of debi providers
te arrange finance on attractive terms.
Good access to the capital and debt
markeis allows us 10 take advantage

of apportunities when they arise. The
Group’s approach to debt financing for
British Land is to raise funds pregominantiy
on an unsecured basis with our standard
financial covenants Iset out on page 77}
This provides flexibility and low operational
cost. Our joint ventures and junds which
choose to have external debt are each
financed in ‘ring-fenced struciures
without recourse to British Land for
repayment and are secured on their
relevant assels. Presented on the
following page are the five guiding
principles that govern the way we
structure and manage debt,

We have worked consistently over recent years to
achieve a robust financial footing, positioning us
well to meet the challenges of this year and to
pursue market opportunities.

Monitoring and
controlling our debt

We monitor our debt requirement

by reviewing current and projected
borrowing levels, available facilities, debt
malturity and interest rate exposure. We
undertake sensitivity analysis to assess
the impact cf proposed transactions,
moverments i interest rates and changes
in property values on key balance sheet,
liquidity and profitability ratios. We also
consider the risks of a reduction in

the availability of finance, including &
ternporary disruption of the financing
markets. Based on our current
cammitments and available faciiities, the
Group has no reguirement to refinance
until early 2025. British Land's undrawn
facilities and cash amounted to £1.8bn

at 31 March 2021,

Managing interest

rate exposure

We manage our interest rate prafile
separalely from our debt, considering
the sensitivity of underlying earnings to
movements in market rates of interest
over a five-year period. The Board sets
appropriate ranges cf hedging on debt
over that period and the longer term, Our
debt linance is raised at both fixed and
variabte rates. Derivatives [primarily
interest rate swaps and caps] are used
to achieve the desired hedging profile
across proportionally consolidated net
debt. At 31 March, our debt was fully
hedged on a spot basis, with interest rate
hedging on 78% of qur projected debt on
average over the nex! five years, with a
decreasing profile over that period. Our
use of interest rate caps as part of our
hedging lalongside swaps] means that we
also benefit if market rates remain low.
Accordingly we have a higher degree of
protecticn on interest costs in the short

term and achieve market rate finance
in the medium fo tonger term. The
hedging required and use of derivatives
is managed by a Derivatives Committee.
The interest rate management of jgint
ventures and funds is considered
separately by each entity’'s board.
taking intec account appropriate

factors for its business.

Counterparties

We manitor the credit standing of our
counterparties to minimise risk exposure
in placing cash deposits and arranging
derivatives. Regular reviews are made

of the external credit ratings of

the counterparties.

Foreign currency

Our policy s to have no matenal
unhedged net assets or liahilities
denominated in foreign currencies. When
attractive terms are available, the Group
may choose o borrow in currencies other
than Sterling, and will fully hedge the
foreign currency exposure.
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FINANCIAL POLICIES AND PRINCIPLES continved

Our five guiding principles

1.

Diversify our sources of finance

We monitar finance markets and seek to access
different sources of finance when the relevant
market conditions are favourable to meel the
needs of cur business and, where appropriate,
those of our joint ventures and funds. The scale
and guality of cur business enable us to access
a broad range of unsecured and secured,
recourse and non-recourse debt. We develop
and maintain long term relationships with
banks and debt investors. We aim to avoid
reliance on particular sources of tunds and
borrow from a large number of lenders from
different sectors in the market across a range
of geographical areas, with around 30 debt
praviders in bank facilities and proate
placements alone. We work [0 ensure that
debt previders undarstand our business,

adopting a transparent approach to provide
sufficienl disclosures to enable them to
evaluate their exposure within the overall
context of the Group. These factors increase
our attractiveness to debt providers, and in the
last five years we have arranged £2.94n (British
Land share £2.6bn) of new finance n unsecured
and securad loan facilities, Sterling bonds and
S Private Placements. ln addition, we have
existing long dated debentures and secuntisation
bands A Eurapean Medium Term Note
programme is mamtained to enable us to
access Sterling/Euro unsecured bond markets
when 1t is appropriate for our business, and the
launch of our Sustainabte Finance Framewaork
during the year enables us ta issue suslainable/
green finance to help the implementation of our
Sustainability Strategy.

£3.2bn

total drawn debt
[proportionally
consolidated)

in over

20

debt instruments

Phase maturity of debt portfolic

The maturity profile of our debt is managed with
a spread of repayment dates. currently between
one and 17 years, reducing our refinancing risk

in respact of timing and markel conditions. As a
result of our financing activity, we are ahead of

our preferrad refinancing date horizan of not
less than two years. In accordance with our
usual practice, we expect to refinance facilities
ahead of ther matunties.

7.6 years

average drawn
debt maturity
{proportionally
consolidated)

Maintain liquidity

In addition to our drawn debt. we aim zlways
to have a good level of undrawn, cammitted,
unsecured revolving bank facilities. These
facilities provide financial liquidity, reduce the
need to hold resources in cash and deposits,
and minimise costs ansing from the difference

between barrowing and deposit rates, while
reducing credit exposure. We arrange these
revolving credil facilities in excess of our
committed and expected requirernegnts o
ensure we have adequsate financing availability
to support business requirements and

new apportunities.

£1.8bn

undrawn facilities
and cash

Maintain flexibility

Qur facitities are structured to provide valushle
flexibility for investment activity execution,
whether sales, purchases, developments or
asset management initiatives. Our yunsecured
revotving credit facilities previde full operational
flexibility of drawing and repayment {and
cancellation if we require] at short notice

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 substitution
rights, where we have the ability to move assels
in and out of the security pool, as required for
the business.

£19bn

total facilities
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Maintain strong metrics

We use both debt and equity hnancing. We
manage LTV through the preperty cycle such
that our financial position would remain robust
in the event of a significant falt in praperty
values and we do nat adjust our approach to
leverage based only on changes in properly
market yields. We manage our interest rate
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prohle separately from cur debt, setting
appropnate ranges of hedged debt gver
a five-year period and the (onger term

We maintained our strong seniar unsecured
credit rating ‘A", leng term DR c¢redit rating ‘A-",
and short term IDR credit rating "F17, atirmed
by Fitch during the year with Siable cutlook.

32.0%

LTV (proportionally
conselidated)

A

senior unsecured
credit rating



Group borrowings
Unsecured financing for the Group
includes bilateral and syndicated
revolving bank facilities [with initiat
maturities usually of five years, often
extendablel; US Private Placements with
maturities up to 2034; and tha Sterling
unsecured bond maturing in 2029

Secured dzbt for the Group (excluding
debt in Hercules Unit Trust which is
covered under ‘Borrowings in cur joint
ventures and funds’) is provided by
debentures with maturities up to 2035.

Unsecured borrowings
and covenants

There are two financial covenants which
apply across ail of the Group's unsecured
debt. These covenants, which have been
consistently agreed with all unsecured
lenders since 2003, are:

- Net Borrewings not to exceed 175%
of Adjusted Capital and Reserves

- MNet Unsecured Borrewings nat {o
exceed 70% of Unencumbered Assets

There are no income or interest cover
covenants on any of the unsecured debt
of the Group

Unsecured financjal covenants

The Unencumbered Assets of the Group,
not subject 1o any security, stood at
£4.7bn as at 31 March 2021,

Aithough secured assets are excluded
from Unencumbered Assets for the
covenant calculations, unsecuced lenders
benefit from the surplus valve of these
assels above the related debt and the
free cash flow frorm them. During the
year ended 31 March 2021, these assels
generated £28m of surplus cash after
payment of interest. In addition, while
investments in joint ventures do not farm
part of Unencumbered Assets, our share
of frea cash flows generated by these
ventures is reqularly passed up to

the Group.

Secured borrowings

Secured debt with recourse to British
Land is provided by debentures with

long maturities and limited amortisation.
These are secu-ed against @ combined
paool of assets with commaon covenants;
the value ol the assets is required to
cover the amount of the debentures by

a minimum of 1.5times and net rental
income must cover the interest at least
once. We use our rights under the
debentures Lo actively manage the assets
in the security pool, in line with these
cover ratios. We cantinue to focus on
unsecured finance at a Group {evel.

Borrowings in our joint

ventures and funds

Exiernat debt for our joint ventures and
funds has been arranged through tong
dated securitisations or secured bank
debl, according to the requirements of
the business of each _ A new bank toan
was arranged during the year for our
IV with Albanz which inciuded LTV

and iCR covenants,

Hercules Unit Trust has two term bank
{oan facilities maturing in 2022 and 2023
arranged for its business and secured on
its property portfolios, without recourse
to British Land. These toans include LTV
ratios of 65% and 40%, and income
hased covenants.

The securitisations of Sroadgate £1,215m
and Meadowhall £534m have weighted
average maturities of 7.5 years and 7.4
years respectively. The key financial
covenant applicable 15 to meet interest
and scheduled amortisation [equivalent
to one times cover|; there are no LTV
default covenants. These securitisalions
have quarterly amaortisation with the
balance outstanding reducing to
approximately 20% to 30% cf the

original amaunt raised by expected firat
maturity, thus mitigating refinancing risk.

There is no obligation an British Land to
rermedy any breach of these covenants in
the debt arrangement of joint ventures
and funds.

2007 2018 2049 2020 201
As 31 March % * % % %
Net borrowings (o adjusted capiial and reserves 29 29 29 40 33
Net unsecured borrowings to unencumbered assets 26 23 21 30 25
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MANAGING RISK IN DELIVERING OUR STRATEGY

Managing risk

For British Land,

effective risk management
is fundamental to how we
do business. It represents
a cornerstone of executing
our strategy and positioning
the business for growth
whilst delivering positive
outcomes on a long term
sustainable basis.

Qur key activities in the year

- implemented our robust erisis management
plans in response to Covid-19; the Board and
key Committees met regularty to mitigate the
risks across our business

- Assessmenlt of ermerging risks including the
tonger term implications of Covid-19 on the
role of offices and physical retail and our
strategic respense. Covid-19 has acled as
a catatyst for existing trends af the shift
te online retail and more flexible
working practices

Proactively managed our rent cotlection and
occupier risk in a challenging market backdrop
- Maintaining our financial resilience and
sufficient tiquidity
~ Brexit Planning Steering Committee operated
prior to Brexit to assess risks and ce-ordinate
our mitigating actions; now being managed as
part af business as usual

- Managing sustainability and climate-related
risk and opportunities. Undertook scenario
analysis of physicat risks in line with
TCFD requirements

Our priorities for 2021/22

- Continue to proactively manage the
ongoing risks arising from Covid-1%
and the implications for our strategy

- Effective risk management of our key
operational risks including development,
investmant in new apportunities, our
partnerships with third parties, our asset
management capability and leasing and
occupier risks

~ Further enhance gur internal conirol
framework and ensure this is fully
embedded across the Group

- Enhance our cyber security and
IT infrastructyre

- Environmental matters including scenario
analysis of our transition risks as we mave
towards full cempliance of TCFD by FY22
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Our integrated risk management approach

Top down
Straiegic risk managemeni

Bottom up
Operational risk managenment

ﬂ Reoard/Audi Committee/CSR Commitles

Review external envirormeni
Robusl assessmeni of principat risks
Set risk appelite and parameiers
Determine straiegie achion points

Assess effectiveness of risk management process
and internal centrol sysiems

Repors on principsl risks and unceriainties

Tdeniily principal risks

Direct delivery of sirategic actians in line
with rish appetite

Monitor key risk indicators

Risk Cernmittes/Executive Direclors l

Consider completeness of identiiied risks and
adequacy of miligating actions
Lonsider aggragalion of nsk expasures across
the business

L Business unils

Execute strategic aclions
Report on key aisk indicators

We maintain a comprehensive risk
management process which serves to
identify, assess and respond to the range
of financia( and non-financial risks facing
our business, including those risks that
could threaten solvency and liquidity, as
well as to identify emerging risks. Qur
approach is not intended to eliminate risk
entirely, but instead to manage our risk
exposures across the business, whilst

at the same time making the most of

our opporiunities.

Qur integrated approach combines a top

down strategic view with a complementary’

bottom up operational process, with
three lines of defence, as outlined in the
diagram abave. The Board has overall
responsbitity for nsk managerment with
a tocus on determining the nature and
extent af exposure to the principal risks
the business ig willing to take in achieving
its strategic objectives. The amount of
risk is assessed in the context of our
priorities and the external environment
in which we operate - this 1s our risk
appetite. It is integral to bath cur
consideration of strategy and to cur
mediem term planning process,

The Audit Committee takes responsibiity
for overseeing the effectiveness af risk
management and internal centrgl
systems on behalf of the Board and
advises the Board on the principal risks
facing the business mcluding those that
would threaten its solvency or liquidity
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Repert currant and emerging risks

Wdanify, avaluale and mitigate operational risks
recarded in risk reg:ste-

The Exacutive Directors are responsible
for delivering the Company's strategy, as
set by the Board, and managing risk Our
risk management framework categorises
our risks into external, strategic and
operational risks. The Risk Cornmitiee
[comprising the Executive Committee and
senior management across the business
and chawrad by the Chief Financial Officer]
is responsible for managing the principal
risks in each category in order Lo achieve
our performance geals,

Whilst ultimate responsibitity for
oversight of risk management rests

with the Board, the eftactive day-to-day
management of risk rs embedded within
our operational business units and forms
anintegral part of all activities. This
bottom up appreach aliows potential
risks 10 be identified at an early stage and
escalzted as appropriate, with mitigations
putin place to manage such nsks. Each
business unit maintains a comprehensive
risk register. Changes to the register are
reviewed quarterly by the Risk Committee,
with significant and emerging risks
escalated to the Audit Commiltee

Internal audit acts as an independent
and objective assurance function by
evaluating the effectiveness of our

risk management and internzl control
processes, through indepengent reviaw.

n summary, our appraach to risk
management is centred on being
risk-aware, clearly defining our risk

L Monitor KRI5 & risk contrals and take appropriale action




appetite, responding to changes to our
risk profile quickly and having a strong
risk management culture amang
employees with clear roles and
accountability Qur organisational
structure ensures close invalvement

of senior management in all significant
decisions as well as in-house management
of our property management activities
and development.

To read more abeout the Beard and
Audit Committee’s risk oversight,
see pages 99-100 and 120.

Our risk appetite

Our risk appelite lies at the heart of our
risk management and is integral to both
business planning and decision making.
The Group's risk appetite is reviewed
annuaily as part of the strategy review
process and approved by the Board, in
order to guide the actions rmanagement
takes in executing our strategy.

We have identified a dashboard of Key
Risk Indicators [KRIs| for each internal
principal nsk with specific tolerances
for each, which are integrated with the
operations of the business [summarised
below). Their aim is to provide early
signats to alert management to
increasing risk exposures or trends that
could threaten the achievement of our
priorities and aliows informed decistan
making. Qur KRis are reviewed quarterly

Dashboard of Key Risk Indicators [KRIs|

Principal internat nsks Key risk indicators

by the Risk Committee, to ensure that the
activities of the business remain within
our risk appetite and that our risk
exposure 1s well matched to changesin
our business and our markets, The risk
indicators are a mixture of teading and
lagging indicators and focus on the most
significant judgements affecting our risk
exposure, including our investment and
development strategy: the level of
occupational and development
exposure; our sustainability risks;

and our financial resilience.

Whilst our appetite for risk will vary
over time and during the course of the
property cycle, in generai we maintain a
balanced approach to risk. Qur appetite
for financial risk has reduced aver the
last few years, whilst our appetite for
operational risk has increased reflecting
our strategy for active capital recycling.
investment in growth sectors and
devetopments. It also recognises the

structural changes affecting our markets,
which have been compeunded by Covid-19.

Ouring the year, we have continued 1o
aclively manage our incremental risk
exposure by:

- Taking & pragmatic approach to
leasing to maximise occupancy and
improve rent collectron. Qur income
collection nsk is elevated with our
occupler covenant risk in terms
of percentage of rent classified as

‘high risk’, having operated above

our eptimal tolerance level in the near
term given the impact of Covid-19 on
aur custamers. We continue to actively
monitor and work proactively with our
customers who have been
disproportionately affected by the
pandermic to agree pragmatic and
equitable soluhions. We alsa perform
occupier covenant checks so that we
can be proactive in managing exposure
to weaker occupters.

Accelerated sales of non-core asselts,
executing £1.2bn of sales since April
2020, enhancing the strength and
resilience of our balance sheet.
Disciplined approach to development
including rmanaging our speculative
exposure, using a broad range of
contractors and closely monitoring,
coupled with our successful
pre-letting strategy.

Maintaining an efficient capital
structure and liquidity positian. We
retain significant headroom to our
Group debt covenants and refinance
proactively, and based on our current
commitments, available bank facilities
and debt maturities, we have no
requirement to refinance until

early 2025.

Supporting our people and promaoting
both their physical ang mental wellbeing.

Investment slrategy -

investment Commitiee|
- Annual IRR process which forecasts prospective returns of each asset
- Percentage of our portfolio in joint ventures and funds

Execution of targeted acquisitions and disposals in line with capital allocaticn plan |overseen by

Development strategy -

Total development exposure <12.5% of portfalio by value

- Speculative development exposure <12.5% of portfolic ERV
- Residential development expasure
- Pragress on execution of key development projects against plan linctuding evaluating yields on cost

Capitat structure -

Manage aur LTV through the property cycle

- Neldebt to EBITDA
- Financial covenant headroom

Finance strategy -

Period untit refinancing is required of not less than two years

- Percentage of debl with interest rate hedging laverage over nexi five yearsl
- Flexible debt facilities

Environmental -
sustainability -

Energy performance certificates
Percentage of portfolio at high nisk of flood

People -

Voluntary stalf lurnover

- Employee engagement and wellbeing

Incame sustainabdity -

Market letting risk including vacancies, upcoming expiries and breaks, and speculative development

- Occupier cavenant strength and concentration fincluding percantage of renl classified as "High Risk'|
~ Occupancy and weighled average unexpired lease term
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MANAGING RISK IN DELIVERING OUR STRATEGY continued

Covid-19 action plans

- Implemented business continuity and
remaote working plans to enable etfective
working from home for all our employees
whe did nel need to be on-site

- Actively monitored employees’ mental
and physical wellbeing, and the health
and safety of our employees remains a
top priarity

Preparation and implementation of
detailed asset plans to manage both the
closure and reopening of steres safely
with robust Covid-19 safeguards in place
in line with Gaverament guidelines. Alsc
prepared and implemented detailed plans
for each of our office assets as well as
detailed guidance for aur occupiers for
the continuing safe occupation throughout
the pandemic

Weorked closely with our customers,
partners, local communities and
organisations associated with our
places to ensure we could provide
appropriate support

]

Worked proactively with customers ta
marimise nccopancy and rent collection

Disciplined approach to development
including a balanced appreach o our
specylalive exposure

Collaboration wilh our suppliers to ensure
the viability of our supply ¢hain and the
continuily required; also impartant given
the continued uncertainty brought about
by Brexit

Prepared action plans with contingency to
deal with material imparts, labour supply
and mainlain programmes far all our
developments, having implemented the
current Canstruction Leadership Council
Site Operating Procedures

Extensive forecasting, stress testing and
modelling of various seenaries to ensure
our financial position remains strong and
we lake appropriate actions. The key steps
taken te improve our financial resilience
included accelerating non-cere assel
sales, maintaining sufficient liquidity,
tempaerarily suspending our dividend

and stringently managing our cost base

Our risk focus

The continually evolving circumstances
caused by the Covid-19 pandemuc,
cougled with the backdrop of geepalitical
and macroeconomic uncertainty, has, and
conlinues to present a rapidly changing
near term gperating environment for
our business to navigate. Whilst cur
performance has been impacted, our
financial position remains strong and
demonstrates the importance of our risk
management Lo protect our business
through this period of uncertainty and
adapt to a rapidly-changing envirenment,
We have robust crisis management

and business continuity plans in place
and acted swiftly in dealing with the
exceptional chalienges posed by Covid-19,
our focus has been to ensure the safety
of our peaple; our assels are securely
rmaintained and te support our
customers, suppliers and lacal
communities as sel out on the left.

Looking forward, whilst the successful
rollout of the Government's vaccination
programme provides aptimism, it is
anticipated that Cowvid-19 will stll be
prevalent in saciety. Therefore, risk
management and the Group’s continued
ability to be flexible in respending to the
risks as they evalve will be fundamentat
ta ou” business.

Brexit, and potential for disruption, was
alsa 3 key focus of the Greup during the
year and we took appropriate actions to
mitigate the key risks to our business.
The key cperational steps taken inciuded
maintaining sufficient liquidity and
financial resilience, working with our
development contractors to minimise
cost and detay risk to our development
prograrmme, increasing stocks of spare
parts to ensure the continued operation
of our assets and updating our crisis
management plans te improve our
response to unpredictabie events

Whilst the UK and EU reached a trade
agreement shortly before the end of the
transition period, we continue to actively
monitor any risks through this period of
transition and remain alert to ary new
1ssues which may anse.

During the year. the Risk Committee has
alsa fecused an some key operational
risk areas across the business including:

- occupier risk and managing our
exposure to customers or sectors Iin
a more challenging market backdrop

~ cavenant strength of potential
construction contractors and
Managing our exposure
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- health, safety and enviranmental risk
rmanagement. Our Health and Safety
managament system was re-certified
under IS0 45001
- climate change which 1s increasmgly '
important for risk management. The
Risk Commitlee is overseeing the
Steering Committee’s progress
towards TCFD compliance
- ongoing data privacy pregramme '
and implementation
- payment operations, key financial
cantrols and counterparties
- procurement and new supplier
enboarding process
- inkernal audit and implementing
control findings
- information security and key controls
- compliance audits across our assels

Qur principal risks
and assessment

Cur risk management framewark

is structured arcund the principal

risks fzcing British Land. We use a

risk scoring matrix to ensure risks

are evaluated consistently;, we assess
both the Uikelihood and the financial and
reputational impact From this we identify
both the external and internal sirategic
and operaticnal principal risks which
currently have a higher likelihood and
potential impact on our business. Whilst
the Board recognises that it has fairly
himited control over the external princ.pal
risks, it reviews their potential impact on
our business and these are taken nto
account in our decision making For our
internal principal risks the Beard makes
sure that appropriate controls and
processes are in place ta manage

these risks.

The Board confirms that a robust
assessment of the principal and
emerging risks facing the Company,
including those that would threaten its
business model, future performance,
solvency or liquidity, was carried out
during the year taking intc account the
evolving Cowvid-19 risk and the economic
and polibcal environment.

In accordance with our risk managemant
process, Covid-19 15 viewed as an
overarching risk rather than a single
principal risk. It has had a material
negalive impact on gur busmess, In
particular resulting in reduced rent
collection in our Retail business, an
increase in failures amongst our retailer
customer base and reduced physicat



accupancy at our office-led assets.
Changes in Government regulation and
intervention in leasing contracts have
occurred which also present a risk to our
business, such as the rent moratorium
The impact of the pandemic cantinues
to evolve and affect our entire risk
landscape We have incorporated
commentary into each principal risk
[as set out on pages 82-87] which

we conbinue to actively monitor.

Qur current assessment is that the
majonty of our principal risks we flagged
as elevated last year remain heightenad.

While the good progress on the
vaccination programme and roadmap
out of lockdawn provides optimism,

the trajectory of the pandemic is highly
uncertain with risks from future variants
and thus it is too early to cenclude that
the risks to our business have reduced.
Albeit, the risks to Econormic Outlook and
Investment Markels have reduced fram
the elevated levels immediately after
the outset of the pandemic, whilst the
risks to our Development Stratagy and
People, have increased. See Risk

heat map below.

We have also added one principal risk

as a standalone risk being Environmental
Sustainability in light of the significance
to the business and our customers; and
the external aspects of climate risks are
incorporated within cur catastrophic
business event and political and
reguiatory risks

The principzl risks are summarised
below and detaited overleaf, including
an assessment of the potential impact
and bkelibood and how the risks have
changed in the year, together with
how they relate to our priorities.

Qur risk assessment

Relatad

Principal risk priority

Change
year on
year

Risk heat map

External risks

m Economic sullook

QOGO

E Political and reguiatary sutlook
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. Otfice investment market
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Retail investrment market

Qo

|E| Office occuprer market
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Tl T

Relail occupier market
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)

Availabitity and cost
of finance

oOo00

T

E Cataslrophic business event

Q000

I

Internal risks - strategic

IZ] Investment strategy

0000

Development strategy

OOQ0O

E Capilal struciure

0OC0O

Finance slralegy

0000

@ Environmental suslainability

0000

Internal risks - operational

@ Peaple

0000

Likelihood

Impact

[El Income sustainability

Q000

’Dﬁ Qle|e]|-|2

Other Group risks

Key

Qur priorities

) Raalising the potential of €3> No change X i
our Campuses T Increase These risks camprise:
i A Operating model inctuding
Progressing value ‘ -
©Fres ] | Decrease reliance on third parties

accretive development

@) Targeting the opportunities
m Retail & Fullitment

O Active capital recycling

O New risk

in addstron to aur principal risks, there are also a number of other
risks that are largely operatienal in nature and are managed
cenlrally with appropriate processes and mutigation plans in place.

Change year on year

B. Culture

C. Information systems and

cyber security

0. Effective control emaronment
€. Fraud and corruption
F. Compliance and
legal framework
G. Supply chain management
H. Health and Safety

Naote: The above illustrates pringipal risks which by their nature are those which have the potential to sigmificantly impaci the Group's strategic objectives, financial
position or reputation. The heat map highlights net risk. after taking account of principal mitgatiens The arrow shows the movement from the 2020 point

British Land Annual Repart and Accounts 2021

81



PRINCIPAL RISKS

External risks

Risks and impacts

How we monitor and marage the risk

Change in risk assessment in year

Economic outlook

The UK econamic climate presents
risks and opportunities in property
andg kinancing markets and te the
businesses of our custemers
which can impact bath the
delivery of pur strategy and

our financial performance.

The Risk Commilleé reviews quarterly the
£CONOMIC environmenl in which we operate

to assess whether changes te the econom.c
outlook jusbify a reassessment of the rnisk
appehie of the business

Key indicatars including forecast GDP growth,
employment rates, business and consumer
configence, inleresi rates and inflaton/deflation
are considered, as well as central bank guidance
and governmenl policy updales.

We siress test our business plan against

a downturn in econom c outlock (o ensure

eur financial position s sufficiently flexible

and resilient.

Our business model focuses an a high quality
perifolic underpinned by our balance sheel

and financial strenglh

)

L

[

i

The Covid-1% pandemic has brought substantal
aconomic contraction, with the UK s GOP falling
$.9% for the catendar year 2020, severely
impacting bath our markets and the

businesses of our cuslomers.

The combination of strong Sovernment spending
lin particular the Job Retention Scheme), low
intlaben and low interest rates helped mitigate
some of the impact ol Covid-19,

Econormuc growth is expected to bounce back
relabively quickly as restriclions ease and

the Government has set out a four-stage
roadmap wilh a view Lo lifting all restricuions

by 21 June 2021,

Qverall, the risk to the ecanomic oullook has
slightly reduced Irom the elevated level tas! year,
in view of the goad progress with the vaccination
programme and the econamy is on irack for full
reopeming in June. Aibeit. the trajectory of the
pandemic remains a key area of uncertainty

and any signilicant re-emergence of Covid-19

or new variants could result in the impasition of
restrictions and further economic damage and
there are alzo concerns that infialion may rise.
The Board and executive team have taken
apprapriale action 1o help us nawigals the near
term chalienges and determine the ([onger term
strategic direction of the business forused on
four prigrities,

[2]Palitical and regqulatory cutlook

Significant potitical events and
regulatory changes, including the
UK's decision to leave the EU, and
Government policy response to the
pandemig, bring risks principally in
four areas:
- reluctance ol investors and
businesses to make invesiment
and eccupalional decisions whilst
the cutcome remains uncertain
- the impacl on the case for invesiment
in the UK, and on specific policies and
requlation introduced, particutarly
those which directly impact real
estate or our cuslomers
the potenlial for a change of
{eadership ar potitical directian
the 'mpact an Lthe businesses
of our occupiers as well 35 our
own business

- Whilst we cannol influence the sutcame of
significant political events, we do take the
uncertainly related to such events and the range
of possitle outcomeas into account when making
sirategic investment ang financing decisions,
Internally we review and maniter propesals

and emerging policy and legrslation lo ensure

that we take Lhe necessary sleps 1o ensure

compliance, if adplicabie. Additionally. we
engage public affairs consuliants 1o ensure that
we are properly trisfed on the potential policy
and regulatory implications of political events,

We atso momtar public trust in business.

- Whare appropriate, we acl with ather induslry
participanls and represeniative bodies to
contribuie to palicy and regulatary debale
¥We monitor and respend L6 social and political
reputational challenges reievant to the industry
and apply our own evidence-based research to
engage in thaught leadership discussions, such
as with Design for Life.

The political risk outiook remains high dictated
by the national and giobal response to Covid-19
Furthermare, the global gegpolitrcal and trade
enwronmentls remain uncertain.

While the UK managed to secure a deal with

the EU, avoiding major disruption o trade, the
rezliies of the new trading relationship are
expected to dampen econamic growth in the
shart term. Also, further uncertamnty remains
untit the agreement in respect of financial
services (5 finalised.

Changes in Covernment regulation and
interveniion in leasing contracls have aceurred,
which have presented a risk lo our business.
swch as the renl moratorium, Also, the very
recent court decisions on CVAs and Restrucluring
Plans have clarified the methads pccupiers can
use ta agversely alter their rental and other
obligatiens to properly owners Thareis also
increased potential for tax rises or businesses
We continue 1o regulariy maniter propased and
actual changes in legislalion and regulations and
with the heip of professional bodies, if possible,
mitigate the risks 19 our business, Quring the
year we have engaged wiih the Briush Property
Federation in their respanse ta the Government's
call for evidence on how to address the impacl of
Covid-19 on commercial reats.

Key

Change in risk assessment from last year

T Increase
¢> Nochange
). Decrease
O Newrisk
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External risks

Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

{z]commercial property investor demand

Reductien in investar

demand for UK real

astate may result in

falls in asset valyations

and could arise from

variations.in:

- the health of the

UK economy

the allraciiveness of

iwesiment in bhe UK

- availability of inance

- relative atlracliveness
of other asset ¢lasses

The Risk Cammitiee reviews the property
markel quarterly to assess whether any
changes to the market outlook present
risks and apportunities which should be
reflected in the execution of gur strategy
and our capilal altocation plan. The
Committee considers indicalors such as
the margin between proparty yields and
borrowing costs and property capilal
growth larecasts, which are considered
alongside the Cornmillee members’
knowledge and experience of market
activity and trends.

We focus on prime assels and sectors
which we believe will be less susceplible
over the medium lerr to a reduction in
occupier and mvestor demand

We maintain strong relationships with
agenis and dirgct investors active in

the markel.

We siress test our business ptan for

the effect of a change in property yields,

2

N2

Landon Offices

Whist the Londan investment markel was understandably subdued
in the period following the initial outhreak of Covid-19, in the second
half of the year, averseas investors have shown an increased
readiness to look through the pandemic and invest in prime
Londoa oifices, and thus this risk has reduced. The final

quarter of calendar year 2020 saw ¢.E5bn of transactions.

Whilst the reintroduction ol travel restriclions dyring the third
luckdown tn January 2021 impacied activity in the last quarter,
transaction volumes are expected (o pick up as restrichions are
lifted, particularly in the cantext ol low interest rates. The London
Office investment markel is expected to remain attractive glabally
given ils transparency, liquidity and its yield differential

This year, benefitling fram the resitient office investment market,
we made timely sales of £643m of standalone office buildings,

Retail

The retail investment market was signilicantly weaker, reflecting
chailanges in the accupational market, resulting in yield expansion
particularly in the Dirst half of the year.

There has heen limited liquidity and lack of transactional evidence,
particularly lor shopping centres, where lot sizes are typically larger,
and confidence weakened through the pandemic. However, sentiment
has improved in retaik parks, which have weathered the pandemic
belter and where invesimaent activity has picked up with £1.7bn of
transactions in the year, slighlly lowering this risk lo our business.

In particular, the markel for assels which are small to medium in Lot
srze, with secure, sustainable inceme streams, has seen mare aclivity,
This year, benefitling from packets of demand in the retail invesiment
market, we have scld £556m of retail assets focused aon slandalene
units and superstores where we have limited potental to drive value
through asset management,

[2} 0ccupier demand and tenant default

Underlying income,
rental growth angd capital
performance could he
adversely alfected by
weakening accupijer
dernand and occupier
failures resulting from
variations in the health
ef the UK economy

and corresponding
weakening of consimer
confidence, business
activity and investment,
Changing consurmer

and business practices
ineluding the grawth

of internet retailing,
llexible working practices
lincluding more working
irom homel and demand
for enargy efficieny
puildings, new
technologies, new
legislation and alternative
locations may resylt in
earlier than anticipated
obsolescence ol qur
buildings if evolving
occupier and regulatery

requirements are nat met.

Some of all of thege
trends could be
accelerated by

the pandemic.

The Risk Commillee reviews indicaters
of occupier demand guarterly including
consumer coenfidence surveys and
employment and ERV growth forecasts,
atongside the Committee mernbers’
knowledge and experience ¢l gecupier
plans, trading perfermance and leasing
aclivity in guiding execulion &l our strategy
We have a high quality, diversified occupier
base and monitor concentration of
exposure (0 individuat accupiers or
seclors. We perlorm rigorous occupier
covenant checks ahead of approving
deals and on an ongoing basis so that we
can be proactive in mManaging exposure
to weaker occupiers.

Threugh our Key Occupier Account
programme, we work together with

our customers to find ways to best

meel their evolving requirements.

Cur Sustainability Siralegy inks action
on customer wetlbeing, energy efficiency,
community and sustainable design io

our business strategy. Our social and
enviranmenlal targets enhance our
customer ofler; lor example, all our new
developments are net zero carbon and
we facilitate customer nelworks and
1ocal partnerships on all our campuses.

[

London Otfices

The Cavid -19 pandemic affected leasing actiwiy which is significantly
down as businesses focused on near term operational challenges
and pestponed decisians on new space, and will undoubtedly
cause many businesses o consider how to use their offices

maost praducuvely and safely going forward. As a result, lhe type of
space businesses need will evolve, and this risk remains elevated
Across the market, prime headline rents have generally been flat,
albeit on low volumes and ncenlives have increased The vacancy
rate rose to 8.8% from 4.3% a year ago, but secondhand space
accounts for most ol the supptly with tanant-led space an
increasingly significant component

Covid-19 has accelerated a focus on quality space, with occupiers
increasingly focused on the best space for their business, their
people and the environment. We are seeing encouraging inlerestin
new space, particularly from businesses with requiremenis two to
three years in the future for rodera, high quality and sustainable
space which supports more hybrid ways of working,

Retail

Covid-19 has had a significant impact on retait, which was already
facing structural challenges as a result of the growlh of online.

The risks to the retail occupational market have remained high in

the near lerm; and have played oul in several ways, including rent
reductions, rent deferments and Aon-payment, but also an increase
in retailers enlering CVAs or administrations. We had elevated lhis
risk last year in response to Covid-19 and this risk remains heightened.
Stronger retailers are increasingly focused on how best 1o align their
models to the growth of anline; this has included a growing inlerest
in retail parks which are more affordable and can support an onling
strategy through click & collect.

Our priarity has been on keeping our centres full of the right mix

of retailers who are addiuve to our places We are pragmalic and
proactive in our approach, working with successtul, financially strong
retailers to ensure leasing struclures are appropriate and detiver
sustainable cash flows. At limes, this has meant accepling rents
which are below previous passsng renls, but are maore appropriate

in the current environment and sustainable tanger term.
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PRINCIPAL RISKS continued

External risks

Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

EAvailabilily and cost of finance

Reduced availability of tinance may
adversely impact ability to refinance
debt and/far drive up cost, These
market tacters may also result

in weaker investor demand for

real estate.

Requlation and capual casts of
tenders may increase cost of finance,
as could incraased risk in lerms ol
econemic outlock.

Market berrowing rates and real estate debt
availabstity are monitored by the Risk Commitlee
quarterly and revigwed reqularly in arder tg
guide our financing achions in executing

our strategy

We monitor our projecied LTV and our debl
requirements using saveral internally generaled
reporis focused on borrowing levels, debt
maturity, available fzcilities and interest

rale exposure

Should inflaticnary pressure resutt inincreased
interest rates, funding costs may increase.

We have interes! rate hedging on 78% of

our projeciad debt on average over the

nex! five years.

We maintain good long lerm relationships with
our key financing partners,

The scale and quality of our business enable us
10 a¢cess a diverse range of spurces of finance
with a spread of repayment dates We aim
always lo have a signifizant level of undrawn,
commutted. unsecured revolving facililies to
ensure we have adequate financing available lo
support busingss requirements and opportunities,
We work with indusiry bodies and other relevant
organisalions lo participate in debate on
emergmnyg linanca regulations where aur
interests and those of our industry are aflected.

@ Catastrophic business event

An external event such as a Civil
emergency, including a large-scale
terrarist attack, cybercrime, pandemic
disease, extreme weather occurrence,
environmental disaster or power
shortage, could severely disrupt
global markets {inciuding property
and finance) and cause significant
damage and disruption to British
Land’s partlolio, operations,
customers and peaple.

f

'

Wa maintain a comprehensive cnsis response
plan across ali business units aswell as a
head office business cantinuity plan

The Risk Commaitee monitors the Home Office
terrorism (hreat level, and we have access to
security threat information services

Assel emergency procedures are regularly
reviewed. and scenaria tested. Physical
securily measures are in place at propertres
and development siles.

Our Sustainabibity Comsmuttee continues lo
monitor environmenial risks and we have
established a TCFD Staering Commiitee

{o review gur management processes for
climate-ralated risks and opportunilies.

Assel risk assessments are garried oul 10
as5e55 a range of nsks including securily.
flood, environmental and health and salgly.
We have implemented corporaie cyber securily
systems. governance ard processés which are
supplemented by mciden: management, disaster
recovery and business coninuity pians, all of
which are regularty reviewed to be able ta
respand 1o changes in the threat landscape
ang arganisational requirements.

We also have appropriate insurance in place
acrass the porifolio for physical damage

Markets were adversely affected globally

by the Covid-19 ouibreak. Governmeants

and central barks responded with significant
interest rate cuts (to all-time lows! and
economic simulus packages ta oflset

the effects and suppart econemies

inthe UK, tenders appetite and support varies
in different debt markets. Strength of sponsor
and quality of property remain key facters,
Availability of finance lor retail asseis significanily
reduced, but there 1s more support for logistics,
offices and build to rent residential. [nitial LTVs
reduced and margins increased throughout 2020;
however, overall costs of linance remain low
reflecting dow market inleras! rates

British Land mainlains good access to its
primary sources of funds in the unsecured
markets, given our ‘A credit rating, as well as
1o secured markels for joint ventures and funds,
and the risk to gur busiiess in this respect has
remained broadly stable

This nsk was increased lasl year jand remains
elevated] as the Group s operations have been
severely impacled in the year by the Covig-19
pandemic. Qur core trisis management team
overseen by the Executive Committee co-ordinated
the Group's aperational response to the pandemiz,
inciuding managing communications with
stakeholders and implementing health and
salety pracedures Also, this invalved managing
the various lockdawn restrictions which closed
non-essential retaik acress our portfolio and
required measures (o be implemented to affow
aceupiars to continue Lo use their offices,
Terrerism and social unrest remain a threat
and our crisis management team have regular
training ang carry out mock incidents 1o test
processes and procedures,

The wider use and enhancement of digital
technolegy across the Group increases the risks
assoctated with information and cyber security,
with an increasing fisk from legacy system
wulnerabilities, sozal engineering and phishing
In the wider market, lhere has been an increase
in cyber attacks being perpetrated and in
response we have further enhanced our secunty
posibon and contrels In additon, all stafl
continue to undertake rmandatory cyber security
awareness training, Quring the year, we have
established an lafoSec Cammillee reporting to
the Risk Commttes which will oversae furiher
enhancing our cyber security 2nd 1T infrastructure
and review and improve aur key IT controls

Key

Change in risk assessment fram last year

T Increase
&3 Nochange
| Decrease
Q) New risk
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Internal risks

Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

Investment strategy

In order to meet our strategic
objectives, we aim to invest in and exit
from the right properties at the right
time. Underperformance could result
from changes in market sentiment as
well as inapprepriate determination
and execution of our propatty
investment strategy, including:
- sector selechion and weighting
- brming of investment and

divesiment decisiens
- exposure to developments
- asset, pccupier, region cancentration
- co-invesiment arrangements

1

Qur investmenl strategy is determined to

be consislenl wilh our Larget risk appetite

and is based on the evaluation of the

external envirgnment,

Pragress againsl the strategy and continuing
alignment with our risk appetite is discussed
at each Risk Committee with reference to

the property markets and the external
economic environment

- The Board carries out an annual review of the
overall corparate strategy including the current
and prospechve asset portfolio allocation.
Individuat investment decisions are subject

to rebust risk evaluauon overseen by our
Investmant Committee including consideration
of returns relative to nsk adjusted hurdle rates
Review of prospective perfarmance of individual
assets and thew business plans

- We faster collaborative relationships with

our ce-investors and enter into ownership
agreements which balance the interasts of

the parties,

+

o -

We have reviewed the capitat plan in light of
Cavid-19 and are focused on recycling capitat
out of mature retail and office assels tnta vatue
accrelive development and new growth sectors.,
We have made good progress, execuling £1.7bn
aof capital activily since April 2020, This includes
£1.2bn of sales, overall, al 6,2% ahead of valuatian.
Racycling capilal out of assets which da not offer
opportunities for us 1o 3dd value thraugh asset
management or development and into assets
that do is central 10 our business model going
farward. Overall, the risk remains broadly the
same as last year.

Development strategy

Developmant provides an oppoartunity

for outperformance but usually

involves elevated risk. This is reflected

in our decision making process around

which schemes to develop, the timing

af the development, as well as

the execution of these projects.

Development strategy addresses

several development risks that could

adversely impact underlying income

and capital performance including:

- developmant telling exposure

- construclion timing and cosls
linetuding construction cost inflatien]

- majar contractor failure

- adverse planning judgements

- We manage our levels of tolal and specutative
development exposure within targeted ranges
considering associaied risks and the impact an
key financial metrics. This is monttored quarterly
by the Risk Commitiee along with progress ol
developments against plan.

Prior to commutting to @ development,

a delailed appraisal 1s undertaken. This
includes consideralion of relurns relative to

risk adjusted hurdle rates and is overseen by
our Investment Committee.

Pre-lets are used to reduce develapment lelling
risk where considerad appropriate.

Compelitive tender:ng of construction contracts
and, where appropriate, fixed price conlracts
entered into. We measure inflalionary pressure
on construction materials and labour cosls and
make appropriate allowances in our cost
estimates and include within our fixed

price contracts.

Detailed sefection and close manitoring of
centractors and key subcontractors including
cavenant reviews.

Experienced development management team
closely moniters design, construction and overall
delivery process.

Early engagemeni and strong relationships
with planning authorities. The Board considers
the 5,172 factors to ensure the impact on

the environment and communities ts
adequately addressed.

Through our Place Based approach, we

engage with commumities where we operale

te incorparate stakeholder views in gur
development activities, as detailed in

our Sustainabilily Brief.

We engage wilh our development suppliers

lo manage enviranmental and social risks,
ncluding through our Supplier Code of Conduct,
Susiainability Briel and Health and Salety Poticy.

-

Progressing value accretive development is gne
of our key priorities for our business and ts a
fundamental driver of value, but is inharentiy
higher risk, particularty when pursued on a
speculative basis. We actively manage our
development risk and pre-letting our space is

an impartant part of that approach. We lirnit

aur total developmenl expesure to 12 5% of the
total portfolio by value as well as limiling gur
specuiative develapment exposure to 12.5% of
the totat portfalio ERV.

During Ihe y2ar, our development sites initially
experienced delays following shutdowns due Lo
the pandemic, All aur sites are now operational
and strict Covid-19 protocols have been introduced,
in accardance with the current Censtruction
Leadership Council Site Operating Procedures.
Since April 2020, we have successfully completed
both 190 Liverpool Streel and 1 Triton Square.
We have flexibility to commit to near term
developmen! programmg as and when
appropriate. OQuring the year we have commitled
to Nortan Folgate and 1 Broadgate, increasing
total development exposure to 5.3% of the
portfotio value and our speculative exposure

to 6.6% of portfolic ERV [and theraby slighily
increasing the risk). Alsc we have commenced
enabling works for the first phase of our Canada
Water masterplan. We will continue 1o exploit our
development pipeline but ensure we mitigate risk
threughn a combination of timing. pre-lets and
joint ventures.

British Land Annual Report and Accounts 2021 85



PRINCIPAL RISKS continued

Internal risks

Risks and impacts

How we manitor and manage the risk

Change in risk assessment in year

[#] capital structure - leverage

The current uncertam environment ceinforces

Our capital structure recognises the - We manage our use of debt and equity finance o -
balance between performance, risk to balance the beneiits of leverage aganst the unpertance of a strong balance sheet, Over
and Hexihility: the risks. including magnification of property the last few years. we have aclively lowered aur
- leverage magnifies property returns, valuation movemenls, leverage. and conlinued to benefilt fram a strong
both positive and negative - We aim 10 manage our toan 1o vatue [LTV] financiat posdion. This nsk remains unchanged.
- anincrease in leverage increases through the property cycle such that our wilh our preportionally consolidaled LTV of
tha risk af a breach of covenants an financial position would remain robust in the 12%, despile valuation falls We havé retained
borrowing facilities and may increase event of a significant fallin property values significant headroom to our Group dabl covenanis
finance cosls This means wa do nat adjust our approach to which could withstand a further fall in values of
leverage based only an changes in property ¢.44%. before any mitigating aclions
markel yields.
- We manage cur investmenl activity, the size and
timing of which can be ungven, as weli as our
developmenl commitments ta ensure that aur
LTV level remains appropriate,
- We leverage our eguity and achieve benelits of
scale while spreading nisk through Joni ventures
and funds which are typically partly hnanced by
debl withaul recourse to Bruish Land.
Finance strategy
Finance strateyy addresses risks - Five key principles guide our linancing. employed  ¢s - Despite the challenging market conditions, the
both ta cantinuing solvency and together to manage the risks in this area- scale of our business and quality of our asseis
profits generated. diversify our sources of finance, phase maturity Have enabled us to access a broad range of debt
Failure to manage refinancing of debl portfolio, maintain Lguidity, maimlan linance on attractive 1arms in different markets
requirements may result in a shortage flexpility, and maintain strong metrics and this risk remains stable
of funds to suslain the operahiens of - We monitor the period uniil finanging is required. - Qur strong senior unsecured rating ‘A’ long term
the buzsiness or repay facilities as which is a key determinant of financing aclivity. {DR credit rating ‘A~ and shert term 10R eredit
they lall dve Debt and capital market conditions are reviewed rating F1 were all affirmed by Fitch during the
regularly to identify inancing cpportunities that year. with a stable cutlook.
meet our business requirements, - During the year we have extended £650m of
- Financial covenanl headroom is evaluated revolving credit facilives to 2025, ang £430m
regularly and in conjunclion with transactions. t0 2026, and have E£1.8bn of undrawn facilities
- We are commitled to maintaining and enhancing and cash and norequirement to refinance until
relationships wilh our key hinancing partners early 202%.
- We are mindful of relevant emerging reguiation
which has the potentiat to impact the way that
we finance the business.
(1] Environmental systainahitity
A failure to anticipate and prepare - We are currently undertaking TCFD-aligned ) - The Board recognises the scale of the climate

for il environmental risks and

lii) preventative steps taken by
government and society represents

a principal and emerging risk.

This risk categery inciudes the:

- increased exposure of assets to
environmental hazards. drven by
climate change

policy risk from the cast of complying
with new climate regulations with
specific performance and/ar
technology requirements

- overall cornpliance requrements
lrom existing and emerging
environmantsl requlation

leasing risk as a result of tess
sustaingble / non-compliant tudgings

scenario analyses 10 as5€s5 pur Bxposure 10
climate-related physical and transihon risks
This workstream s overseen by Lhe Risk and
Sustamnabilily Committees, with Board-level
oversighl from the Auditand £5R

Board Commuittees

Underpinned by our SBTi-aporoved climate
targels. our guiding corporate palicies [ihe
Palhway to Nel Zero and the Sustainability Brief]
establish a series of chimate and energy largels
to ensure our alignment with a societal
t-ansition to net Zerg that timits globa.
warrming to 1.5°C

Ovur properly management department
aperates an environmenlal management system
[EMS) aligned with 150 14001 In 2020, our
commerciat offices achieved lermal third

parly 150 14001 certification,

We aclively engage wath 1he communities in
which we operate, as detaiied in our Local
Charter, to ensure we provide places that

meet the needs of all relevant stakeholders

b

ermergency, its pctential iImpact on real estate
and therelcre the urgent need lo take mitigaling
aclion; and we have added this as a slandalone
risk this year Ouring the year we launched our
2030 Suslainabitity Strategy, which sets oul
ambitious largets lo be net zero carbon by 2030
and in¢ludes a focus an environmental eadership,
In this first year, we have achieved some
importan: milestenes including our lirst net zero
carbon development at 100 Liverpeol Sireet, our
Pathway to Net Zero Carbon ard the launch of
aur Transiton Vehicle, o finance energy efficient
improvements across the portfelio The Science
Based Targets initiative also validated our climate
targets as being aligned with a 1.5°C globatl
warming trajectory.

We tontinue 1o work towards full TCFD alignment
in climate nsk disclosure by 2022, and undertack
a porifolio-wide physical risk scenano analysis
in the year. As occupying sustamnable build'ngs
becomes increasmgly important 1o occupiers,
our guiding poticies - the Sustainability Brief

and Pathway to Nel Zera - play animportant

role in setting standards aligned Lo external
sxpectalions. For example, dur new
developments target ambitious sustainability
raungs |'Outstanding targeted for new office
developments) arg operational ethciency
threugh NABERS Qesign for Performance.

See pages 48-5] for further detail of our
approach to environmental suslainabshity

and climate change.
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Internal risks

Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

People

A number of critical business
processes and decisions lie in

the hands of a few people.

Failure to recruit, develap

and retain statt and Directars

with the right skills and experience
may result in significant
underperformance or impact the
eftectivenass of operations and
decision making, in turn impacting
business performance.

Our HR siralegy is designed lo mimmise /r
risk through:
- infermed and skilled recruitment progesses
- talent performance management and
succession planning for key roles
- highly competitive compensation and beneliis
- people development and training

The nsk is measured through employee
engagement surveys, wellbeing surveys,
emptoyee turnaver and retention metrics We
monitor this through voluntary stafl turnaver
in addwtion to conducting exit interviews

we engage with pur employees and suppliers
to make clear our requirements in managing
key risks including heatth and salety, fraud and
bribery and cther sacial and environimental
risks, as delailed in our policies and codes

of conduct.

- We have a broad range of expertise across our business
which is critizal to the successiul delivery of our strategy.
- The Covid-1¥ crisis presented a health and safety risk
te our people and made day-10-day aperalions more
diff:cult and comptex, however thrs risk has lessened
as a resuylt of the successful vaccination roll out.
The health and welibeing of our people remains
our priorily and we were quick to encourage al!
our office-based stalf to work from home and
foilowed Government guidelines.
- As we entered Lhe nexl phase of Covid- 9 and 1hird
lockdown we saw a more tangible impact en our
employess bolh in terms of their physical and mental
heallh and weilbeing, ciearly indicaled by lhe results of
our pulse wellbeing surveys. We have taken a number
of steps to promote wellbeing, bul it is clear that
Covid- 19 has negalively impacied the wellbeing ol
our employees, notwithstanding all the measures
we have put in place
Oespite this backdrop our people have delivered great
progress this year Our voluntary stalf turnover was low
at 6% in the year, albeil we anlicipate this lo increase
slightly as the recruitment market ¢pens up post
lockdown. During the year, there have been a number
of changes io our senior leadership team and we
have set out our new siralegy 1o more aclively
focus on davelopmenl, active managemenl and
reposiligning assels.

[19]) Income sustainability

We are mindful of maintaining
systainable income streams which
underpin shareholder returns and
pravide the platform trom which
to grow the husiness. This could be
adversely afectad by non-payment
of rent; occupier failures; inability to
re-lgi space on equivalent terms; as
well as potential structural changes
ta tease obligations.

We consider sustainability of eur

income streams in:

- execution of nvestment strategy
and capilal recycting. notably
Liming of reinvesimenl of
sale proceeds

- nature and struclure of
leasing activity

~ nature and timmg of
asset management and
development aclivity

We undertake comprehensive profit

and cash flow forecasting incorporating
scenario anatysis to model the impact

of propesed transaclions.

Wa take a proactive asset management
approach to mainlain a strong eccupier
ling-up. We monitor our markel letting
exposure including vacancies, upcoming
expiries and breaks and speculative
developrnent as well as our weighled
average unexpired lease lerm.

We have a high quality and diversified
accupier base and menitor cancentration of
exposure to indwidual pccupiers or seclors.
- We are proactive in addressing key lzase
breaks and expiries to minimise periods

of vacancy

]

Qur income has been negativety impactad by the
challenges facing the relail markel, compounded by
the pandemic, as Covid- 19 and related restrictions
have affected the cash flow of many of our occupiers,
primarily in our retail businass, and hence their ability
10 pay rent.
- Qur intome risk was heighlened at last year end
and remains se, encompassing higher levels of non-
payment of rent; an increase in accupiers enlenng
CVAs or adrmmistrations; and the inability te re-let
space on equivalent lerms; 3as well as potential
siructural changes ta tease abligations [which may
result in increased income volatibtyl Also, the very
recent court decisiens on CVAs and Restruciuring
Plans have clarified the metheds occupiers can use
to adversely alter their rental and other obligations
to properly owners
- We have been aclively monitering cur rental collection
together with bur exposure to occupiers al risk af
default and administration Our approach has been bolh
pragmatic and proactive to maximise occupancy and
rent collection. For those customers most aflected,
primarily smaller independent retaiters, we have
agreed pragmatic and equitable solutions for the
perieds of closure which include monthly payments
and partial concessians. We have alsg engaged on a
case by case basis with larger customers facing cash
flow difficutlies. often combining our dis¢ussions on the
paymenl of legacy rents with those on lease extensions
and new space. As a resull, we have now collecled 83%
of rent for FY21 [Office 99%; Retail 71%).
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VIABILITY STATEMENT

Viability
statement

Assessment of prospects

We have worked consistently aver several
years to ensure that British Land has a
strong and robust financizal posiiton and
we are now benafitting from that;

~ The Group has access to £1.8on
undrawn facilities and cash. Before
factoring in any income receivable, the
facilities and cash would be sulfficien!
la cover forecast capitat expenditure,
properly operabing costs, administrative
expenses, maturing gebt and interest
over the next 12 manths

- The Group retains significant
headroom to debt covenants, has no
income or interest cover covenants
on unsecured debt and has no
requirement to refinance until
early 2025.

- In the year we exiended £1.1bn of
RCFs by a turther year [£450m tg 2025
and E450m to 2026}, and refinanced
the £200m HUT loan facility to
Qecember 2023. We also signed
a £100m toan facility with Homes
England to fund specified intrastructure
work at Canada Water and a £160.5m
loan from SMBC to the Allianz joint
venture, secured on its office assats.

The strategy and risk appetite drive

the Group’s forecasts. These cover a five
year period and consist of a base case
forecast which includes committed
transactions only; and a forecast

which alse includes non-commitled
transactions the Board expects the Group
toc make, in line with the Group's sirategy
A five year forecast is considered to

be the optimum balance between the
Group's long term business model to
create Places People Prefer and the
fact property investment is a (ong term
business with weighted average lease
lengths and drawn debt maturiies in
excess of five years (5.3 and 7.4 years
respectively at March 2021), offsa: by
the progressively unrelizble nature of
forecasting in later years, particularly
gwen the historically cyclical UK
property industry.

Assessment of viability

For the reasons outlined above, the
period over which the Directors consider
it feasible and appropriate to report on
the Group's viability remains five years,
te 31 March 2026,

The assumptions underpinming the
forecast cash flows and covenant
compliance forecasts were sensitised to
explore the resilience of the Group to the
potential imgpact of the Group’s significant
risks and Covid-19.

The principal risks table on pages 82-87
summaries those matters that could
prevent the Group from delivering on

ils strategy. A number of these principat
risks, because of their nature or polential
irmpact, could also threaten the Group's
ability to continue In business in its
current forrm if they were to occur.

The Directors paid particular attention

to the risk of 8 delerivialiun in gconomic
outlook which would adversely impact
property fundamentals. including investor
and occupier demand which would have a
negatve impact on valuations, cash flows
and a reduction in the availabibity of
finance In addition, we have sensitised
for the potential implications of a
catastrophic business event. The
remaining principal risks, whilst having
an impact on the Group’s business model,
are not tonsidered by the Directors to
have a reasonable Lkelihoad of impacting
the Group's wiability over the five year
periad ta 31 March 2024

The most severe but plausible downside
scenario, reflecting a severe economic
downturn and extended Covid- 19 pandemic,
incorporated the following assumptions:

- A reduction in occupier demand
and impact on income sustainability;
reflected by an ERY decline, occupancy
decline, increased void periods.
development delays, no new lettings
during FY22, the impact of 100% of
our high risk and 50% of our medium
risk tenants (see Note 1 Basis of
prepasation, significant accouniing
policies and accounting judgements)
entering admimistration, 314 lower
rent collection [¢c.70% collection ratef
to cantinue for a further two years

- Areduction in investrment property
demand 10 the level seen in the tast
severe downturn in 2008/2009,
with outward yield shift te 9%
net equivalent yield.
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- The ouicome of the "severe downside
scenario’ was that the Group's
covenant headraom on existing debt
fi.e. the {evel at which investment
property values wauld have to fall
before a financial breach occurs)
reduces from 44% te, at its lowest
level, 4%, prior to any mutigating
actions such as asset sales, indicabing
cavenants on existing facilties would
not be breached.

- Based onthe Group's current
commitments and available facilities
there is no requirement to refinance
until early 2025. In the normal course
of business, financing is arranged in
advance of expected requirements
and the Directors have reasonable
confidence thal additional or
replacernent debt facilites will
be put in place prior to this date.

- In the severe downside scenario the
refinancing date reduces to early 2024
However, in the event new finance
could not be raised mitigating actions
are available to enable the Group
to meet its future liabilities at the
refinancing date, principally asset
sales, which would allow the Group
to continue to meet its Liabilities over
the assessment period.

Viability statement

Having considered the forecast cash
flows and covenant compliance and the
impact of the senstivities in combination
n the “severe downside scenaric’, the
Directors confirm that they have a
reasconable expectation that the Group
will be able to continue 1 operation and
meet its liabilities as they fall due over
the period ending 31 March 2026.

Going concern

The Directors also considered it
appropriate ta prepare the financial
staternents on the going concern basis,
as explained in the Governance Review.

The Strategic Report was approved by the
Board on 25 May 2021 and signed on 1its
cehalf by

G Lt

Simon Carter
Chief Executive
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BOARD OF DIRECTORS

Driving success

Our Board develops
strategy and leads
British Land to achieve
long term success.

Tim Score E]

Non-Executive Chairman

Appointed as a Non-Executive Director
in March 2014 and as Chairman in
July 2019

Skills and experience

Tirn has significant experience in the
rapidly evolving global technology
landscape and brings years of engagement
beth with mature economies and
emerging markets to the Board.

He ts the Senior Independent Director

of Pearson plc, a Non-Executive Director
of HM Treasury and sits on the board of
trustees cf the Royal National Theatre.
Tim was formerly Chief Financial Officer
of ARM Holdings PLC and held seniar
financial positions at Rebus Group
Limited, William Baird plc, LucasVarity
plc and 8TR ple From 2005 to 2014, he
was a Non-Executive Director of National
Express Group PLC, including time as
interim Chairman and six years as
Senior Independent Director.

Simon Carter

Chief Executive

Appointed to the Board as Chief Financial
Officer in May 2018 and as Chief
Exacutive in Movember 2020.

Skills and experience

Strmon has exlensive experience of finance
and the real estate sector He joined British
Land from Lagicor, the awner and operatar
of European logistics real estate, where he
had served as Chief F.nancial Officer since
January 2017. Prior to joining Legicor, from
2015 10 2017 Simon was Finance Directar
at Quintain Estates & Developrrent Plc.
Simon previously spent over 10 years

with British Land, working in a varety of
financial and strategic roles and was a
member of our Executive Committee from
2012 until his departure in January 2015.
Simon also previously worked for UBS in
fixed income and qualitied as a chartered
accounlant with Arthur Andersen.

Preben Prebensen

Senior Independent Non-Executive
Director

Appointed as a Nan-Executive Director
in September 2017 and Senior
independent Director in July 2020
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Skills and experience

Preben has 30 yea~s' experience in
driving long-term growth for British
banking businesses.

He was Chief Executive of Close Brothers
Group ple for 171 years from 2009 until
2020. Preben was farmerly the Chief
Investment Officer of Catlin Group
Limited and Chief Executive of Wellington
Underwriting ple. Prior ta that he held 2
number of senior positions at JP Morgan.

Laura Wade-Gery  [*][¥]
Non-Executive Director

Appointed as a Non-Executive Director
in May 2015,

Skills and experience

Laura has deep knowledge of digital
transformation and customer experienca
and brings her exgerience leading
business change managerment io

the Board.

She s Chair of NHS Digitat and a
Non-Executive Director of NHS Engtand
Until Aprit 2021, she was a Non-Executive
Director of John Lewis Partnership plc
Previously, Laura was Executive Director
of Multi Channe! at Marks and Spencer
Group plc, served in 2 number of senior
positions at Tesco PLC including Chief
Executive Gthcer of Tesca.com and was
a Non-Executive Director of Reach PLC
{formerly known as Trimty Mi~ror plc)



Irvinder Goodhew

Non-Executive Director

Appointed as a Non-Fxeculive Director
in Qcteber 2020,

SKills and experience

Irvinder brings over 25 years of
experience through aperational, strategic
and digital transformation reles in a
broad range of sectors including retail,
consulting and financial services.

She is currently a Transformation Director
at Lloyds Banking Group plc, a position she
has held since 2018, Previously, Irvinder
held saveral senior executive positions in
the UK and Australia across operations.
strategy and transiormation for FTSE 100/
ASX organisations including J Sainsbury
plc, Coles Group and BOC Group frvinder's
industry experience |s complemented with
a career in global strategy consulting
including her role as @ Partne-with AT
Kearney leading their consumer and retail
practice in Austrzlia and New Zealand.

Lynn Gladden
Non-Executive Director

Appointed as a8 Non-Executive Director
in March 2015.

Skills and experience

Lynn s recognised as an authority in
working at the interface of advanced
technology and industry. Her critical
thinking and analytical skitis bring a
unigue dimension to the Board.

She is Shell Professor of Chemical
Engineering at the University of
Cambridge and was appointed as
Executive Chair of the Engineering and
Physical Sciences Research Council
{UKRI} in 2018. She 1s alsao a fellow of
the Royal Sociely and Royal Academy
af Engineering.

Alastair Hughes ]3]
Non-Executive Director

Apgointed as a Non-Executive Director
in Januvary 2018,

Skills and experience

Alastair has proven experience of growing
real estate companies and is a fellow of the
Royal Institution of Chartered Surveyors.

Alastair is a Non-Executive Director
of Schrodess Real Estate Investment
Trust Limited, Trilax Big Box REIT
and QuadReal Property Group, with
over 25 years of 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 Europe, Middle East and
Africa and then as CEOQ for Asia Pacific.

Loraine Woodhouse  [4]
Non-Executive Rirector

Appointed as a Non-Executive Director
in March 2021.

Skills and experience

Loraine has extensive experience 3cross
all finance disciplines and has worked
within many different sectars including
real estate and retail.

Loraine has been Chief Financial Officer
of Haltords Group ple since 1 Novermnber
2018. Prior to joining Halfords, Loraine
spent five yaars in senipr finance roles
within the John Lewis Partnershig. In
2014 Loraine was appointed Acting Group
Finance Director and then, subsequently,
Finance Director of Wattrose, Prior lo
that, Loraine was Chief Financial Officer
of Hobbs, Finance Director of Capital
Shapping Centres Limited and Finance
Director of Casta Coffee Lirnited. Laraine's
early career included finance and
invester relations roles at Kingfisher Plc.
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BOARD OF DIRECTORS continued

Nicholas Macphersen
Non-Executive Director

Appointed s a Non-Executive Directer
in December 2016.

Skills and experience

Nicholas has drrected organisations
through bolh liscal snd stretegic change
management and brings this vital
expertise to the Board.

He is Chairman of C. Hoare & Ca.

a Director of The Scattish American
lnvestment Campany PLC and a

member of the Advisory Council to Arcus
Infrastructure Partners. Nicholas was the
Permanent Secretary ta the Treasury for
over 10 years fram 2005 to March 2015,
leading the department through the
financial ¢risis and subsequent period

of banking reform.

Brona McKeown

General Counsel and Company Secretary
Appointed as General Counsel and
Company Secretary in January 2018,

Skills and experience
Before joining British Lang, Brona was

| General Courset and Campany Secretary

of The Co-operative Bank plc for four
years as part of the restructuring
exgcutive team. immediately prior to
that she was Interim General Counsel
and Secrelary at the Coventry Buitding
Society Until Ociober 2011, Brona was
Glotal General Counsel of the Corporate
division of Barclays Bank plc, having
yoined Barclays in 1998. Brona trained
and speni a number ol years at a large
City law firm

Board Committee membership key

Audit Commitiee

[-ﬂ Carporate Sacial Responsibility Coramitiee

@ Nomination Commiltee

.[—] Remu:neration Commutleg

D Chair of 2 Board Committes

Board attendance

Scheduled Ad nee

Qirector meelings meelings Total
Timm Scare 747 &/ 13/13
Alastair Hughes 717 616 13113
Invinder Goodhew 414 212 a/4
Laura Wade-Gery 717 b/b 13/13
Lynn Gladden 7 416 13/13
Nichalas Macpharsen biki b6 1313
Preben Prebensen 7/7 133 13/13
Loraine Woodhouse 1 - 1/1
Simon Carter 47 5/6 13/13
Former Direcrors who servec during the year

Chris Grigg 55 44 9/9
Willlam Jackson 77 b/6 13/13
Retecca Worthinglon 513 133 e

Full atrendance by the Board of Directors ai every meeting was met during the year The Board of Oirectors has made stself available for a tatal of six meetings ar shorl
nolice 10 ordar lo fecene \mporiant updates and make kme sensilve decisions This tughlights the Board's indeadual and colleclhive cosmmatment to Brish Land and
demonstrates ihat each Director has suflicient time to commit io criticat needs in addition 10 meetings in the ordinary course of business There were a number of
occasions throughaut the year where execitive succession issues were diseussed at lull Board meetings. Ex¢cutive Direciors, where appropriate, were nol present

{or those parts of the meetings

%2
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GOVERNANCE AT A GLANCE

- Our governance structure ensures that the right
A Strateglc people have access to the right information. Delegated
enabler authorities throughout our organisation enable

effective decision making at appropriate levels.

Governance framework

Caorporate
Audit Social
Committee Responsibility
Committee
Board of
Board Directors

Nomination
Committee

Remuneration

Committee

Executive
Committee

Chief
? Executive

Risk
Coemmittee

Investment
Committee

Community Transition Health

Management — investment Vehicle and Safety
Caommittee Committee Committee

Sustainability
Committee
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CHAIRMAN'S INTRODUCTION

2021 Corporate Governance Report

Application of the Principles
of the UK Corporate

Governance Code

In addition to the reports listed on the
cantents page, the following secticns of
this Governance Report outline how the
Principles of the Code have been applied
throughout the year:

94 Board Leadership & Company Purpose
97 Division of Responsibilities

98 Composition, Succession & Evaluation

99 Audit, Risk Management &
Iniernal Control

100

Remuneration

In a year of uncertainty, the Board
has worked with management to
provide oversight and challenge,
while maintaining effective
governance and strong leadership.

I am pleased to present the Corporate Gevernance Report for
the year ended 31 March 2021.

Like it has for many, Covid-19 has brought about a unrque set of
chalienges to the boardroom that had the potential to disrupt
the teadership of the business at a time when 1t was needed
most. The impact on our business ang the work we have done
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to support our customers, suppliers, staff and others 15 set out
in detall within the Strategic Report on pages 32-36. | want to
take this opportunity to describe the governance challenges
that the Board has faced and the work that we have done to
overcome them io continue to operate effectively.

Notwithstanding the challenges in basic meeting
administration, business continuity and even how many of us
could sit at the boardroom table, the Board has acled decisively
and entrepreneurially in response to rapidly evolving market
forces and challenging macreeconomic conditions In doing so
we have sought to carefully balance the impacts on and needs
of aur stakeholders, the environment, our reputational integrity
and, smportantly, our shareholders. Qur focus on Governance,
underpinned by our committed approach to making the ngt



decisions. at the right time, based on the right information, has
guided us through a year of uncertainty and difficult conditions.
The Board has worked clesely with management to provide
cversight, challenge and debate to drive positive outcomes.

The Board has met mostly virtually {either wholly or in a hybrid
format] throughout the year, including fer our annual strategy
review with management. We have been able torely on the
quality of the reporting that management provide as well as the
open and respectiul nature of our debates to ensure that Board
and Commitlee meatings remained effective and canstructive.

In addition to navigating the challenges brought about by
Covid-19 and the sconomic sheck that followed, the Board

has seen a number of key personnel changes during the year
which are detailed below and in the report ¢f the Nominaticn
Committee on page 112. In reshaping the composition of the
Board, | am delighted with the progress we have made towards
cur diversity targets this year; an area where we wiil continue
to focus and sirive for excellence.

t am particularly pleased that in our annual Board effectiveness
evaluation, the external sassessor concluded that our Beard had
continued to functron very well despite the operational challenges
it faced in the year. Further details of the evaluation and the
cutputs that the Board will focus on during the coming year
can be found within the Governance Repoart on pages 98-99.

Good governance underpins the way in which the business

of the Group is managed, our behaviour and our corporate
culture. We are reparting against the 2018 UK Corporate
Governance Code jthe ‘Code’] available at frc.org.uk. | am
pleased with the standards of governance the Board continues
to uphold and the Board considers that the Company has
complied with all relevant provisions of the Code throughout
the year.

Lasi year's Report was the first to include a statement on haw
the Board had regard to the matters set outn s172[1](a] to [fl
of the Companies Act 2006, Our s172 statement can be found
an page 33 within the Strategic Report. Full details of how the
Directors have had regard to their responsibilities under 5172
are set out within our Applied Governance section on pages
102-111. This is a new section in this Report and brings
togelher, in one place, the disclosures on workforce and
stakeholder engagement, descriptions ol principal decisions
taken by the Boary and the matters that have been considered
throughout the decision making process. We will continue to
report in this way and hape that you find it a useful addition.

As reported last year. for the purposes of Provision 5 of the
Cade, the Baard has designated the CSR Committee as our
prescrbed methoy for overseeing workforce engagement.
'n allecating this respansibility to a Committae, rather than
tc @ single non-executive director, we are providing greater
resource at Board level and demonstrating our commiiment
to excellent werkfgree engagement.

Board changes

After over 11 years as CEQ, Chris Gngg stepped down from the
role on 18 November 2020 and left the Board on 31 December
2020. Fellowing a thorough search process, Simon Carter was
appeinted as his successor, details of which are set out

on page 113.

In January 2021 we announced the appointment of Bhavesh
Mistry as LF0. Bhavesh joins us from Tesce PLC where he was
Deputy Chief Financial Officer and will join the Board on 19 July
2021. &5 announced on 18 Navember 2020, Davig Walker, our
Head of Investor Relations, is our Interim CFQ until Bhavesh
joins later this summer

lrvinder Goodhew joined the Board in October 2620 and has
joined our C5R Commitiee. After extending his tenure last year,
William Jackson left the Board on 31 March 2021. Preben
Prebensen was appointed as William's successor as the Senior
Independent Qirector and Alastair Hughes replaced Wiltiam

on the Namination Committee, with both changes becoming
effective at the end of the 2020 AGM. irvinder Geodhew and
Laura Wade-Gery jotned the Namination Committee in
November 2020,

Qlue to a confirct of interest, Rebecca Worthington stepped
down from the Board and as Chair of the Audit Commitiee on
31 December 2020. We are pleased to have welcomed Loraine
Woodhouse 1o the Board ¢n 1 March who took on the role

of Chair of the Audit Committee on 31 March 2021, Preben
Prebensen chaired the Audit Committee on an interim basis
between Rebecca’s departure and Loraine’s appointment and
remains a meamber of the Committee. Further details on the
appointments of the Directors and the formal, rigorous and
transparent process that was undertaken can be found in

the Nomination Committee Reporl on pages 113-114.

All Directors in role at 31 March 2021, with the exception of
William Jackson, will stand for re-election at the 2021 AGM.

2021 AGM

As yau will be aware, in 2020 we were unable o 1nvite
shareholders to attend the AGM due to the Government
enforced Covid-19 restriclions that were in place at the time.
In 2021, we will be offering shareholders the opportunity to
participate and vote virtually in our AGM from the comfart and
safety of their homes. The AGM will be broadcast via an online
portal where shareholders will be able to watch and listen te
the presentations made by me and the Chief Executive. There
will be an cpportunity to ask questions via telephone
conference and vote electronicaily in real time.

We will be holding the physical meeting at Storey Club at

100 Liverpool Street. Physical atiendance will be permitied

on a limited basis due to the need to prepace in anticipation ol
Covid-19 restrictions which might stll be in place, and we urge
any shareholders wanting to attend in person to firstly consider
aitending virtually. If you are unable to do 50 we would ask you
to pre-register your intention to physically attend by following
the nstructions within our Notice of Meeting. If you are unable
to attend in either capacity. | would urge you stll to cast your
vote by appointing the Chairman of the meeting as your proxy.

Tim Score
Non-Executive Chairman

British Land Annual Report and Accounts 2021 95



GOVERNANCE REVIEW

Board Leadership & Company Purpose

The Board has determined that the Campany's

purpose Is ta create and manage cutstanding places to
deliver positive outcomes for all our stakehclders on a
sustainable basis We call this Flaces People Prefer We
do this by understanding the evolving needs of the people
and organisations who use our places every day and the
communities who live in and around them. The changing
way people choose 1o work, shop and live s what shapes
our strategy, enabling us to drive enduring demand for
our space, In turn creating value over the long term

The Board, supported by an expert management team,
continues to maximise the competitive advantage of
the Company by utilising g deep history of stakeholder
engagement to produce Places People Preler and
maximnise sustainable vaiue for shareholders. The
Company is led by the Board in its entrepreneunal
approach o placemaking and continues to innovate
and produce world class deslinations.

As at 31 March 2021, the Board comprised the
Chairman, the CEQ and seven independent Non-
Executive Directors. We continue to have a strong mix of
experienced individuals on the Board. The majority are
independent Nan-Executive Directors whao are not only
able to offer an external perspective on the business,
but also constructively challenge Executive Directors,
particularly when developing the Company’s strategy
and in their performance.

Corporate Governance Report | |

Our governance structure is designed to ensure that
decisions are taken at the appropriate tevel and with the
proper degree of oversight and challenge. Elements of
our business require guick decision making and this is
enabled by an agile Board and management team that
collabarate effectively on complex issues

Strategy days

The Board held its annual offsite strategy event virtually
during February 2021. The strategy days are structured
to provide the Direclars, and the Non-Executive Directors
in particular, with an opportunity to focus on the
development of, and challenge to, the Company’s
corporate strategy.

The CEQ, senior executives and external guests delivered
a number of preseatations to attendees, providing
in-depth analysis on aspects of the business and

the external environment The days were carefully
structured to achieve a balance between preseniations,
debate and discussion. Areas focused on at the 2021
strategy days included: sustainable long term value;
urban logistics [with a presentation from McKinsey &
Campanyl; innovation and life sciences sectors: our
campus proposition: and Canada Water.
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Culture and stakeholder engagement

The Company’s purpese is core to every decision taken by
the Board. As detailed on pages 12-13 the Company has a
framawaork of values and strategic measures that underpin
our purpose to ensure that the strategy and culture of the
Company are aligned. Led by the CSR Committee, we have
a broad range af workforce engagement mechanisms

to ensure the Beard is able to assess the culture of the
organisation. Qur workforce engagement mechanisms

are described on pages 108-109.

The Board receives regular updates an workfoarce
engagement frarn the CSR Committee and management
tearn through, amangst other methods. datailed
workforce surveys. The Board has delegated oversight of
the Company’s whistleblowing arrangemeats to the Audt
Committee but retains overall respensibility and receives
updates on cases 35 appropriate.

The British Land Leadership Team consists of the
Executive Comrrittee and its direct reports in management
roles wha meetl regularly both formally and informally

to ensure there is a direct and visible Link acress the
business, and act as a channel for workforce views

to reach the Board.

As well as workforce engagement, the CSR Committee has
farmal respansibility for engagement with the Company’s
wider stakeholders. Stakeholder engagement s integral tc
creating Places People Prefer and the decisions taken by
the Board to maximise shareholder value are enhanced by
the views of the diverse range of stakeholders and wider
communities that we serve. The mechanisms that ensure
effective stakeholder engagement as well as a number of
examples of how decisions in the boardroom have been
shaped by the impacts on aur stakeholders are described
in the stakeholder engagement statement on pages
104-107. Further information on British Land's
contribution to wider society can be found on pages 32-47.

Engagement with major shareholders

Institutional investors and analysls receive regular
communications from the Company. This year, recognising
the increased uncertainty around Covid-1% and the need lor
mare timely information, we provided quarterly updates on
rent cellection in addition to our regular reparting. Despite
Cavid-19 restrictions, we delivered our usual investor
programme including an investor event and roadshows
which both the CEC and CFO attended. We also
partictpated 1n our usual investor conferences which were
detivered online, detailed on page 101 We look forward to
holding individus! and group investor meetings, events

and tours of major assels once it becomes feasible.



Division of Responsibilities

In July 2020, the Company virtually hosted a Sustainability
Investor & Analyst event that reached over 200 participants.
The CFO and senior management gave presentations

and held a Q&A session to launch the 2030 Sustainability
Strategy. The presentations were recorded and are available
te view on our website britishlang com/investors/results-
reperts-presentations

The Chairman is comaitted to ensuring that shareholder
viaws, both positive and negative, are relayed back to the
Brard and is assistad by the executive team in doing so.
Although the Cowvid-19 pandemic has limited physicat
outreach to investors, the Chairrnan 1s commutted to
understanding and sharing the views of major sharehaolders
within the boardrecom. The Chairman, Senior Independent
Director, CEQ and CFO are available io address any
concerns our stakeholders may wish to raise.

In addition to the Charrman’s efforts, the Chief Executive
prowides a writlen report at each scheduled Board
meeting which includes a summary of market activity ard
tommentary on investor meetings in the period. We alsg
receive direct feedback an key roadshows, which 1s made
available to the Board as appropriate,

Conflicts of interest

The Direciors are required to avpid 2 situation in which

they have, or could have, & direct or indirect conflict with

the interests of the Company. The Board has established a
procedure wheraby the Directors are required to notify the
Chairman and the General Counsel and Company Secretary
of ali potential new outside interests and actual or perceived
conflicts of interest that may affect them in their roles as
Diractors of British Land. All patential conflicts of interest
are authorised by the Board and the register of Directars’
interesls is reviewed by the Board twice a year. The Board
also reviews the Directors’ Conflicts of Interest Policy on an
annual basis. The Policy was last amended in November 2019
and reviewed with no changes recommended in Novermber
2020. The Board conctuded thatl the poticy continued to
aperate effectively.

External appointments

Any additional significant appointments must be approved by
the Board before they are accepted by Directors. The Board
will consider the Directors” existing commitments in making
its decision. Non-Executive Directors’ letters of appointment
set out the time commitments expected from them.
Following consideration, the Nomination Commuttee has
concluded thal all the Non-Executive Directors continue

ta devote suilicient time to discharging their duties te

the required high standard.

British Land's policy 1s to atlow Executive Directors to take
ong non-executive directorship at anather FTSE company,
subject lo Board approval. External appointments of the
Executive Direclors are disclosed in their biographies.

Any fees earned by the Executive Directors from such
appeintments are disclosed on page 138 within the
Rermuneration Report.

There is a clear writlen division of responsibilities
between the Chairman [who is responsible for the
leadership and effectiveness of the Boardl and the
Chief Executive fwho 15 respansible for managing
the Cormpany's business]. The responsibilities of the
Chairman, Chief Executive and Senior Independent
Director have been agreed by the Board and are
available to view on cur website britishland.com/
struclure-committees.

When runming Board meetings, the Chairman
maintains a collaborative aimosphere and ensures
that all Directors have the opportunity ta contribute
to the debate. The Directors are able to voice their
cpinions in a calm and respectful environment,
allowing coherent discussion.

The Chairman also arranges informat meetings and
events throughout the year to help build constructive
relationships between Board members and the
senior management team. The Chairman meets with
individual Directors outside tormal Board meetings
to allow far open, two-way discussion about the
effectivenass of the Board, its Commiltees and its
members. The Chairman s therefore able to remain
mindful of the views of the individual Directors.

Operation of the Beard

Qur govarnance structure set out an page 73
ensures that the Board is able to focus on sirategic
proposals, majar transactions and governance
matters which affect the long term success cf

the business.

Regular Board and Commitiee meetings are
scheduted throughout the year. Ad hac meetings
may be held at short netice when Beoard-level
decisions of a time-critical nature need to be made
or for exceptional business. Fortnightly Board calls
were held belween the outbreak of the Covid-19
crisis in March 2020 and the publication of the

full year results at the end of May 2020.

Care is taken to ensure that information is circulated
in gaod time belore Board and Commiltee meetings
and that papers are presented clearly and with the
appropriate level of detail to assist the Board in
discharging its duties. The Secretariat assists the
Board and Committee Chairs in agreeing the agenda
in sufficient time before the meeting to allow for
input from key stakeholders and senior executives.

Papers for scheduled meetings are circulated one
week prior to meelings and clearly marked as being
‘For Decision’, ‘For Information’ or “For Discussion’.
To enhange the delivery of Board and Commitiee
papers, the Board uses a Board portai and tablets
which provide a secure and efficient process for
meeting pack distribution.
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GOVERNANCE REVIEW continued

; Composition, Succession

. - * S . -lv . i
—> |ljDivision of Responsibilities & Evaluation

Under the direction of the Chairman, the General Compasition, Succession & Evaluation

Counsel and Company Secretary facilitates effective Our rigorous and transparent procedures for
information flows between the Board and its appainting new Directors are ted by the Nomination
Committees, and between senior management Committee. Non-Executive Directors are appointed
and Non-Executive Directors. for specified terms and all continung Directars

offer themselves for electicn or re-election by
shareholders at the AGM each year provided the
Board. on the recommendatian of the Nomination
Committee, deems it appropriate that they do so.
The procedure for appointing new Directors is
detailed in the Nomination Committee report

Board Committees

Four standing Committees have been operating
throughout the year: Audit, Nomination,
Remuneration and Corporate Social Responsibility.
to which certain powers have been delegated.
Membership of each of these Committees is

caomnprised salely of independent Non-Executive on page 114.

Directors. The reports of these four sianding The Nomination Committee is responsible for
Committees are set out in the {otlowing pages. reviewing the composition of the Board and uts
The terms of reference of each Committee and Comnittees and assessing whether the balance
the matters reserved for the Board are available of skills, experience, knowledge and diversity is
on our website at britishland.com/commillees. appropriate to enable them to operate effectively.

Mare detail can be found in the Nomination

The Board has delegated authorily lor the day-to-day Commiltee repart on page 113

management af the business to the Chief Executive

Executive Direclors and senior management have The Noiice of Meeting for the 2021 Annual General
been given delegated authorily by the Board to make Meeting delails the specilic reasons that the
decisions within specified parameiers. Decisions contribution of each Director seeking re-election is
outside of these parameters are reserved for the and continues to be irnportant to the Company’s long
Board although management will often bring term sustainable success The biographies of each
decisions within their delegaled authority to the Oirector on pages 90-92 set out the skills and

Board for scrutiny and challenge. expertise that each Director brings to the Beard
Management are supporied by three standing Following a recommendation from the Nemination
Executive Committees: Committee, the Board considers that each Non-

Executive Director remains independent in

Executive Committee accardance with provisions of the Code.

The Chief Executive is supported by the Executive

Committee in discharging his duties which have As well as leading the procedures for appoiniments
been deleqated by the Board. Comgprised of the 1o the Board and its Comimitiees, the Nomination
senior management team, the Comrmittee’s main Committee oversees succession planning for the
areas of focus are the formulation and Board and senior management with reference to the
mmplementation of strategic initiatives, business Board Diversity and Inclusion Policy. Further details
performance monitoring and evaluating and on the work of the Nomination Commiitee and the
averseeing culture and stakeholder engagement. Diversity and Inclusion Policy are within its Report

' . on page 114,

nvestment Cemmittee

Principal investment decisions are reserved for

the Board, however it has delegated authority to
the Investment Commitiee to make decisions

within specitied financial parameters. Tha Board evaluation

Investment Committee membership comprises The effectiveness of the Board and its Commitiees was
the Chief Executive, Chief Financial Oticer, Head of conducted by Na 4, an external evaluation firm.
Investment, Head of Strategy, Digital & Technolagy,

Mead of Real Estate and Head of Developmants. Slage 1

The Investment Committeg also reviews investment Dec;mber .2?\20 }
proposals that fall outside of its delegated authority No & met with the Chairman to discuss the scape and

and prowdes recommendations to the Board for focus of the evaluation

its consideration. Stage 2

Risk Committee January 2021 o
The Chief Financial Officer chairs the Risk No 4 attended a Board meeting and held individual
interviews with each Board Director, the General
Counsel and Company Secretary and the Head

of Secretariat

Committee which comprises all members of the
Exacutive Committee. The Committee manages
external, strategic and operational risks in achiaving
the Company's performance goals,
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Audit, Risk Management
& Internal Control

Stage 3

February/March 2021
No 4 attended a further Board meeting and Commitiee
meetings including the strategy review

Stage &4

Mareh 2021

Oraft report discussed with Chair prior to finalisation
and presentation to the whole Board

Stage 5
March/April 2021
Past Board presentation

Ne 4 provided feedback to the Chairs of the Audit,
Nomination, Remuneration and CSR Committees on

the performance of each Committee. The performance of
the Chair was also discussed with tha Senior Independent
Directar who subseguently met with the ather Non-Executive
Directors to further consider the Chair’s performance,
taking inta acceunt the views of the Executive Directors

In addition to the formal Board evaluation, the Board Chair
met each Non-Executive Directer individually during the
year to discuss their contribution ta the Board.

Qutcomes

Overall, the evatuation repaort from No 4 reflected very well
on the Board and concluded that the Board is effective by
almost all measures. It was described as open, collegiate,
of high calibre and committed.

No 4 made a number of recommendations for the Board to
facus on, including.

- Dedicating time to gain insight irom Non-Executive
Directors’ wider experiences;

- Developing key measures and KPIs to monitor progress
against the strategy;

- Maintaining social contacl between Non-Executive
Directors and the wider Company; and

- Inviting external speakers to Board meetings.

The Board intends to implement the recommendations made
by No 4 and will report on progress in the 2022 Annual Report.

The review confirmed that good progress has been made on
the recommendations of last year's evaluation:

- the Board has progressed succession planning as seen in
the appointment of Simon Carter as Chief Executve Officer;

- the Group strategy has been refined and four strategic
principles have been introduced with further refinement
made 3i the strategy off-site;

the CSR Committee reviewed its terms of reference to
refine ils scope and incorporate retevant responsibitities;
and several employee surveys have been conducted
throughout the year to further cur understanding and
montitering of culture and values. For more information
see the CSR report on pages 110-111.

Nao 4 has no ather cannection with British Land orits Directors.

Audit, Risk Management & internat Cantral
Financial and business reporting

The Board is respansible for preparing the Annual
Report and confirms in the Directors’ Responsibilities
Statemnent set out an page 147 that it believes

thal the Annual Repart, taken as 2 whole, is fair,
balancad and understandable. The process far
reaching this decisicn is outlined in the report of the
Audit Comrmmittee. The basis on which the Company
creates and preserves value over the long term is
descnbed in the Strategic Report.

Audit Committee

The Audit Committee is respensible for monitering
the integrity of the financial statements and resulls
announcerments of the Company as well as the
appointment, remuneraiion and effectiveness of the
external and internal auditors. The detailed report
of the Audit Committee 15 on pages 116-121

Risk management

The Board determines the extent and nature of

the risks it is prepared to take in arder to achieve
the Company's strategic objectives. The Board 15
assisted in this responsibility by the Audit Committee
which, in conjunction with the Risk Committee
makes recommendations in respect of the Groug's
principal and emerging risks, risk appetite and key
risk indicators. Further information on the Group’s
risk management processes and role ¢f the Board
and the Audit Cemmittee can be found on page 78.

The Board has responsibility for the Company’s
overall approach to risk management and internal
cantrol which includes ensuring the design and
implementation of appropriate risk management
and internal conirol systems. Oversight of the
effectiveness of these systems is delegated to the
Audit Committee which undertakes regular reviews
to ensure that the Group is identilying, considering
and as far as practicable mitigating the risks for
the business.

During the course of its review for the year ended

31 March 2021, and to the date of this Report, the
Audit Committee has not identified, nor been advised
of, a failing ar weakness which it has determined o
be significant.

Page 120 set ocut the ¢onfirmations that the Audit
Commiltee made to the Board as part of the risk
management and internal control assurance
pracess for the full year.

Internal contrel over financial reporting

As welt as complying with the Code, the Group has
adopted the best practice recommendations in the
FRC 'Guidance on risk management, internat control
and related kinancial and business reporting’ and the
Campany's internal control framewark operates

in Lne with the recommendations set out in the
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GOVERNANCE REVIEW continued

100

Audit, Risk Management
& Internal Control

Remuneration

internationally recognised COSQ intarnai Control
Integrated Framework.

Audit, Risk Management & Internal Control
The key risk management and internal control
procedures over financiat reporting include
the following:

- Operational risk management framework:
operational reporting processes are in place
to mitigate the nisk of financial misstatement
Key cenirols are owned by senior managers whao
report on compliance an a six-monthiy basis to
the Risk Committee. All key internal iinancial
controls are reviewed on a two-yearly ¢ycle
by internal audit;

- Financial reporting: our financial reporting
process.is managed using documented
accaunling policies and reparting formats
supported by detailed instructions and guidance
on reporting requirernents. This process is
subject to aversight and review by hath extarnal
zuditors and the Audit Commilttee; and

- Disclosure Committee: membership comprises
the Chief Executive, Chief Finantial Othicer,
Head of Investor Relations, General Counsel
and Company Secrelary and Head of Secretariat.
The Committee regularly reviews draft financial
reports and valuation infarmation during the
interim and full year reporting process and
determines, with external advice from the
Campany’s (egal and financial adwsers,
whether inside information exists and the
appropnate disclosure requirerments,

Gofng concern and viability statemenis

During the year the Board assessed the
appropriateness of using the ‘going concern’

basis of accounting in the hinancial statements. The
assassrment cansidered future cash flows and debt
faciities Ito assess the hquidity risk of the Company!
and the availability of finance [to assess solvency
riskl The assessment covered the 12-manth periad
required by the 'going concern’ basis of accounting

Following these assessments, the Directors believe
that the Group is well placed to manage its financing
and other business risks satisfactorily and have

a reasanable expectation that the Campany and

the Group have adequale resources lo continue

in operation far at least 12 months from the date

of the Annual Report. They theretore consider it
appropriate lo adept the going concern basis of
accounting In preparing the financial statemenis.

A detailed description of the viabiity assessment for
the year ended 31 March 2021 is included on page 88
alongside the viability and going concern statements
made by the Board.
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The Company’s remuneration policies and practices
are designed to support our strategy and promate
the long term sustainable success of the business.
We have a clear straiegy, focused on our Campuses
and Retail & Fullilment, which positions our business
for growth. To deliver this strategy, we will focus on
our Campuses and Retail & Fulfilment. Delivering
against this strategy creates the inputs for future
value creation far all of our stakeholders Inour
Directors’ Remuneration Report we explain our
approach to incentivise and reward employees

to deliver these inputs whilst also managing the
business on 3 day-lo-day basis. We also explain
how we create alignment with shareholders and
measure our periormance over the longer term

Our current Remuneration Policy was approved by
shareholders at the 2019 AGM The Remuneration
Commitlee is also respoensible for establishing
remuneration of the members of the

Executive Committee

The Commiflee is authorised to use discretion in
determiring remuneration gutcomes for Executive
Directors and the widar warklfarce. Further details
on the Committee’s use of discretion this year can
be found in the Oirectors’ Remuneration Report
starting on page 122.



Key investor relations activities during the year

May 2020

- Full Year Resulls

Presentation
- Full Year Results Roadshow

August 2020

~ HSBC European Real
Estate Conference

November 2020

- Half Year Results
Presentation

- Hall Year Results Roadshow

January 2021

- Peel Hunt/Davy
Equities Conference

- Barclays European Real

Estate Conference

European Investior

Roadshow

Qperational update following
December quarter rent collection

June 2020

- Goldman Sachs European
Financials Conference

- Margan Stanley Europe &
EEMEA Conference

- Private Client

Investor Roadshow

July 2020

- Sustainability Investor &
Analysl event

- Operationat update fotlowing
June quarter rent collection

- AGM, with Q&A

published online

September 2020

- BofA Securities Giobal
Real Estate Conference

Qctober 2020

- Operational update following
September quarter
rent collection

December 2020

- UBS Glebal Real
Estate Conference
- US Investor Roadshow

- Private Client
Investor Roadshow

March 2021

- Citi Annual Global CEQ
Praoperty Conference

- BofA Real Estate

CED Conference
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Adapting our retail
strategy to maximise
the gpportunities
within Retail &
Fulfilment
See pages 22 and 23

Realising
the potential of
our Campuses

Applied
Governance

See page 15

The following section brings our
disclosures around Board activity,
stakeholder engagement and decision
making together in one place. We hope
that you will find it useful in understanding
the Board's work.

Active capital
recycling and value
accretive development

Additional information on key areas of focus
can be found within the following parts of
the Strategic Report.

See page 24

Diversity
See page 38

Our response
to Covid-1%

See page 80
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BOARD ACTIVITY

IAPPL,ED GOVERNANCE I The Board meets regularly with people from across
the British Land business and interacts with a range

Our core of advisers including corporate brokers and valuers.
Throughout the year the Board has met more

focus areas frequently than usual due to Covid-19 and the search

for new Executive and Non-Executive Board members.
Board discussions have covered a wide range of topics
with a significant amount of time spent on the
following strategic areas:

Strategic tapic Areas on which the Board has focused during the year

Customer Orientation - Residential strategy
- Retail landscape and occupier insolvency

- Financial support to occupiers and service partners during the Covid-19 pandemic

nght Places - Approval of planning permission and drawdown of the Headlease at Canada Water
- The develogment of 1 Broadgate and Nerton Folgate
- Qverseeing our Reta: dispesal strategy
~ Capital plan and long term development pipeline

Expert People - The safety and wellbeing of our workforce following the outbreak of Covid-19 and

the nabionwide lockdowns

- Keeping our places running effectively and our people safe as lockdowns were
imposed and eased

- Decistons on remuneration in the context of Covid-19

- Employee surveys to check in on employee wellbeing throughout the pandemic

- Approval of the Race at Work Charter and strategy for racial equality

- Executive succession and Non-Executive appointments

Capital Efficiency - Resuming and restructuring the dividend
- Refinancing and capital allocation to ensure liquidity and covenant headroom

- Capital recycling through disposals and the fermation of joint ventures

Sustainability - 2030 Sustainability Strategy
- Creating the Transition Vehicle

- Diversity and inciusicn at all tevels of our business
- Prioritising re-use of existing buildings
- Place Based approach

Driving forward diversity

This year we were proud ta place 4th in the FTSE100 for the propertion of wamen in Executive Committee and direct report
roles. We have since zppointed Loraine Wondhouse as 3 Non-Executive Director and going forward we will maintain and
improve the balance we have achieved to date. We are promoting diversity across all levels of the business and we were
pleased to record a continued reduction in the median gender pay gap for British Land.

We have pursued various ethnic diversily initiatives during the year, which you can read more about an page 111 in the
CSR Committee report. We are pleased 1o have made progress on our diversity mix at Board level during the year.
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STAKEHOLDER ENGAGEMENT STATEMENT

Our Board The Company holds an off-site strategy event each
year where the Board and Executive Committee

Strategy event  come together to focus on the development of
the Company’'s strategy.

Realising the
potential of our
Campuses

Progressing
value accretive
development

As well as considering
develepment opportunities within
the existing portfolio, the Board
and Investment Committee
discussed investment
opportunities in growth
seclors supported by external
presentations an those markels

The Board and management team
reviewed the development pipeline
against the capital plan and
considered opportunities to

teverage our development

expertise Value accretive
development is a core

component of aur strategy

Targeting the
opportunities
in Retail &
Fulfilment

Active capital
recycling

The event included a review of the
principles for recycling capital
from mature and off stratagy
assels into development and
invastment in srowth sectars.

Management and the Non-
Executive Directors considered
the realignment of tha Retail
portiolio towards areas for growth
and value, whilst leveraging
British Land's expertise in
asset management.

Management will contirue to
evaluate opportunilies to release
capital through joint veniures
and disposals.
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IAPPLIED GOVERNANCE 4'

Engaging with and
considering the needs
of our key stakeholders

The nature of our business, from
investing i and developing properties
to managing and curating our spaces,
means we need to have a continuaus
dialogue with 3 wide group of
stakeholders including customers,
communities, partners (including local

Effective stakeholder
engagement is at the
heart of Places People
Prefer and embedded
throughout every level
of British Land.

having regard to the impact of our
decisions on gur stakehelders is
integral to how we do business at
British Land. This supports cur
governance aim of the right people
making the right dectsions, efficiently
and supported by the right information.

authoritiest and suppliers, our people
and shareholders. Consideration foer
our slakeholders is embadded from the
start of a business proposal to the point
atwhich it 1s considered by the Board,
This approach is part of our culture and
our formal processes and ensures that

How do we engage with our stakeholder groups?

Stakeholders are at the centre of our decision making process to ensure that as a business we produce Places Peaple Prefer.
Pages 34-35 provide case studies from the year; below 1s a summary of our approach with each stakehaolder group.

QOur customers

We develop our buildings in collaberation with future occupiers so that from the
ground up, the end product is designed to fit the needs of our customers. This
dialogue continues long after the development is complete as we look to support
our custormers long term. Qur pre-tet to JLL at 1 Broadgate as detailed on the
following pages is & prime example of this approach.

Our communities,
partners and suppliers

Communities

We seek to becomne an integral part of our communities to drive positive outcomes.

For example, our Young Readers Programme and partnership with the National Literacy
Trust have benelitted over 48,000 school children since 2012 by warking collaberatively
with lacal schools and our customers to enhance their life chances and employability

Suppliers

We maintain a cantinuous dialogue with our suppliers through our procurement
rmanagerment process We use our onboarding process to provide early clarity of ur
values, and our ethical and environmental expectations, We continually challenge
ourselves to work hetter with our suppliers ic ensure that we are ‘'great to do
business with',

Locat authorities

We work extensively with local authorities at our developments such as Southwark
Boraugh Council at Canada Water and The City of London at Norton Folgate. At
Canada Water, we canducted over 120 public consultations and local outreach evenis,
attracting over 5,000 individuals over a period of five years, grving us a real insight into
what key stakeholder groups wanted from this development. This resulted in some
significant changes o our masterplan.

Qur people

The warkforee pngagement staternent on pages 108-109 outlines the work we
do lo ensure the views of our workforce are known and taken into account in
decision making.
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STAKEHOLDER ENGAGEMENT STATEMENT continued

How Directars have regard for

the matters set out within 5172 of
the Companies Act 2004 in Board
discussions and decision making:
Qur formal 5172 statement 15 wathin
the Sirategic Report on page 33. The
fallowing provides additional detail on
how Oirectars have had regard for the
matlers set out within s17211) [a)-10
and the effect that regard has had on
principsl decisions taken by the 8oard
during the year.

‘Decision papers that are brought to

the Board have lirst been endorsed

by either the Executive or Investment
Committee. At both levels. proposals are
accomnpanied by a checklist that outlines
the matters included in s172(1] lal-[f] of
the Companies Act 2006 and specifically
lists the relevance of each to the decisien,
This ensures that the Directors have

a clear understanding of the impacts

of their decisions. Training has been
provided by the Secretariat to paper
writers to ensureg that those people that
are drafting decision iterns have a clear
understanding of how best to assist
Directors in discharging their duties.

The past year has shawn how important
these faciors are in steering the business
through turbulent imes.

The examples that follow describe in
detail the approach taken by the Beard
and the wider businass in decision making.

I APPLIED GOVERNANCE

]

1 Broadgate

7
I

The Campany announced on 8 Aprit 2021
that JLL had signed an agreerment for
tease for 134,000 square feet of space at
1 Broadgate as well as our commitment
to the development of this building.

In the press retease, Stephanie Hyde, UK
and (reland CEQ at JLL said Working in
partnership with British Land, we have

a real oppartunity ta achieve one of the
mast sustainable and technologically
advanced workplaces in the UK.’

Central to the Board's decision ta cornmit
the capital requirements to redevelop

1 Broadyate, was the commitment

from JLL to & pre-let. JLL's needs as a
business and employer are integral to the
des gn of the building, underlined by their
15 year commutment ta the space.

The Board alsc considered the impact

on our Joint venture partner at Broadgate,
GIC, as well as the long list of suppliers
and services that will be required
threughout the development.

Underpinning all of the above was

the profitability of the development. in
agreewng the investrment into 1 Broadgate,
the Board considered its dulies to
shareholders in delivering an

attractive returt on capital.
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The impact of s172 on
decisions during the year:

Dividend policy

The Board took the decision on 25 March
2020 to suspend dwidends temporarily in
light of the financial uncertainty arising
from the Covid-19 pandermic. The rationale
for that decision and the factors that were
considered 1n taking it ware reported on
page 97 of the 2020 Annual Report.

The Company announced in an
operational update on ¢ October 2020
that it weuld move ta half yearly dividend
payments, based on g fixed rate of 80%
of underlying earnings per share. In
reaching the decision to move from
guarterly o halt yearty payments

the Board considered tne impact on
shareholders and whether there was

a particular reliance on more frequent
distributions. The Board also considered
the long term consequences of the
decision in the context of both greater
capital flexibility afforded ta the business
which provides greater strategic capability
and the ability of the Company tc adhere
to its obligations under the REIT regime.



Covid-19

The way in which we have responded to
the Covid-19 crisis demonstrates that the
interests of our stakeholders are fully
integrated into our decision making.

We have not had te furlough any of

our awn employees and we took action
early in the year to help our smaller
customers, especially in the retail sector,
who were suffering as a result of the
pandemic. The forgiveness or deferral of
rent was agreed with a long term view in
mind, to assist customers with otherwise
successful business models, to emerge
frem the crisis intact and centinue to be
occupiers at ocur places in the future.

We supporied our employees in working
remctely with wellbeing programmes and
increased flexibility so that our people
could batance demands such as home
schooling with businass needs.

We worked carefully with suppliers and
partners in closing and safely reopening
consiruction sites as well as providing
suppert to local communities through
our Community Investment Fund.

At the same time, the Board continued
to drive strategic initiatives to deliver
sharehalder returns and long term
vatue creation.

Priorities

As described on pages 14-15 within

the Strategic Report, the Board teak
decisions during the year to invest

behind two strategic themes, Campuses
and Retail & Fulfilment This involves
targeting value opportunities in retail and
growth opportunities in innovative seciors
such as life sciences and urban logistics.

Inits deliberations, the Board considered
organisational structure and the
opportunities for talent within the
business to grow.

A key driver {or the Board was to
maxtmise value creahon for the benefit of
sharehclders and joint venture partners,
oftenin the farm of institutional invesicrs.
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Disposals

On 23 December 2020, the Company
anngunced the disposal of a 75% interest
in a portfolio of three buildings in the
West End to Allianz Real Estate.

This transaction demonstrates the
Board's commitment to recycle capital
oul of mature assels o provide resources
to invest into developments such as
Norton Folgate and 1 Broadgate which
the Board committed capital to during
the year.

In recycling capital out of mature assets,
the Board considers the abiinty of the
Company to pragress its strategy both
now and in the future. In doing so the
Beard is delivering further shareholder
value, securing opportunities for suppliers
and employees and continuing to have a
positive impact on the communities in
which we operale.

We are conhidznt that these decisions
have demonstrated the importance

we place on maintaining our reputation
for high standards of business conduct
and how we deliver long term value for
shareholders while cansidering all of
our stakehalders and our contribution
to wider society.
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WORKFORCE ENGAGEMENT STATEMENT

EPPLIED GOVERNANCE

Engaging with
our workforce

]

The CSR Committee has farmal respansibility for overseeing
the operation and effectiveness of our workforce engagement
mechanisms for the purposes of provision 5 of the UK Corporate
Governance Code as detailed in its report over the page. As
reported last year, we believe the CSR Committee remains

the most effective method of overseeing our engagement

with the workfarce as it provides a greater resource at Board
level dedicated to engagement than designating a single
Non-Executive Birector.

Workforce engagement initiatives:

Communication

Internal communication

The Company has worked remately either in part or as an entire
workforce, with the exception of stalf that are required to be at
our places, for the full year under review. The business moved
rapidly to impterment changes in technotogy that enabled
Campany-wide meetings to continue remotely and for teams to
collaborate effectively. Managemenl and the 8oard have relied
on an increased level of internal communication bath formally
and informally to ensure husiness cantnuty and the welfare of
our people.

Communication was an integral part of ensuring the successful
transition from a fully staffed office. to skeleton crews and
finaliy welcoming our peop.e back. We utilised new media
formats including CEQ podcasts and virtuatly broadeasted
Company meetings to ersure plans weare communicated
sensitively and effectively. The success in relocating our own
people during this pandemic has been leveraged commercially,
as we now look o use our own experiences to help our
customers in their transition back to the office.

108 British Land Annual Repart and Accounts 2021

Workforce engagement is central
to how we do business.

A member of our Executive Committee hosts a Company-wide
meeting each month to report on impaortant Cormpany
developments, introduce initiatives to colleagues and freld
guestions. These sessions are often epportunities far senior
management t¢ discuss market conditions and key operational
initiatives with our workforce and take questions from themn.
Qur internal communications team also sends out a weekly
emazil with updates and detalls of key events.

Company Conference

In ordinary times, our pecple are brought together from across
our business once a year to attend cur Company Cenference
which includes presentations by the Chairman, Chief Exacutive
and other members of our senior management team. There
are also team building events and a chance for colleagues to
rieract socially.

BL Leadership Team {BLLTI

The BLLT was created to enhance collaboration and
communication within the Group and was a respense o
recommendations by the Board. The BLLT comprises our top
managers and includes our Executive Committee and its direct
reports who meet monthly to discuss key issues. The BLLT has
played an important role during the pandemic of facilitating
two-way dialogue between the Executive Committee and the
rest of the business Juring the year the Executive Committee
soughl leedback from BLLT members on how to maximise the
purpose and efficiency of the Team The recomrnendations
were discussed by the Executive Commuttee and have been
implemented starting from January 2021. The recommendaticns
included: reqular deep dives into technical areas such as CVAs,
the use of BLLT members for impartant projecis such as

the response to Covid-19, and advance notice of Company
announcemenis so the wider leadership team could support
the rall out of key announcements.



Financial awareness

At the half and futl year, our Chief Executive Officer,
Chief Financial Cfficer and Head of Real Estate present
the financial results Lo the Group and answer questions.

Dwnership

Our employees are invited to join our Company-wide Share
Incentive Plan and Save As You Earn Scheme. Employee
share ownership encourages employees to focus on long
term Company performance and aligns their interests
with sharehaliders.

Bonus awards impacted due to Covid-19

Our CEQ engaged directly with employees to communicate the
deferral and reduction of FY20 bonuses paid during the year
due to the impact that Covid-19 had on our business, suppliers,
cuslomers and commuynities. The decisions were taken with
guidance from our Remuneration Commuttee and Board.
Further details can be found within the Directors’
Remuneration Report an page 123.

How the Directors have engaged with
the workforce

Employee surveys

The Board reviewed reqular wellbeing surveys and pulse
surveys during the year to monitor the impact of the pandemic
and difficult working conditions.

BL employee networks

As discussed on pages 38 and 39 there are a wide range

of ermnployee-led netwarks at British Land. The work of cur
neiworks has promoled social issues that are impartant to our
people and driven internal policy changes. The CSR Committee
receives presentations by the Chairs of our networks to engage
with key issues at Board levet. Network Chairs have direct
access to members of the Executive Committee and each
network has an Execulive Commitiee member sponsor

Mentoring

Ouring the year the Board endorsed a proposal for Non-
Executive Directors and Executive Committea members Lo
mentor highly performing tatent within the business. As well
as providing devetopment coaching ta the workforce, this also
provides members of the Goard with direct engagement with
employees. More information an the mentoring scheme can
be found on page 37.

The effect of engagement on decisions

taken during the year:

Support during Covid-19

During the pandemic, feedback from our networks has driven
changes in our working approach to ensure that colleagues are
supported in managing the various challenges broughi about
by working through a lockdown. As a result of direct leadback
from the Parents and Carers Network, the Executive Commitiee
implemented a Y0-minute meeting-free window ta reduce
screen faligue and create a designated time within the working
day lo assist in managing home life and improving wellbeing.
The business also supported employees with additional tech
and equipment as reguired. Our Weltbeing Committee has led
the way on a number of initiatives to promote mindiulness and
social interaction during Covid-19.

Racial equality

Following the tragic death of George Floyd and the prominent
Black Lives Matter movernent during the summer of 2020,
together with our employees we considered whether there was
more we could do as an organisation to tackle structural racial
inequality. Our Chief Executive and senior management team
met with members of our REACH network to understand the
impertance ef recognising and improving structural racial
inequality. Following extensive employee engagement, the
Board considered and approved a strategy for race equality

at British Land, approved the Race at Work Charter and
committed Lo publishing the Company’s ethnicity pay report

in 2021. The Board and workforce also recewved dwersity and
inclusien training. Qversight of this important area of work is
the responsibility of the CSR Committee. More details on the
work that the Committee has carried out during the year can
be found over the page.
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REPOQRT 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
for both our communities and

the environment.

I am pleased to present the report of the CSR Committee
for the year ended 31 March 2021.

The Committee was setf up two years ago ta assist the Board
in pverseeing its engagement with employees and ather
stakeholders and to assess the Company's wider contribution
to sociely. The Committee is zlso the Board's designated
rmechanism for workforce engagement in accordance wih
provision 5 of the Code. We welcomed trvinder Goodhew as

a member of the Committee when she joined the Board in
October 2020. Having a larger Committee reflects the wider
responsibilities and ever-increasing importance of the matters
we oversee.

The tnformation betow sets out in detail the aciwity undertaken
by the Comrmittee during the year ended 31 March 2021 [ hope
that you find 1t useful in understanding our work.

Three-pillar approach

In s second yzar, the Committee has continued to operate on
three-pillar approach that enables the fulfilment of our primary
roles of being a first-class employer. building and managing
first-class buildings for our occupiers and commumties, and
delwering this in a sustainable way. Following the publication
of the Sustainability Strategy we have twa threads under
sustainability, being the wider environment and the

specific communities surrounding our properties.
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Employee engagement and culture

As a Committee, we continue to be encouraged by the number
and quality of mechanisms in place for empioyee engagement,
noting that British Land continues to use many of the
mechanisms to engage with employees suggested by the FRC
Guidance on Board EHectiveness. As 3 company we have been
remotely working for over 12 months and have carried oul
pulse surveys on Covid- 19 and wellbeing to check in with
employees and adjust the support we offer accordingly.

As Directors, we have a number of ways in which we interact
with employees. Lynn Gladden, Chris Grigg and Irvinder
Goodhew have been the subjact of "in conversation” sessions
with emptoyees which explored a wide range of subjects
Although we have not been able to hold them this year, we are
looking forward to restarting physical Beard meetings that have
either a breakfast or iunch with an equal number of employees.

The Company has a strang set of netwarks and emplayee-led
committees with different focus areas. We invite the netwoarks
to gur meetings on a rolation basis to update us on their events,
achievements and plans. This alse allows us o interact with
employees and gives us a greater insight into the culture of

the Company. We were proud to place 48th on the 2020 Scoial
Mobility Employer Index which takes into consideration
company culture, rec-uitment and progression processes.

The netwarks have proved to be vilat forums during the
pandemic for employees to interact with each other and

have provided additional suppart for employee well being.
For example, the Parents and Carers Network have often
shared practcal advice and importantly highlighted the needs
ol employees in less visitle caring roles over the past year as
well as tips an home schaoling. We have been imaressed by
the work achieved by all the networks and their perseverance
during difficult times to rermnain engaged. Further details on
these and our other committees can be found in our People
and cutture section from page 36.

Construction and health and safety

The Committee took lime to understand management’s
approach to health and safety and was impressed with

the rigour and detail of the systems in place to ensure our
buildings and practices are safe, with Accident Frequency
Rates substanbally below the nzttonal average although higher
than the histerically tow rates seen in 2020. We reviewed how
Covid-19 impacied our construction sites and how we ware
able to reopen sites safely.

Engaging with cur occupiers, both current and future, has
demonstrated that strong environrnental credentials are an
increasingly key requirement for them and this is also driving
our focus en more sustainable buildings which in turn supports
leasing, enabling us o let space more quickly and achieve
higher rents. This s a great example of how engagemeant with
our stakeholders is driving change in how we run our business.

Sustainability

Environment

We guided the development of the recently published

2030 Sustainability Strategy and oversee its prograss.

The strategy pushes British Land to reach net zera carbon

oh new developments, underpinned by a commiirment to
GRESB performance on wider environmental matiers and key
principles of responsible business. such as grompt payment



to suppliers. The Committee formally aversees the Transition
Vehicle which will be key to achieving net zero. The Vehicle will
finance the offsetting of embedied carbon on new developments
as well as funding sustainable initiatives on our existing
portfolio. 100 Liverpocl Street was our first net zerc carbon
development where residual carbon was offset using certified
schemes. More information on the Transition Vehicle can be
found on page 40 and further infermation on our approach to
sustainabil:ty can be found on pages 40-41.

Community

Our Place Based approach ic central te our 2030 Sustainability
Strategy to positively impact and build connections in our
communities. By using our Local Charter this apgroach

will bring together local stakeholders, including customers,
suppliers and comrmuniiy groups in collaberation to make the
greatest impact. The Community Investment Fund provides
tunding to charities and cemmunity arganisations in and
around our places. The Fund has been operating for a
decade and has made great contributions and built real

ties with aur communities.

Key areas of focus for the year ended
31 March 2021

Last year, we set out three main areas of focus during our
second year as a Committee. We aimed 1o review diversity

in the workforce, including drivers alfecting dversity and

whal policies were in place or were needed to ensure we

have a diverse workforce and pipeline far future success. In
collaboration with the Race, Equality and Celebrating Heritage
[REACH] netwoerk, during the year we signed up to the Race at
Work Charter, developed our first Race Equality Framewark,
and held mandatory fairness, inclusion and respect training for
all employees and the Board. This year was the first year that
we have pubtished our ethnicity pay gap data which we will use
as a measure of our ethnic diversity. We have also begun touse
recruitment specialists to seek ethnic minority candidates tc be
included in employment shortlisis

In addition, we are proud to support the 10,000 Black interns
inibiative that s designed to transform the prospecls of young
black people in the UK by offering paid work experience. Such
initsatives will raise the profile of issves surrounding race and
encourage an open conversation AsaCommittee, we held a
deep-dive sessicn to begin 1o delve inlo ethnic diversity issues.
what we can do to improve equality and how we can measure
improvernent. We expect even greater progress to be made in
the caming years.

This year we were pleased to comne 4th wn the Hampton-
Alexander Review for the proporiion of women in Executive
Committee and direct report roles, ang to join the Change 100
programme thal partners with university students and recent
graduates with disabilities or long term conditions. The various
initiatives outlined above show good progress in this area and
we will continue to strive towards making our workplace

more diverse.

Last year we undertook a review of British Land’s engagement
with our communities, considering how to maximise positive
social impact through our business activities, connecticns

and partners. We have now faken formal oversight of the
Cornmunity Investment Fund and substantial work has been
undertaken under cur Placed Based approach; further
information on this can be feund on pages 44-45.

Finally, we set out to review how we embed sustarnability 1n

all that we da. Net only have we published the Sustanability
Strategy with targets for 2030, but this has also been translated
into tangible action plans on how we will achieve them. A
highlight of the year, which demenstrates how we interact with
our slakeholders to achieve our goals, is the work we did with
JLLinrelation to our development al 1 Broadgate, more details
of which can be found at page 43. All Executive Committee
members and the majority of staff have sustainability targets
and this has driven a cultural change in the Company. This can
be seen in the nawly farmed SustainaBLe employee network
that shows there is grassroots demand in our emplayee base
te drive sustainability forward.

Key areas of focus for the coming year

We plan to continue our work on diversity, and how we can
address the drivers affecting diversity t¢ ensure our people

can bring their whole selves to work and that we have a diverse
workforce and pipeline for future success. Executive Carnmitiee
members each have objectives to reduce the Ethnicity Pay Gap
far the upcoming year and progress will be published in the
2022 Annual Report, We will alsc report an the Race Equality
objectives that were setin March 2021

Our Sustatnability Strategy has only just begun its journey,
and we will monitor progress against aur targets, seeking
to maintain good progress for the environment and our
communities. We will also continue to focus on achieving
best in class construction and health and safety.

Committee composition and governance
The Coemmittee is composed solely of independent Non-Execulive
Directors. Attendance at Commuttee meetings during the year
is set out in the fallowing table:

Date ol

Commiitze
Qirecter Posiion appainiment Attendance
Alastair Hughes Chairman 1 Apr 2019 313
Lynn Gladgen Member 1 Apr 2019 3/3
Irvinder Goadhew Member 1 0c¢t 2020 2/2

Members of the senior management team, including the Chief
Executive OFficer, Chief Financial Officer, General Counsel
and Campany Secretary, Head of Secretariat, HR Director,
Head of Developments, Head of Communily, Head of Portfolio
Sustainability and Head of Sustainable Developments, are
invited to attend each Committee meeting. The Committee
provides a verbal update lo the Beard in relation to all of its
meetings and activities

Committee effectiveness

The Committee’s effectiveness was reviewed as part of the
wider external Board evaluation which cencluded that the
Committee had operated effectively. The Cornmittee reviewed
and ugdated its terms of reference during the year, which are
available on our website britishiand.com/committees.

<

Alastair Hughes
Chairman of the CSR Committes
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REPORT OF THE NOMINATION COMMITTEE

Ensuring a balanced
and diverse Board

The Nomination Committee
supports the Board on composition,
succession and diversity matters.

| am pleased to present the report of the Nomination
Committee far the year ended 31 March 2021.

The Nominatiocn Committee continues to play a key role in
supporting British Land's long term sustainable success.
The development and execution of ou- lang term slrategic
objectives, embedding of our culture and values and promotion
of the interests of our stakehalders are atl dependent upon
effective leadership at bath Board and executive fevel It is
the Committee’s responsibility to maintain an appropriate
combination of skills and capabil ties amongst the Directors.
Long term succession planning at Board and executive level
rernains a key prionty of the Commuittee. We undertock a
thorough review of the skills and experience on the Beard to
ensure that succession plans maintained the correct balance
of skills and experience to deliver the strategy over the
carming years.

We adhered to our formal, rigorous selection, appointment and
induction processes for new Directors in a year where there
have been a number of changes to the Board. Chris Gnigg
stepped down after 11 years as CEO, and we conducted a
search for hus successor which, after a nigorous process
involving both internal and external candidates, resulted in

the apgointment of Simon Carter with effect from 18 Ngvember
2020. This in turn led to the search for a replacement for Simon
as CFO and we were delighted to announce the appoiniment in

Jarwuary 2021 of Bhavesh Mistry whe will join us on 19 July 2021.
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As well as Executive Director changes we have also

appointed Irvinder Goodhew fas previcusly anncunced in last
year's reportt who became a member ¢f tha CS5R Commiitee
upon joining With Rebecca Werthington stepping down on

31 December we commenced a search for a replacement who
would be able to chair the Audit Committee. {n February we
announced the appointment of Loraine Woodhouse who jeined
the Board on 1 March 2021 and tock on the rale of Chair of the
Audit Committee on 31 March 2021 to lead the Cammittee
through the year end process.

Having extended Willam Jackson's appoiniment for a
maximum of 12 months last year, William left the Board on
31 March 2021,

All of the Committee activities sel out in this Repori were
conducted within the context of our unwavering commitment o
improving inclusion and diversity across British Land, assisted
by the wark of the CSR Cormmittee, in ensuring a diverse
pipeline for succession, We are proud of the tangibie impact
British Land’s diversity policies and initiatives are having both
at Board level and in the wider business, and we regort on this
progress both in this Report and in the People and Culture
section of the Strategic Repaort

Looking ahead. long term succession planning at Board and
executive level will remain a key priority of the Commitiee.

| hope you find the following report interesting and illustrative
of our focus on ensuring that the Beard and 1ts Committees
remain well equipped with the skills and capabilities needed
to crive the future success of British Land.

(s

Tim Scare
Chairrman of the Nemination Committee



Committee composition and governance

The Committee has five members. At the 2020 AGM, Willam
Jackson stepped down from the Committee, and was replaced
by Alastair Hughes. Additionally, in November 2020 Laura
Wade-CGery and Irvinder Goodhew jcined the Commitiee.
Tharefare, as at the 31 March 2021 year end the Committee
comprised: Tim Score, Preben Prebensen, Alastair Hughes,

- Laura Wade-Gery and (rvinder Goodhew.

Details of the Committee’s membership and attendance at
meetings during the year are set out in the table below.

'Di_re_cmr Position Dair nf Commifiee appeinkmenl  Allendance
Tim Score Chairman 1 Apr 2017 5/5
William Jacksan'  Member 11 Apr 2011 11
Preben Prebensen Member 19 July 2019 5/5
Alastair Hughes'  Member 29 July 2020 4&fL
Laura Wade-Gery? Member 18 Nov 2020 2/2
Irvinder Goodhew?! Member 18 Nov 2020 2/2

. William Jackson stepped down from the Committee on 29 July 2020 at
which paint Alastair Hughes joined the Committes
. Laura Wade-Gery and Irvinder Gaedhew joined the Commitiee on
18 Navember 2020,
3. The ather Non-Execulwe Directors who are nol Commitlee mernbers attended
a Cornmiltee meeting en 28 August 2020 1o consider execulve SUCCession.

™~

Key areas of focus during the year
Director search and selection

As explained in the introduction there were a number of
Director appointments during the year.

The search process for each was conducted in accordance with
the Baard Diversity and inclusion Policy and the Selecticn and
Appointment Process. which are both explained later in this
report. Russell Reynolds Associales, the executive search

firm appointed, has no other relationship to the Company or
individual Directors. The fism has adopted the Volunatary Code
of Conduct for Executive Search Firms on gender diversity and
best practice.

The searches resulted in the following appointments:

- Irvinder Goodhew as 3 Non-Executive Directar, as
announced on 21 May 2020. Irvinder brings over 25 years
of experience in various operational and strategic roles, in
a broad range of sectors including retait, consutting and
financial servites and joined the Board on 1 October 2020

- Simon Carter as Chief Executive Gfficer from 18 November
2020. Siman ts a proven, growth-orientated business leader
with significant real estate experience and expertise across
various asse! classes as well as over two years as CFO of
the Company.

- Bhavesh Mistry as Chief Financial Officer. Bhavesh s
currently Deputy Chief Financial Officer at Tesca PLC,
a pasition he has held for over twa years. Prior to that he
spent more than five years at Whitbread PLC, where he was

Finance Durector of Whitbread Holels & Restauranis. He has
previcusly held senior positions in finance and sirateqy at
Virgin Media and Anheuser-Busch InBev and qualified as

a Chartered Accountant at KPMG.

- Loraine Woodhouse as a Non-Executive Director and Chair
of the Audit Commitiee. Loraine is currently Chief Financiat
Dfficer of Halfords. Prior to joining Haliords, Loraine spent
five years in senior finance roles within the John Lewis
Partnership, including Acting Group Finance Director and
subsequently, Finance Director of Waitrese. Prior to that,
Loraine was Chief Financial Officer of Hobbs, Finance
Duector of Capital Shopping Centres Limited and
Finance Oiwrector of Costa Coffee Limited.

Board and Committee composition reviews and appointments
During the year the Committee reviewed the broader
composition and balance ¢f the Board and its Committees,
their alignment with the Company’s strategic objectives,

and the need for progressive refreshing of the Board.

Preben Prebensen and Alastair Hughes completed their

first three year terms in September and December 2020
respectively In making recammendations for reappointments,
the Committee considered their performance and ability to
contribute effectively 1o Board discussions and o challznge
the performance of management,

The Commuttee is satisfied that, following the Beard and
Committes camposition changes described above a5 well as the
externally facilitatied Board effeciiveness 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 Directors 15 reviewed by
the Committee annually, with reference to their independence
of character and judgerent and whether any circumstances or
relationships exist which could affect their judgement. Having
regard to all such considerations, the Board is of the view that
the Non-Execulive Directors each remain independent,
notwithstanding their periods of tenure.

Prior to recommending the reappointment of serving
Directors to the Board, the Committee also considers the time
commitment required and whether each reappointment would
be in the best interests of the Company. Detailad consideration
is given 1o each Director’s contribution to the Board ana its
Committees, together with the overall batance of knowledge,
skills, experience and diversity.

Following its review, the Commitiee 15 of the opinion that
each Non-Executive Director continues to demanstrate
comrmitment to his ar her role as a member of the Board and
its Committees, discharges his or her duties effectively and
that each makes a valuabte contribution to the leadership of
the Company for the benehit of all stakeholders.
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REPQRT OF THE NOMINATION COMMITTEE continued

Accordingly, the Committee recommended to the Board that all
serving Directors be put forward for election or re-election al
the 2021 AGM.

Biographigs for each Director can be found on pages 90-92.

Successian planning

The Committee 15 responsible for reviewing the succession
plans for the Board, including the Chief Executive We
recognise that successful succession planning inctudes
nurturing our awn talent pocl and giving opportunities to
those who are capable of growing into more seaior roles.

The succession plans for the Executive Directors are prepared
on both shorter and longer term bases while thase for Non-
Executive Directars reflect the need to refresh the Board
regularly. Such plans take account of the tenure of individual
members. The Commitlee’s review of Executive Direclor
succession plans includes consideration of the process

for talent development within the orgamisation to create

a pipeline to the Board

The Chief Executive prepares succession plans for senior
management for cansiderstion by the Comm.tiee with the
rest of the Board wnwited to be involved as appropriate. The
Committee notes that the remit of the Corporale Sucial
Responsibility Commitiee includes cansideration of the
extent to which the business s developing a diverse
pipeline for succession to senior management roles.

A number of issues that would narmally be dealt with
by the Committee were discussed with the full Board.

Selection and appointment process

The Committee overseaes the selection and appointment
process for Board appointrment, which is summarised in
the figure below

—

Board Diversity and Inclusion Policy

The Board's Diversity and Inclusion Policy bas been updated
during the year, expanding the Board's commitments in this
arga. It recognises the benefits of diversity in its broadest sense
angd sets out the Board's ambitions and objectives regarding
diversity at Board and senior management level The Policy
notes that appointments will continue to be rmade on merit
against a set of objective criteria, which are developed 1n
consideration of the skills, experience, independence and
knowledge which the Board as a whole requires (o be effective
The Policy also describes the Board's firm belief that in order
to be effective a board must properly reflect the environment in
which it aperates and that diversity in the boardraam can have a
positive effect on the quality of deciston making. Aligned to this,
the Policy has a number of specific quantitative and qualitative
policy objectives in support of Board-leval diversity and
inclusion, including the following commitments:

Pertormance against objectives and updating oibjectives:
The objectives from the Palicy in force for the year ended
31 March 2021 included:

- thentention to maintain & batance such that at teast
30% of the Boa~d are women. As at 31 March 2021, 4 out
of 9 Directars [44%] were wunien [l should be noted that
Bhavesh Mistry joining in July will take the number of
Cirectors to 10, meaning that percentage will decrease.
The objective in the Policy is being amended te have
wamen making up at least 35% of the Board,

- the inteaticn to have at least ane Director from an ethnic
minority background on the Beard by the end of 2020. The
appointment of irvinder Goodhew means that the Company
has complied with the Parker Review and its policy as at
31 March 202t In addition, the appeintment of Bhavesh
Mistry means that the Company will exceed this objective.
As a result, the objective is being amended te maintain at
least two Birectors from an ethnic munority background:

Role brief

The Committes waorks only
with external search agencies
which have adapted the
Voluntary Code of Conduct
for Executive Search Firms
on gender diversity and best
practice. The Committee

and agency work together to
develop a comprehensive role

bref and person specification,

aligned to the Group’s values
and culture This brief
cantains clear criteria against
which prospective candidates
can be objectively assessed

Longlist review

The external search agency

is challenged to use the
objective criterta for the role
to produce a longhist of high
quality canaidates from a
broad range of potential
sources of talent. This process
supports creaton of a diverse
lenglist. The Normnation
Commitiee selecis candidates
from this list 10 be invited

for interview.

1L British Land Annval Report and Accounts 2021

Interview

A formal, mulli-stage
interview process 15 used to
assess the candidates. For
each appointment the chaoice
of interviewer is customised
to the specific requirements
of the role. All interview
candidates are subject to a

rigorous referencing process,

Review and

recommendation

The Committee ensures

that, prior to making any
recommendation to the Board,
any potential conflicts and the
significant time commitments
of praspective Directors have
been satistactarily reviewed



- to maintain the improved gender balance of its leadership
teams and senior management. Senier management 1s
defined as the Executive Committee and employees in the
BLLT The gender balance of senior management was 64%
male snd 36% female as at 31 March 2020 and was 60% male
and 40% female at 31 March 2021, The objective is being
amended to maintain or improve the gender ang ethnicity
balance of its leadership teams and senigr mznagement;

- toensure that there ts clear Board-level accountability for
diversily and inclusion for the wider workforce,

The Committee is pleased to confirm that these objectives
have been futly met. As at 31 March 2027 the Board comprised
44% women, while the Executive Committee composition

has increased from 36% to 42% women. Clear accountability
for diversity and tnclusion is delivered through the Corporate
Social Responsibility Comemittee, which monitors progress on
diversity and inctusion objectives and retevant initiatives within
British Land.

The Policy can be found on our website
britishland.com/committees.

Induction, Board training and development

Each new Director 1s inwited io meet the General Counsel and
Company Secretary or Head of Secretariat to discuss their
induction in detail, following which the pragramme is tailored
specifically to their requirements and adapted to reflect their
existing knowledge and experience.

Each induction programme would ordinarily include:

1 meetlings with the Chairman, Executive Directors,
Committee Chairmen, external auditor or remuneration
consultants [as approgriatel;

2 information on the torporate strategy, the invesiment
strategy. the financial position and tax matters
lincluding detaits of the Company s REIT statusl;

3. an everview of the properly portfolio provided by members
of the senior management team.

4, visils to key assets;

5. details of Board and Comrmitiee procedures and
Directors” responsibilities;

6. details of the investor retations programme; and

7. information on the Company’s approach to sustainabilily.

The Commiltee also has responsibility for the Board's traming
and professional development needs. Directors receive training
and presentations during the course of the year 1o keep their
knowledge current and enhance their experience.

Key areas of focus for the coming year

As well as the regular cycle of matiers that 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 associaled
leadership programmes.

Board and Carnmittee effectiveness

The process foliowed far the externally facilitated Board
effectiveness evaluation conducied during the yzaris
described in the Governance Review an pages 98-99.

The Committee’s effecliveness during the year was evaluated
as part of the wider external Board evaluation and cancluded
that the Committee operated eifectively.

Board composition review

The Comrmittee annually reviews the structure, size and
camposition of the Board. This review considers the skills and
qualities required by the Board and its Commiltees as a whole
in light of the Group's long term strategy, external environmenl
and the need to aliow for progressive refreshing of the Board.
The review identifies the specific skills required by new
appointees and guides the Committee's long term approach

to appointments and succession ptanning.

The Cammittee also reviewed its terms of reference during the
year and no changes were recommended. The terms are
available on our website britishland.com/committees.

Average Board member age over a Composition?

four-year period’

1. As at AGM date of 13 July 2021.
2. As at 31 March 2021

Tenure?
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REPORT OF THE AUDIT COMMITTEE

Monitoring quality
and integrity

The Audit Committee monitors the
quality and integrity of the financial
reporting and valuation process.

! #m pleased to gresent the report of the Audit Cammittee for
the year endad 31 March 2021. Rebecca Worthington stepped

down from the Board on 31 December 2020 and | was appointed

as a Non-Executive Director on 1 March 2021 and then,
subsequently, Chair of the Committee on 31 March. | would
like to thank Preben Prebensen for acting as Intenm Chair of
the Committee for the period betwesn Rebecca’s departure
and my appointment. Preben will remain as a member of the
Committee. | would aiso like to thank Rebecca for her wark

as a member and Chair of the Committee, particularly through

the period under review where the Committee has taced unique

challenges posed by Covid-19.

Role and responsibilities
The principal responsibilities of the Committee are:

Financial reporting
Monitoring the integrity of the Company's financial statements

and any forrmal arnguncements re.ating to financial performance,

and considerig sign Ficant financial reporting I1ssues,
judgernents and estimates
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External Audit

QOversight and remuneration of the external auditor, assessing
effectivaness and making recommendations to the Board on
the appomtrment of, and the policy for non-audit services
prowided by, the external auditor.

Internal Audit

Maonitoring and reviewing reports on the work performed by the
internal auditor and reviewing effectivenass, including its plans
ang resourcing.

Risk management and internal controls
Reviewing the system of internal control and risk management

Investment and develapment property valuations
Considering the valuation process and autcorne and the
effectiveness of the Company's valuers.

Key areas of focus

The Commitiee continues Lo play a key role in overseeing '
the mtegrity of the Group's linancial statements, including

assessing whether the Annuat Report is fair, balanced and

understandable, as well as ensuring that 3 sound system

of risk management and internal control is in place.

During the year, the Commitiee has reviewed the process for
identification and mitigation of principal and emerging risks,
challenging management actions where appropriate.

The Committee has also reviewed the appropriateness of the
accounting treatment of significant transactions, including
asset acquisitions and dispasals, along with scrutinising

the valuation of the Group’s property assets as well as

the effectiveness of the valuers.

The Committee receives reports fraom the Group's valuers
twice a year and challenges the valvation assumpticns,
methaodology and outputs. The Committee also warks with
management to assess the effectiveness of the valuers and
moniars the propartion of the partfolic for which each valuer
has responsibibity.

The Committee closely momtored the financial impact

of Cowid-19 and the application and appropriateness of the

Group's provisioring policy in respect of debtors and tenant '
inceatives. Management’s conclysions were reviewaed by

the external auditor who also provided assurance to the

Commitize. The Commuttee has continuously scrutinised

the assumptions and approach taken throughaout the year.



Committee composition and governarnce

| became Chair of the Commitiee on 31 March 2021. The
Committee continues io be composed solely of independent
Non-Executive Directors with sufficient financial expenence,
commercial acumen and sector knowladge to fullil their
responsibilities. Members’ attendance at Committee
meetings 1s set cut in the following table:

Date ot Cammitte

Director Pastion appeintment  Atteadarce
Loraine Woodhouse' Chair 31 March 2021 o/0
Preben Prebensen? Member 1 Jan 2021 1N
Alastair Hughes Membear 1 Jan 28 33
Nicholas Macpherson Member Y Apr 2017 3/3
Rebecca Worthington? Chair 1 Jan 2018 2/2

Loraine Woodhouse was appornted Chair of the Committea on 31 March 2021
but atlended one meeting 1n March as a quest,

Rebecca Worthingion stepped down fram the Audit Cornmities on

31 Decernber 202C, at which point Preben Prebensen became Interim Chair
of the Commiliee until 31 March 2021,

L]

The Board 1s satisfied that the Cormnmitiee as 3 whole has
competence relevant io the real estate sector. For the purposes
of the Code, | am deemed to meet the specific requirement of
having significanl, recent and relevant financial experience.

Members of the senior management team, including the Chief
Financial Officer, General Counsel and Company Secretary,
Group Financial Controller, Head of Financial Reporting and
representatives of both external and internal auditors, are
invited te attend each Committee meeting. In addition, the
Chairman of the Board, Chief Executive Officer, Head of
Investor Relations, Head of Planning and Analysis and other
key employees are invited to attend part, or all, of specific
Committee meetings as appropriate.

The Commiltee meets privately with both external and internal
auditors after each scheduled meeting and continues to be
satisfied thal neither is being unduly influenced by management.
As Committee Chair, | additionally hold regular meetings

with the Chief Executive Officer, Chief Financial Officer and
other members of management te obtain a good understanding
of key issues aifecting the Group and am thereby able to
identily those matters which require meaningful discussion

at Committee meetings. | alsa meel the external audit partner,
internal audit partner and representatives from each of the
valuers privately to discuss any matlers they wish lo raise or
concerns they may have.

Committee effectiveness

The Commuttee’s effectiveness was reviewed as part of the
wider external Board evaluation which concluded that the

Cammitiee continued to operate effectively. The Committee
reviews its terms of reference on an annual basis. Following
an extensive update during the year ended 31 March 2019 to
reflect the adoption of the Code, the Commitiee was satisfied
that the terms of reference continued to be appropriate.

The current terms of reference were effective from

1 April 2019 and are available on cur website at

britishland com/committees.

Financial reporting

The Committee continues tc review the contenl and tone cf the
preliminary results press release, Annual Report and half year
resulls at the request of the Board. Draits of the Annual Report
are reviewed by the Committee Chair and the Commitlee as

a whole prior to formal consideration by the Board, with
sufficient time provided for feadback.

The Committee reviewed the key messaging included in the
Annual Report and hatf year resulls, paying particutar attention
to those malters considered to be important to the Group by
virtue af their size, complexity, level of judgement required and
patential impact on the financial staternents and wider business
model. Any issues which were deemed Lo be significant were
debated openly by the Committee members and other attendees,
including management, external and internal auditors.

The Commuittee has satisfied itself that the controls over

the accuracy and consistency of the infarmation presented

in the Annual Report are robust. The Commitlee reviewed the
pracedure undertaken to enable the Board to provide the fair.
balanced and understandable confirmation 1o shareholders.
Meetings were held between the Group Financial Controlier,
Head of investor Relatians and other senior employees to
review and document the key considerations and a detailed
report was then provided to the Committee The Committee
theretfare recommended to the Board that the Annual Report
presented a fair, balanced and understandable overview of the
business of the Group and that it provided stakeholders with the
necessary information to assess the Group’s position,
performance, business model and straiegy.

The information below sets out in detail the activity underiaken
during the year by the Committee. | hope that you find it useful
wn understanding our work.

QO

Loraine Woodhouse
Chair of the Audit Cornmitiee
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REPQRT OF THE AUDIT COMMITTEE condinued

The significant issues conssdered by the Cormnmittee in relation to the financial statements during the year ended 31 March 2027,
and the actions taken to address these issues, are set out in the follawing table:

Significant issues censidered

How these issues were addressed

Going concern statement
The approprateness of prepanng the Group
financial statements on a going concern basis.

The Commitiee reviewed managament's analysis supporting the going concern
basis of preparation. This ncluded consideration of forecast cash flaws, avaitability
of committed debt facilities and expected covenant headroom. The Commitiee also
received a report from the external auditor on the resulls of the testing undertaken
on management’s analysis.

As a result of the assessment undertaken, the Commiltee salisfied itself that the
going concern basis of preparation remainad appropriate

The going concern statement is set Gut on page 88.

Viability statement

Whether the assessmeant undertaken by
management regarding the Group's long-tersn
viability appropriately reflects the prospecis of the
Group and covers an appropriate period of tme.

The Commiitee considered whether management’'s assessment adequately
reflected the Group's risk appeute and principal risks as disclosed on pages 78-87,
whether the pericd coavered by the statemeni was reasenable given the sirategy of
the Group and the environment in which it operates: and whelher the assumptians
and sensitivities ideniilied, and stress tested, represented severe but plausible
scenanios in the context of solvency or liquidity. The Committee also considered

a report from the external auditor.

The Commitiee concurred with managemsant’s assessment and recommended
the wiability statement 1o the Board

The viability statement, together with turther details 0a Lhe assessment
undertaken, is set oul an page 88.

Covid-19

1. The impact of Cavid-1% on the assessmen! of
the Group's principal risks and uncertainties,
risk appetite and viability staternent.

2. Provisioning for rental arrears.

A detailed analysis of the impacts of Covid-1% on the Group’s risk framework
is included within the risk review on pages 82-87.

The Committee considered management’s approach in determining
appropriate provisiening levels far rental arrears and (enant incentives
that had accrued over the Covid-19 pandemic, challenging assumptions
and methodology where appropriate. The Committee also received a
report from the external auditor. The Committes was satisfied that the
provisioning approach was appropriale and proportionate for the Group.

Accounting for significant transactions

The accounung treatment of significant property
acquisitions, disposals, financing and leasing
transaclions is a recurring risk for ihe Group with
non-standard accounting endries required, and

in some cases management judgement applied.

The Commttee reviewed management papers on key judgeaments, including
those for significant transactions, as well as the external auditor’s findings on
these matters.

In particular, the Committer considered the accounting treatment of the
fermation of a jaint venture with Allianz. The external auditor separately reviewed
management's judgements in relation to these transactions and determined that
{he approach was apprepriate. .

REIT status

Maintenance of the Group's REIT siatus through
campliance with cerlain conditions has a significani
impaclt on the Group’s results.

The Commitiee reviewad the REIT tests performed by management and concluded
that the Company's REIT status had been maintained in the year, noting the
payment of a carporation tax charge that fell due as a consequence oi Lhe dividend
suspension for part of the year. The Committee separately considered the external
auditor’s review af management's assessment.

Valuation of property portfolio

The valuation af investment and development
prapertias conducled by external valuers is
inherently subjective as it is undertaken on tha
basis of assumptions mads by the valuers which
mmay not prove (o be accurate.

The sutcorne of the valuation is sigrificant to the
Group in 1erons of Invesiment decisions, resuits
and remuneration

The exterpal valuers presented their reporis to the Committee prior o the half
year and full year results, providing an averview of the UK property market and
summarising the performance of the Group’s assels. Significant judgements
made in preparing these valuations were fughlighted.

The Committee analysed the reports and reviewed the valuation outcomes,
challenging assumptions made where appropriate

In particular, the Committee challenged the melhodolagy used o incorporate
the impact of Covid- 17 into the valuatons, The Committee analysed the differing
impact the pandemic had on subseciors of the retait pertfolio such as covered
shopping centres and open-air retail parks.

The Commitles was satisfied with the valuation process and the effecliveness
of the Company's valuers. The Commitiee also approved the relevant valuation
disclosures to be inciuded in the Annual Repori.

Taxatien provisions

The apprapriatenass of {axation provisions made
and released 1n the period.

The Committes reviewed taxaiion previsions made and released by the Group.
They considered papers prepared by management and giscussed the views of the
external auditors to obtain assurance that amounts held were commensuyrate with
the associated risks.
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External Audit

PricewaterhouseCoopers LLP [PwC) was appointed as the
Group's external auditor for the 2015 Anaual Report following

a formal competitive tender process. Given the continuing
effectiveness of PwC in their role as external auditar, the
Cormmittee believes it is in the best interests of sharehalders
for PwC to remain o role for the following financial year and for
a competitive tender grocess to be completed during 2024
ahead of the 2025 year end audil.

The year under review is Sandra Dowling's second year as
engagemenl pariner following a mandatory rotation at the
conclusion of the 2019 audit. The Commitiee will ensure that
future rotations are undertaken as required by legislation to
the extent that this is not undertaken earlier by PwC,

The Committee is responsible for overseeing the relationship
with the external auditor and for considering their terms of
engagement, remuneration, effectiveness, independence and
continued objectivity. The Cammittee annually reviews the audit
requirernents of the Group, for the business and in the context
of the external environment, placing great impartance on
ensuring a high quality, effective external audit process.

The Group has appeinted BOO LLP to provide audi services
ta a number of subsidiary and joint venture companies. The
appointment wili result in a lower overall audit cost to the
Group as well as internal resource efficiencies

Fees and non-audit services

The Committee discussed the audit fee for the 2021 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 provision of
non-audit services by the external auditor in accordance with
the FRC's 2019 Revised Ethical Standard. The policy helps to
safeguard the external auditor’s independence and objectivity.
The policy allows the external auditor to provide the following
non-audit services lo British Land where they are considered
to be the most appropriate provider.

- audit related services: including fermal reporting
relating to borrowings, shareholder and other circulars
and work in respeci of acquisitions and disposals. In some
circumstances, the external auditar 1s required to carry aut
the work because of their office In other circumstances,
selection would depend on which firm was best suited to
provide the services required.

tn addition, the following protocols apply to 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 2014
EU Reguiations;

- Committee approval is required where there might be
guestions as to whether the external auditar has a conflict
of interest; and

- the Audit Committee Chair is required to approve in advance
each additional project or incremental fee between £25.000
and £100,000, and Committee approval is required for any
additional proiects over £100,000.

Total fees for non-audit services amcunted Lo £0.04m, which
represents 7% of the total Group audit fees payable for the year
ended 31 March 2021. Details of all fees charged by the external
auditor during the year are set out an page 171.

The Committee is satisfied that the Company has complied
with the prowisions of the Statulery Audit Services for Large
Companies Market Investigation [Mandatory Use of Competitive
Processes and Audit Comrmtiee Responsibilities) Order 2014,
published by the Competition and Markets Autharity on

26 September 2014,

Effectiveness

Assessment of the annual evaluation of the external auditor's
performance was undertaken by way of a questionnaire
cempleted by key stakeholders across the Group, including
senior members of the Finance team. The review tack into
account the qualily of planning, delivery and execution of

the audit lincluding the audit of subsidiary companies), the
techmeal competence and strategic knowledge of the audit
team and the effectiveness of reparting and communication
between the audii team and management.

PwC alsc provide the Commitiee with an annual report on

its independence, objectivity and compliance with statutory,
regulatory and ethical standards. For the year ended 31 March
2021, as for the prior year, the externat auditor cenfirmed that
it continued to maintain appropnate internal safeguards to
ensure its tndependence and objeclivity.

The Committee concluded that the quality of the external
auditor’s work, and the lavel of challenge, knowledge and
competence af the audit team, had been maintained at an
appropriate standard during the year.

The Comemitiee theretore recommended to the Board that
aresolution to reappeint PwC as external auditor of the
Company be put to shareholders at the 2021 AGM.

Internal Audit

The role of Internal Audit is te act as an independent

and objeclive assurance function, designed te improve the
effectiveness of the governance, risk rnanagement and internal
controls framewark in mitigating the key nsks of Briush Land.
£rnst & Young LLP [EY] continue to provide Internal Audit
services to British Land and attended all Commitlee meetings
{0 present their audit findings alongside the status of
management acticns. ’

DOuring the year, the Committee reviewed and approved

the annual Internal 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 ygar included
those in relation to key financial controis, financial reporting
syslem upgrades, insurance, cyber security, Canada Water

and the Graup’s leasing strategy. Overall, ne significant contro!
1ssues were identified although several process and control
impravements were proposed, with follow up audits scheduled
where necessary.
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REPORT OF THE AUDIT COMMITTEE coniihued

Effectiveness

The annual effectiveness review of the internal avditor inctuded
consideration of the Internal Audit charter which defines EY's
role and responsibilities, review of the quality of the audit work
undertaken and the skills and competence of the audit teams,
Key stakeholders across the Group, including Committee
members, Head of Secretariat, Head of Financial Reporting
and other senior employees, completed a questionnaire to
assess the effectiveness of the internal auditor. The results of
the gquestionnaire were improved frorn a good base, following
the comptetion of actigns identified from the prior year. The
Committee concluded that EY continued te discharge its duties
as internal auditor effectively and should continue in the role
for the year commencing 1 April 2021.

Risk management and internal controls

The Board has delegated responsibility for overseeing the
effectiveness of the Group's risk management and internal
control systems to the Committee. The Committee has
oversight of the achities of the executive Risk Committee,
receiving minutes of all Risk Committee meetings and
discussing any significant matters raised

At the full and half year, the Committea reviewed the Group's
principal and emerging risks including consideration of how
risk exposures have changed during the period. Both external
and internal risks are reviewed and their elfect 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 Committee.

The Audit Commitiee made a recommendation to the
Board regarding the identification and assessment of
principal and emerging risks, The Board accepted the
Committee’s recommendation

Al half year, the Committee accepted a recammendation

from the Risk Committee ta amend the covenant headroom
key risk indicator. At the full year, the Committee reviewed
management’s assessment of the key risk indicators to ensure
that our risk appebite was aligned to our priorities and the
market envirgnment,

The Committee contirued to have particular regard for

the risks relating ta Covid-19, including occupier credit risk
exposure and development contractar exposure, alongside
risks emerging from the UK's political and economic outlock
following the departure from the European Umion. Specifically,
in relation to Brexit, the Committee received updates towards
the end of 2020 on the Company’s preparedness fora

‘No Deal outcome.

Half yearty, w»n conjunction wath the internat auditor,
management reports to the Committee on the effectiveness of
internal controls, hightighting control issues identified through
the exceptions reporting process. Risk areas identified are
considered for incorporation in the Internal Audit plan and

the findings of internal audits are taken n%o accaunt when
identifying and evaluating risks within the bus ness, Key
observations and management actions are reported tg,
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and debated by, the Committee. For the year ended 31 March
2021, the Committee has not identified, nor been advised of,
a faiing or weakness which 1t has deemed ta be significant.

At the request of the Remuneration Committee, the Committee
considers annuatly the level of risk taken by management

and whether this affects the performance of the Company. The
Remuneration Cormmittee takes this confirmation into account
when determining incentive awards grantad to the Executive
Directors and senior management. Tzking into account reports
received on internal key controls and risk management, and the
results of the internal audit reviews, the Committee concluded
that for the year ended 31 March 2021 there was no evidence of
excessive risk taking by management which cught o be taken
into account by the Remuneration Caormmittee when
delermuning ingentive awards.

The Group's whistleblowing arrangements enabie all stalf,
including temporary and agency staff, suppliers and occupiers,
to report any suspected wrangdoing. These arrangements,
which are monitored by the General Counsel and Company
Secretay and reviewed by the Committee annually, include an
independent and confidential whistleblawing service provided
by a third party. The Committes recewed a summary of all
whistleblowing reports received during the year and concluded
that the response to each reporl by management was appropriate,
The whistleblowing reports were also relayed to the Board by
the Cornmittee Chair.

The Committee alsc reviewed the Group's tax slralegy

which sets cut the Group's approach to risk management
and governance in relation to UK taxabion, its attitude towards
tax planning, the level of risk the Group is prepared to accept
in relation to tax and its relationship with HM Revenue &
Custams The resulting docurment ['Our Appreach to Tax]
was approved by the Board and is avai.lable on the

Company's website at britishland com/governance.

Additional information on the Company’s internal controls
systems is set out in the ‘Managing risk in delivering our
slrategy sectian on pages 78-87.

fnvestment and development

property valuations

The external valuation of British Land’s property partfoliois a
key determinant of the Group's balance sheet. its performance
and the remunearation of the Executive Directors and senior
management. The Committee 15 commiited to the rigorous
monitoring and review of the efiectiveness of its valuers as well
as the valuation process itself The Group's valuers are now
CBRE, Kmight Frank, Jones Lang LaSaile [JLL] and Cushrman
& Wakefield.

The Committee reviews the effectiveness of the external
valuers bi-annually, focusing an a guantitative anatysis of
caprtal values, yield benchmarking, availability of comparable
market evidence and major outliers to subsector movements,
with an annual qualitative review of the level of service receved
from each valuer



The valuers attend Commitlee meetings at which the full

and half year vatuations are discussed, presenting their
reports which include details of the valuation process, markat
conditions and any significant judgements made. The external
auditar reviews the valuations and valuation process, having
had full access to the valuers to determine that due process
had been followed and approgriate infarmation used, before
separately reporting its findings to the Committee. The
valuation process is also subject to reguiar review by tnternal
Audit. The Group's valuers and external auditor have confirmed
to the Committee that the process wundertaken by British Land
to accommadale 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 ihe valuation of wholly-owned assets,

in line with the recomrendations of the Carsberg Cammittee
Report. Copies of the valuation certificates of CBRE, Kmight
Frank, JLL and Cushman & Wakefield can be found on our
website at britishland.cam/reporis.

Focus for the coming year

During the year ending 31 March 2022 the Committee will
conlinue o facus on the processes by which the Board
wentifies, agsesses, monitors, manages and mitigates risk,
particularly in light of the challenging canditicns within the
retail sector and Cowid-19. The Committee will also continue

to monitor key risk areas for the business, particularly those
scheduled for review by Internal Audit including, but not limited
to, key financial, operationat and IT controls, the Cempany's
straiegy, software development (ife cycles, sustainability and
Canada Water.
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DIRECTORS REMUNERATION REPORT

Aligning incentive
with strategy

QOur Remuneration Policy
aligns management incentives
with our strategy.
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Dear Shareholders

The Committee had three members during 2020/21 -
Lynn Gladden, Preben Prebensen and myself.

A key focus of the Committee during the year under review
has been Lo apply judgement In Unusual circumstances, We
have wanted to balance thoughtfully the experiences of our
shareholders. customers and other stakeholders during
the pandemic with our duty ta incentivise and reward our
workforce n their efiorts to sustain and grow the business.

In making key decisians, we have been in close dialogue

with the executive members of the Board and our fellow
non-executives We have discussed al length how the pandemic
has impacted all of our people. having been briefed at each
mesating by the HR Director, who was alse in charge of the
Company's internal Covid-19 response. This has enabled the
Comnittee to remain in touch with the Company’s plans and
actions to support employee wellbeing, hearing about concerns
and achievernents through regular surveys and other ways of
understanding the issues. This connection has been important
in gur decision making. In addiben, we have carefully
considered the interests of the wider stakeholders of the
Company with a particular focus on their longer term interests.

In addition ta the challenges brought about by Covid-19, the
Committee has warked alongside the Nomination Commitlee
and the Board on the leaving arrangements for Chris Grigg.
the appointment of Simon Carter as CEQ and Bhavesh Mistry
as CFO.

In the remainder of this statement | seek to provide an overview
of the key decisians the Commuttee has taken during the year.

CEOQ change

Chris Grigg stood down as Chief Executiva on 18 November
2020 and from the Board on 31 Cecember 2020. He was
considered a good leaver for the purposes of his gutstanding
unvested Long-Term Incentive Plan I'LTIP') awards, which
have been pro-rated and treated in line with the good leaver
previsions in the plan rules. Chris will also be eligible for an
annual banus for the 202G/21 year pro-rated for the propartion
cf tha year that he worked. Details are provided on page 130.



Simon Carter was appointed as successer to Chris as Chief
Executive with effect from 18 November and his salary was
increased to £750,000 fram that date. His cther remuneration
arrangernants as an Caeculive Director terman unchanyged.
Further details are provided on page 128

Remuneration arrangements for Bhavesh Mistry

Cn 48 January 2021 we announced the appeintment of Bhavesh
Mistry as Chief Financial Officer who will start on 19 July 2027.
Bhavesh's remuneration arrangernents will be fully in -
accordance with our Rernuneration Policy

Bhavesh will receive a base salary of £490,000 and benefits
in¢luding a car allowance (ar equivalent cash supplement] of
£14,700. be eligible for private healthcare for himself and his
family, life assurance, ill health income protection and other
all-employee benefits. He will also receive a cash pensicn
allowance of 15% base salary, which is in line with the
pension rate applicable to the wider workforce.

Bhavesh will be eligible ta participate in the British Land
Annual Incentive Plan for the 2021/22 financial year with

a maximum bonus opportunity of 150% of base salaryon a
time pro-rated basis payable in cash with ane third deferral
\Nta shares for three years in accordance with the policy.
Bhavesh will be eligibie to participate in the LTIP.

In grder to replace existing unvesied incentive awards from
his current employer that will lapse as & consequence of his
appointment at British Land, upon joining Bhavesh will receive
rights over British Land shares in accordance with the Policy

Remuneration Paolicy

Our remuneration philosophy is simple - we want tg ensure
that our managernent is aligned to shareholders’ and other
key stakeholders’ interests, and that cur policy supports our
long-term business strategy, values and corporate culture. We
will review the policy in the coming year and intend to consull
on any proposed changes befare putting it ta the AGM in 2022

The current policy 1s summarised on pages 124-127 of this
Annual Report.

Remuneration in respect of the year ended 31 March 202
and the impact of Covid-19 :
The impact of Covid-1% on the business and the measures
taken during the year to navigate carefully the chalienges
that we faced during the pandernic are detailed on page 107.
The Company has a detailed pregramme of stakeholder
engagement as detailed an pages 104-109 which the
Committee and Board have relied upon to facilitate informed
and appropriate decision making. The Committee has scught
to balance the reward and incentivisation of our people with
the challenging conditions and difficult cutcomes that our
shareholders and stakeholders experienced throughout

the year.

Following the temporary suspension of our dividend in the
outset of the pandemic, we are pleased to have been able to
resurme dividend payments during the year. We are pleased
that we did not have to furlough any of our own employees nar
drawdown on any available Government Covid-19 financiat
support. We remain well aware of the impact of Covid-19 on
our communities, suppliers and customers and have offered
suppart to those groups throughout the year We fargave or
deferred rent for many ol aur smaller customers in most
distress and worked with cur suppliers on construction

sites o relurn to work as soon as was safely practicable.

The whole Board waived an amount equal to 20% of their
respective salaries and fees frem 1 April to 31 July 2020,

As sei out in the 2020 Directors’ Remuneraticn Repart, having
reflected at length on the impact of Covid-19 gn the Campany,
our sharenclders and wider stakeholders at that time, the
Committee with the full support of the Executive Directors
scaled back the level of estimated bonus for the year ending
31 March 2020 by 42% tc 41.4% and 42.2% of salary for

Chris and Simon respectively, just over a quarter of the
maximum opportunity.
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DIRECTORS' REMUNERATION REPORT conlinued

The Committee defer-ed the decisian on whether to pay all.
part or none of these scaled back benuses until July 2020 at
which point the most immediate wnpact of the pandemic an aur
stakehalders was known and could be taken into account. The
Cornmittee approved the payment of the scaled back bonuses
10 the Executive Direclers as well as similarly scaled back
bonuses for tha Executive Committee and 115 other senior
managers. The rest of the business, comprising gur more
junior employees, received their bonuses in accordance with
the usuat annual incentive timetable Simon Carter took the
decision to invest his full cash hanus, net of income tax and
nat.cnal insurance, into Company shares.

In setting the grant level of the 2020 LTIP, we considered
the impact that Covid-19 had on our share price. The grants
were scaled back to 225% of salary for Executive Directors,
compared with 230% in previous years and a maximum level
of 300% in accordance with the policy.

We believe that the manner in which the Comrmiltee sets and
operales this Remuneration Policy is clear to executives and is
aligned to our corporate culture. In deing so we have regard to
risks inherent in the business and marketplace, providing the
opportunity for executives to earn rewards in a manner which
is proportionate to the value delivered against clear targets.

We maintained the structure of our incentives this year and tit
not alter any of the targets that we sel. However, with the lack
of transparency on refaill rental income in particular at the stars
of the year, we decided that the element of the Annual Incentive
Plan dedicated to profits shouid be split with half focused on
costs only. We delayed the setting of profit targets for the other
hatf until September when we fett able {o set underiying profit
targets for the full year.

As explaned last year, we introduced two batance sheet
resilience measures which focused on bath the level of our
liquidity over the year and the refinancing date for our debt.
These were impertant to ensure the Company focused on both
preserving shargholder value in the long term and retaining
flexibility to handle sigrificant uncertainty Continuing to be
able Lo finance our developmant pregramme is impartant

and drives long term value.

The Committee considered a holislic assessment of the
Company's parformance against the targets set at the
beginning and midway through the year_ In particular, the
Committee reviewed the Company’s ability to collect rental
payments against the context of the wider property market.
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The Remuneration Policy operated as intended in terms

of Companry performance and quantem during the year.
Executives volunteared to scale back their bonus pay outs n
order to align the cutcome with the experiences of the wider
Company, our customers and other stakeholders The scale
back for Executive Directors was fram ¢.94% to 80% out of

a maximum opportunity of 150% of salary. The reduction
represants a broadty similar amount for employees as a whole.
The Remuneration Committee considered that management’s
approach had been thoughttul and appropriately mey the need
to reward perfarmance during the year against the backdrop

of Cowid-19 and its impact on the Company’s financial results. |

The Commitee considers the levels that have been awarded
appropriately reflect the efforts of the Executive Qirectors,
incentivise future performance and balance the impact of the
year under review on our shareholders’ and wider stakeholders

Remuneration in respect of the year commencing 1 April 2021
Salaries

The Executive Direclors are both new in their post this year
and their salaries are accordingly lower than those of their
predecessors and will not be reviewed from the date of
appointment until 2022 The Non-Executive Direciars’

and the Chairman’s fee levels remain unchanged

Annual Incentives

For the coming year, we will cantinue to measure 70% of
the Annual Incentive against quantitative measures, and
the remaining 30% based on strategic measures. Further
informaticn ts set cut on page 128.

Long term incentives

The Committee intends to grant iong ferm incentive awards
during the coming year to the two Executive Oirectors and other
senior execuiives The performance measures and targets wilt
remain unchanged and the intended level of award will not be
higher than 250% of salary.

Pensions

We are committed to ensuring that pension cantributions across
our workforce are equitable. txecutive Directors receive the
same pension benelit as the wider workforce at 15% of salary.



The British Land Defined Benefit and Employer Financed
Retrement Benelit Schemes 'EFRB’) were both non-
contributory schemes which were closed io new members
Uuring 202U a consultation wath the active members of the
Defined Benefit and EFRB Scheme look place Following this
period of consultation we agreed to close both schemes to
future accrual.

Gender and ethnicity pay gap

Our work to narrow the gender pay gap since 2017 continued
during the year and the latest gender pay gap for the 5 April
2021 snapshot shows a modest reduction in the median pay
gap of 0.3% 18 27.6% from 27.9% for British Land. Broadgate
Estates, a subsidiary company, shows a further reduction in
the median pay gap from 35.5% to 32.9%. More infarmation
can be found at britishland com/gender-pay-gap.

This year we have published ocur ethnicity pay gap along with
others from the property industry. The British Land median
ethnicity pay gap between white and BAME employees in respect
of 2021 is 27.3%. As this is the first time we are reporting our
ethnicily pay gap. there 1s no prior year camparisan.

Recommendation

British Land is committed to listening carefully to shareholder
feedback and to applying best practice to its remuneration
policies and approach. We hope that you will continue o
support our apgroach to remuneration and will vate in

favgur of this Report at the 2021 AGM.

Yours sincerely,

s,

Laura Wade-Gery
Chair of the Remuneration Committee
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DlRECTORS' REMUNERATION REPORT continued

\ REMUNERATION AT A GLANCE

How we align
rewards to
delivering
our strategy

As set out on pages 14-15,
we have set out a new
strategy which clearly
positions our business

for growth focused on two
core areas, our Campuses
and Retail & Fulfilment.
Delivering against these priorities lays
the foundation for future value creation.
We take a long term approach to
runming gur business; our facus Is to
deliver positive outcornes for all of our
stakeholders on a long term. sustainable

basis which can mean that actions tsken
in any one year take time to deliver value.
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Targeting
opportunities
in Retail &
Fulfilment

Realising the
potential of
our Campuses

I To deliver on this strategy. we have developed four priorities:

Active capital
recycling

Progressing

value accretive
developments

People & Sustainability

We have developed a best in class
platform, including a broad range of skitls
across our business, which will support
the delivery of our strategy. Read more
on pages 36-39.

Qur remuneration philosophy is te
incentivise and reward employees across
the Group. We sel uljeclives for our
Executive Directors which are cascaded
throughout the business, with Executive
Commitiee sponsors, so that they are
integrated within the day-to-day
management of the business.

Iy determining what the besti measures
of perfarmance are for incentivising our
employees, the Commuittee strikes a
balance between the short term and
longer term goals that it sets. The short
term goats are a mixture of the delivery
of objectives linked to our prigrities and
annual financial performance

1 year performance

This ¢creates an alignment with
shareholders ensuring that the level of
annual bonus is not cut of Lline with the
performance of the business in the
financial year.

Over the longer term, we measure cur
performance against selected market
benchmarks. We only deliver rewards
where the business at least malches
those benchmarks and we share a small
percentage of any outperfarmance. We
tailor these benchmarks to be as relevant
as possrble but we recognise that there
may inevitably be a degree of mismalch,

Thne chart below illustrates the alignment

between [i] whal we are focusing on doing
lour strategic objectives], (i} what we
measure and report on and [iil what we
reward Executive Directors for delivering.

3 year performance

Annual
profitability

Profit and revenue targets

Balance sheet resilience X -
liguidily targets

Refinancing date ard

Property valuation changes
persy 9 outperformance

Total Property Return

Total Property Relurn guiperformance

Net Asset
Yalue changes

Totat Accaunting Return
outperlermance

Dividends and share price
movements

Total Shareholder Return
outperformance

Targeting opportunities in
Retail & Fulfitment

Realising the potential of
our Campuses

O
O

Active capital

recycling Qur priorities

Progressing value
accretive developments

Peaple &
Sustainability

Slralegre targets to delwer
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Summary of the Remuneration Policy and how we apply it

The Remuneration Policy was approved by shareholders on 19 July 2019. The Policy will apply until the AGM in July 2022. The
Rernuneration Policy is set out in fullin the 2019 Annual Repart and is available on our website britishland.com/committees.

Element of
remuneration

Link to strategy

Framewark

Fixed

Basic salary

Attracis and retains expert people with
the apprapriate degree of expertise and
experience to deliver agreed strategy

a&nehts

Pension
contribution

Reviewed annually and increases typically in line with
the market and general salary increases throughout
the Group

Benefits are restricted to @ maximurm of £20,000 per
annum for car allowance and the ameunt required to
continue providing agreed benefits at a similar level
year on year

Defined contributicn arrangements — cash allowances
in lieu of pension are made to the CEQ and CFQ a3t 15%
af salary

Variable

Annyal
Incentive

Perfarmance measures related to British
Land’s strategic focus and the Executive
Directors’ individual area of responsibility
are set by the Commitiee at the beginning
of the financial year

Maximum opportunity 1s 150% of basic salary. 2/3rd is
paid in cash with the remaining 1/3rd [net of tax) used
to purchase shares on behalf of the Executive Director
lannual Incentive Sharas] which must be held for 3
further three yea~s whether or not the Executive
Director remains an employee of British Land

Long term
incentive

Total Property Return [TPR] links reward
io gross praperly performance

Total Accounting Return [TAR) links
rewards to net property performance
and shareholder distributions

Total Shareholder Return TSR]
directly correlates reward with
shareholder returns

LTIP grants were set at 225% last year, but have
been at the level of 250% of salary in the form of
perfprimance shares in previous years, within the
maximum value of an LTIP award of 300% of salary

Executive Directors’ remuneration
The tables below shaw the 2021 actual remuneration against potential opporiunity for the year ended 31 March 2021 and 2020
aclual remuneration far each Executive Director. The figures for Chris Grigg's actual and potential 2021 remuneration are

pro-rated to reflect part service during the year.

Full disclosure of the single total figure of remuneration for each of the Directors is set out in the 1able on page 130,

1. 2021 potential assumes Lhat bath annval and tong term incentives pay out in full.
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DIRECTORS REMUNERATION REPORT conitnued

How we intend to apply our

Remuneration Policy

the year commencing

1 April 2021

Executive Directors’

remuneration

Basic salaries

The Executive Directers are both new in
their post this year and their salaries are
accordingly lower than their predecessors.
Simon Carter’s salary for the year beginning
1 April 2021 remains unchanged from the
level awarded upon his appointment as
CEOQ. Bhavesh Mistry's salary was agreed
in accordance with the Remuneration
Policy and will be effective from his
joining date, 19 July 2021.

Basic salary
Fn

Director
Simon Carter 750
Bhavesh Mistry 430

Pension and benefits

Both Executive Directors will receive

3 15% of salary pension contrbution/
allowance. Benefits will be provided

in Line with the policy and include a car
allowance and private medical insurance.

during

coming year.

Annual Incentive awards

The maximum benus apportunity far
Executive (hrectors remains unchanged
at 150% of salary. The performance
measures for the Annual incentive
awards have been selected to reflect a
range of quantilative and strategic goals
that support the Company’s key strategic
objectives. The Committee has agreed
that the same performance measures
and weighting should apply for the year
ahead as operated last year. This is sel
out in the table below.

The detailed targets that the Commitiee
sets are considered to be commercially
sensitive and as such the specific targets
for the quantitative measures for the
coming year will be disclosed in the 2022
Remuneration Report. In assessing how
tha Executive Directors performed during
the year commencing 1 Apnl 2021, the

The following pages set out how
the Committee intends to apply the
Remuneration Policy during the

Committee 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 table
below. This year, once again, the
Commuttee will assess performance

in the context of the wider stakeholder
experignce and cverall corporate outcome.
Discretion may be exercised by the
Cammittee and, if this is the case, a

full explanation will be set outin next
year's Report,

As disclosed previgusly, the Committee
agreed that for Annual Incentive awards.
the sector weighted IPD March Annual
Universe benchmark [which includes
sales. acquisitions and developments
and so takes intc accaunt achve asset
management as well as a mare
representative peer group) woul

be mast suitable.

Proporuon of Annual lacentive

Measure as a percentage of maximum oppartunily
Net Assat Tatal Property Return outperformance target )
Valus changes 17% payaut tor matching the MSCt benchmark index 20%
rising te 100% payout for outperforming by 1.25%
Annual Financial budget targets for cost and revenue
e 0% payout for meeting a threshold lavel rising to 30%
Quantitative profitability 100% payout for at least matching a stretch Level
measures:
T0% reward .
weighting Refinancing
0% payout for meeting a threshold level rising to 10%
. 100% payout for at least matching a stretch level
Balance sheet resilience
measures:
Liguidity
0% payout for meeting a threshold level rising to 10%
100% payout far at least matching a stretch level
Targeting opportunities
in Retail & Fattitment
Reatising the patential of
Strategic measures Campuses
30% reward 30%

Active capital
recycling

weighting

O

Progressing value

These targets will be fully disctosed and
explained in next year's Report

accretive developments

Peaple & Sustainability
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In line with curreat practice, two-thirds of any amount earned will be paid in cash with the remaining ane-third inet of tax] used to
purchase shares which must be held for a further three years.

Long term incentive awards {audited)

An LIIP award will be granted to Executive Directors during the year commencing 1 April 2021, The size and iiming of the award
will be determined by the Committee at a later date and explzined in the next year's Report, having been disclosed at the hime

af grant.

The perfarmance measures that apply to this LTIP award will be as below. These measures were also applied to the LTIP award
granted in June 2020, as shown on page 134,

Measure Link to strategy Measured relative to Weighting
Total Praperty Return [TPR] The TPR measure is designed TPR performance will be assessed 40%
The change in capital value, less to link reward to strong against the performance of an IPD
any capital expenditure mct;rred, performance at the gross seclor weighted benchmark.
plus net :ncome. PRI expressed as property level.
a percentage of capital employed over
the LTIP performance period and is
calculated by IPD.
Total Accounting Return [TAR] The TAR measure is designed TAR will be measured relative to a 20%
The growth in Sritish Land’s EPRA Net to link reward to performance rnarket capitalisation weightedrir\dex of
Tangible Asset Value [I'\JAV] per share at the net property lev_el that the FTSE 350 propf:-rty cormpanies that
plus dividends per share paid over takdes ac;pl.lun.:)o:gearlng use EPRA accounting.
. and our distritutions
the LTIP performance period. 10 shareholders.
Total Shareholder Return [TSR) The TSR measure is designed  Half of the TSR measure will be measured 40%

The growth in value of 3 British Land
shareholding over the LTIP performance
penad, assuming dividends are
reinvested to purchase additional shares.

ta directiy correlate reward
with the return delivered
1o shareholders.

relative to the periormance of the FTSE
100 and the cther half will be measured
retative to & market capitalisation weighted
index of the FTSE 350 property companies
that use EPRA accounting.

Performance against the LTIP measures will be assessad over a period of three years. If performance against a measure is equal
to the index, 20% of the proportion attached to that measure wilt vest and it performance is below index the praportion altached
to that measure will lapse, 100% of the preportion of each element of award attached te each measure wiil vest if British Land's
performance is at a straich level. Those stretch levels are TPR 1.00% per annum, TAR 2.00% per annum, TSR [Real Estate) 3.00%
per annum and TSR (FTSE 100 5.00% per annum. There will be straight-line vesting between index and stretch performance for
each measure. Following a change in the EPRA definition of NAV, TAR is now being measured using EPRA Net Tangible Asset

Value per share

The Commities retains the discretion to override the formutaic eutcomes of incentive schemes The purpose of this discretion
is to ensure that the incentive scheme outcomes are consistent with overall Company performance and the experience of

our stakeholders.

Non-Executive Directors’ fees

Fees paid to the Chairman and Non-Execulive Directors are positioned around mid-market with the aim of attracting individuals
with the appropriate degree of expertise and experience. The fee structure set cut below is unchanged from those applied in 2020.

Charman’s annyal fee £373.000
Nan-Executive Darecln:'.;_a—nnuat fee E64,000
Senior Independent Director’'s annual fee £10,000
Audit ar Remuneration Cemmittee Chair's annual fee £20,000
Audit or Remureration Committee member’s annual fee L8000
CSR Committee Chair's annual fee £14.000
Nominatiogn or C5R Cammittee member's annuat fee £5.000
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OIRECTORS' REMUNERATION REPORT continued

How we applied our Remuneration Policy
during the year ended 31 March 2021

The following pages sel out how we implemented the Directors’ Remuneration Policy during the year ended 31 March 2021 and
the remuneration received by each of the Directors.
Single total figure of remuneration (audited)

The following tables detail all elements of remuneration receivable by British Land's Executive Directors in respect of the year
ended 31 March 2021 and show comparative figures for the year ended 31 March 2020,

Otheritems in Pension of
Tanable the nature ot pension Annual Long term Fined Variable
Salary benalits sefpunergtian il ® ves* i ives! Tolal remunerMion  Femuneratien
2021 won piral o 2021 0 20 Eordl 021
Exscuiwe Directors [00D £00D Loon £0DD £000 £000 £000 [400] EGOQ
Chris Grigg? 597 15 b 164 924 0 1,309 785 524
Simon Carter ® 557 20 10 8y 473 ] 1.149 §76 473

. BEsUmaied vutcomes 2021 Arnual Incentive autcomes are subject ta tha publicatipn of final MSCIresults.
Forecast oulcomes, 2021 Long Term Intentive nutcomes are subject lo canfirmation of hnal vesting levels m June 2021,
Chris Griga’s remunecaton is w respect af the periad feam t April 2020 ta his departure fram the Hoard on 3 Decerber 2020. Details of any paymenls atier he
slepped down as a Director are set out on page 137

. Simon Carter's salary refiecis the perind fram 1 April 2020 to 17 November 2020 as CFO for which he was paid a pro-rated salary based on 3 full year equvaleni
of £500,800 and the period fram 18 Movember 2020 to 31 March 202} as CEQ for which he was pawd a pro-rated salary based on a full year eguivalent o £750,000.
Additicnally. as previously disclosed, the full Eoard wared an amount equal to 20% of (heir respecive lees and salaries for the four months from Aprd to July 2020
I response (o the Covid-19 pandemic.

[P

e~

2020 2020 2020 1920 2020 2020° 2020 20 2020

£090 €008 £000 £000 £000 £00D €600 £000 £000

Chris Grigg 874 20 15 262 362 0 1,534 1172 362
Simen Carter 500 20 13 75 211 1 819 508 21

i. Confirmed outcornes. Actual Annual Incentive and Long Term incentive outcames are conlirmed afler pubtication of the Annual Report each year Forecast
estimated ligures were published in the 2020 Report: the acival outcomes are reflected in the table abave Annual Incentive paymenls far Ehris Grigg and
Sirnen Carler represent 41.4% and 42.2% of therr respactive salaries as conf rmed on page 123

Notes to the single total figure of remuneration table {audited]

Fixed pay

Taxahble benefits: Taxable benefits include car allowance for Chris Grigg £12,600 and Siman Carter £16,700 and private

medical insurance.

Other jtems in the pature of remuneration: Includes Life assurance, permanent haalth insurance, annual medical check-ups,
professional subscriptians, the value of shares awarded under the all-empicyee Share Incentive Plan and any notional gain on
exercise far Sharesave options that matured during the year, if ary.

Pensions: Chris Grigg did not pacticipate in any British Land pension plan Instead he received cash allowances, in Lisu of pension
ata rate of 25% of salary al the tme of his departure. As stated in the 2019 Report it was agreed with Chnis that in order to align
his pension wilh ihat of the wider workfarce, his annual pension allowance wauld reduce by 5% per annum. Simon Carter is a
member of the Defined Contribubion Scheme and utilises his Anpual Pension Allowance; the remaining amount of his pension i1s
paid te hum in cash, for hirm ta make his own arrangements for retirement Simon Carter 5 also a deferred member of the British
Land Defined Benefit Pension Scheme m respect of his ernployment with Brilish Land earlier in his career. The table below
details the detined benetit pensions accrued at 31 March 2021,

Oefined benelit
pension accrued at Narmal
31 March 2021 retirement
Exacutive Durecior £00D age
Simon Carter 3¢ &0

There are no additional benefits that will becarne receivable by a Jirector in the event that a Oirector retires early.
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Annual Incentives FY21 {audited)

The level of Annual Incentive award is determined by the Committee tased on British Land's performance and Executive
Directors’ performance against quantitative and strategic targets during the year. For the year ended 31 March 2021 the
Commitiee’s assessment and outcomes against these criteria {before exercising any discretion] are set out below Quantitative
measures are a direct assessment af the Company’s financial performance and in the very long term business we operatg are a
reflection of rnany of the decisions taken in priar years. The delivery of sirategic objectives positions the future performance of the
business so payouts under this part of the Annual Incentive Plan will not necessarily correlate with payouts under the quantitative
measures in any year. The (evel of bonus calculated by zpplying the crileria below generated an cutcome of ¢ 94% of salary for the
two Executive Directors againsi a maximum opportunity of 150%.

Executives volunteered to scale back their bonus pay outs in order 1o glign the outcome with the experiences of the wider
Company, our custormers and other stakeholders. The Remuneration Committee censidered that management’'s approach had
been thoughtful and apprapriately met the need to reward performance during the year against the backdrop of Covid-19 and its
impact on the Company’s financial results, The Committee therelore agreed that banus payouts for the year ending 3) March
2021 be scaled back to B0% of salary. Chris Grigg's bonus amount was pro-rated taking into account his departure date of

31 Decernber 2020.

Performance

in line with
mimmumn Perlormance
expeclations, in line with Final Final
0% Payout Perfarmance maximum suicama  oulcome
eucept TPR ol in ling with srpactations 1% at % of
The Quantitative measure Weighting 17% Payoull expecialions. 1100% Payoutl max} salaryl Performance range
Net Asset Value changes 20%
Gbps +125bps 17% payaut far matching
Total Praperty Return N ., the MSCI Benchmark
vs MSC! Benchmark 20% @ -310bes 0.00%  0.80% icing 1o 100% payout for
oulperforming by 125bps
Annual Profitability 0%
£102.0m £98.5m £95.0m 0% payout for meeting a
MNon-leasing related costs 15% . 15.00% 22.50% threshold level rising (9
E?1m 100% payoul
£194m £196m £204m 0% payout for meeting 3
Underiying Profit! 15% . 7.5% 11.25% threshold level rising to
£19%m 100% payoul
Balance Sheet Resilience 20%
Refinancing 26 months 36 months 0% payoul for meeting 2
Assessed by comparing . . ., threshold level rising to 100%
forecast nel debt to the 0% “. 10% 15.00% payout for at least matching 2
finance we have in place mh siretch level
Hased on available 10% . 7£% 11.10% f N g o o
Tacitities and cash 1370 payout for at least maiching a
~7en sirelch level
Sub-tatal 0% 39.9% 59.85%

1. Prolitouteame of E20 1 moderated by minus £2m to €199m te account for a duplicalion with the cosf target.

Note- The above chart is a forecast of the 2021 TPR cuicwmes which will depend on performance against MSCI figures that will only becorme available after the
publication aof this Report and as such, represent an esuimate of the [inal hqures,
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DIRECTORS® REMUNERATION REPORT continued

Chris Grigg
Surategic Final cuicome  Final outcome
obiective Medsure Weighting Perlarmince achieved % pimax)  §% of salary}
Right Refing and focus Adapted sirategy 1o reflect the 1.7%%
Places strateqy including acceleration of trends in Retail and
response to pandemic Offices caysed by pandemic which
was prioritised by the Board
Complete phased Completed phased reapening of 3.75%
reppening plan 7 5% British Land workplaces and kept
inctuding British all essential and nen-essential
Land workplaces retail open subject to lockdawn
rules and Governmemt guidance
Kept emplayees safe and provided
strong oversight for the wellbeing
during the pandemic.
Custorner Engage with Supported customers in reopening 3 75%
Orientelivnn  cusluriecs Ly siles in-tine wills Governtnen|
identify their priorities, guidelines. Provided support 1a
provide supporl and customers unable to aperaie via
strengthen 7.5% rent cancessions. Developed
relatignships customer comrnynication plans.
Publbic engagement Actve engagement with 1.875%
an Cowid-19 support Gavernment on rent moratorium 22.00% 33.00%
recovery and business rates.
Capital Re-establish divigend Dividend resumed with policy 1o pay 1.875%
Efficiency aut 80% of EPS
Ophimise rent and 83% 1otal rent collecied for FY2). 2%
service charge 0Offices 99%. Retail 71%
collection
Deuver the capital plan 100 Liverpool Street achieved PC in 5%
11.25% September 2020. 1 Triten Square
due to PC 10 FY22. Commitied to
develop Norton Falgate and 1
Broadgate [following pre-tet agreed
with JLLI Completed drawdawn of
headlease at Canada Water and
commenced enabling works
for phase 1.
Expeart Reduce Gender BL Median Gender Pay Gap reduced
People Pay Gap 175% by 0.3% 1o 27 6% B Median 0.00%

Ethnicity Pay Gap reparted for the

first ima at 27.3%
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Simon Carter

Stralegic Final outcome  Final sutcame
ohjective Mejsure Weighting Perfarmance achieved 1% of maxl % of salaryl
Right Develop business 7.5% New stralegy in place. Pivoling to 6.00%
Places strategy [on CEO growih and value opportunities
appointment) across Campuses and Retail
& Fulfiiment. Good progress
agains! prioalies
Custemer  Public engagement 6.25% Active engagemeant wilh 1.875%
Orientation  on Covid-19 Government on rent merzalorium
and business rates reform including
specific proposat on equitable
sclution to withdraw moratorium
Impravements made Phase 2 of business systems 1.875%
10 husiness systems project successfully delivered
Capital Deliver against 12.5% | £1.2bn of sales, overall §.1% ahead 500%
Eilicency  capital plan of hook value, comprising £640m of
mature office assets and £540m of
retail assels
Deliver HUT HUT terms extended and effectively 2.00%
retinancing and committed o acquire remaining
Hames England Loan 22% interest Secured HUT 23.00% 14.50%
refinancing and £100m Homes
England Loan
Re-establish dividend Oividend resumed with policy to pay 1.875%
out 80% of EPS
Implement CSR Published pathway lo net zero. 2.50%
sirategy Launched Transition Fund and
progressed TCFD. Achieved
GRESE 5*. 100 Liverpool Street
achieved BREAM outstanding
rating and hirst net carbon neutral
development for Britésh Land.
Expert Reduce Gender 3.75% BL Median Gender Pay Gap reduced 0.00%
People Pay Gap by 0.3% to 27.6%. BL Meadian
Ethnicily Pay Gap reporled for the
first time ai 27.3%
Optimise resogurce to Vacant roles fitled by internal
mitigale new hires and candidates during initial response 1.875%

prioritise key areas

Lo pandemic

Final outcome  Final outcome

Total bunus caleutation % of max| 1% of salaryl
Chris Grigg 61.90% 92.85%
Simon Carter 62.90% 94.35%"
Scaled back

banus

1% of salary)?

Chris Grigg® 80.00%
Simon Carter 80.00%

1. This final sutcame includes an add:lional amaunt equal to 1% of epportunily i kne with the remaneration terms agreed under Chris Grigg's seltfement agreement

to align his boanus % 1o that of other Execuiive Directors

2. As described on page 111 the Commiltee scaled back the banus outcoma tor Executive Directors 1o 80% of salary.
3. Chris Grigg's Bonus paymen: will be pra-rated to 0% of salary to take into account hrs departure daie of 31 December 2020,

Cne third of the annual bonus [after tax has been paid] is used to purchase shares which are then held for three years by the

Executive Director.

20620 comparative: In June 2620, the Commitiee conlirmed that the underperformance of TPR compared to the IPD benchmark
was -410bps rather than the estimate of -460bps made for the purposes of the single total figure of remuneration table in the
2020 Annual Report. This did not alter the amount of bonus earned.
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DIRECTORS' REMUNERATION REPORT continued

Long term incentives (audited)

The information in the long term incentives colurnn in Ihe single total figure of remuneration table [see page 130} relates to
vesting of awards granted under the fallowing schemes, including. where applicable, dvidend aquivalent gaymenis on those
awards. The below note outlines lorecasts of the 2021 long term incentive outcomes. The actual outcames will only bacome
available after the publication of this Report

Long-Term Incentive Plan

The awards granted ta Executive Cirectors on 26 June 2018, and which will vest on 26 Jung 2021, were subject to three
performance conditions over the threg-year period to 31 March 2021, The first condition 160% of the awart) measured British
Land's Total Property Returns {TPR] relative to the Funds in the sector weighted MSCI Annual Universe (the Benchmark)
previously the IPD UK Annual Property Index; the secend (40% of the award] measured Total Accounting Return {TAR] relative
to a cormparator group of 8ritish Land and 15 other property companies; while the third {20% of the award] measured Total
Sharehalder Return {TSR), half of which was measured aganst the FYSE 100 and the other half measured agains! the
camparalor group of British Land andg 15 other praperty companies. '

The TPR giement is expected to lapse, based on British Land's adjusted TPR of -4 8% per annum when compared ta the
Benchmark of -2.5%. The TAR element is also expected to lapse based on British Land's TAR of -9.9% per annum compared to
0.3% per annum for the property company median. The actual vesting of the TPR and TAR elemenls ¢an only be calculated once
results have heen published by MSGI ang all the companies within the comparator group respectivety, The actual parcentage
vasling will be confirmed by the Committee in due course and details provided 1n the 2022 Remuneration Report. Korn Ferry
has confirmed that the TSR element of the award will lapse as British Land's TSR performance over the period was -17.06%
compared to a median of 8.08% and 5.11% for the FTSE 100 and Properly companies comparater groups respectively

Increase in value a5 a
result ol share price

Estimated value of Eslimaled dividend  movemen: between grant

Pertormance  Mumber ol performance award on vesiing equivaten! and inlarest and vesting

Executive Direttor shares of oplions shargs awarded €000 €000 €000
Chiris Grigg Shares 313.984 nit nit nil
Sirnen Carter Shares 177,733 nil nil nil

2020 comparative: As set aut in the 2020 Annual Report, the 2817 LTIP awards lapsed in full on 26 June 2020 as expecied.

Share scheme interests awarded during the year (audited)
Long-Term Incentive Plan
The total face value of each Executive Director’s LTIP award for the year ended 31 March 2020 was eguivalent to 225% of basic

salary at grant. The Remuneration Commitiee exercised discretion and reduced the LTIP grant size by 10% to reflect the share
price at the date of grant relative to the share price in recent years.

The share price used to determine the face vatue of performance shares, and thereby the number of performance shares
awarded, is the average aver the three dealing days immediately prior to the day of award. The share price for determining the
number of performance shares awarded was 412.4p. The performance conditions attached to these awards are set oulin the
Rermuneration Policy aoproved by shareholders in July 2019 and summarised on page 127.

Performance shares

Percertage vesiing on

Humter af End of achgvemant of minirtam
performance Face valye performance perfarmance threshold

Executive Dicectar Grani date shares granied £00¢ periad Vesting date
Chnis Grigg' 22/06/2020 476,807 1,966 31/03/23 22/06/23 20%
Simon Carter 22/06/2020 272812 1,125 31/03/23 22/06/23 20%

1 The treatment of Chris’ perlormance shares upon leaving shares is explained on page 137
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Directors' shareholdings and share interests (audited)
The tabie below shows the Direciors’ shareholdings, including shares held by connected persons, as at year end or, if earlier,

the dale of retirement from the Board.

Although there are no shareholding guidelines for Non-Executive Direclors, they are each encouraged to heid shares in British
Land. The Company facilitates this by offering Non-Executive Directors the ability to purchase shares gquarterly using their
post-tax fees During the year ended 31 March 2021, Witliam Jackson, Irvinder Goodhew and Tim Score have each received

shares in full or part satisfaction of their fees.

Outstanding scheme rterests as at 31 March 2027 Shéares hetd
Unvested share Unvasted share Total sharas

plan awards plan awards Vested but subject 1o Total of alt share

Isukject ko |not subject to unexercised outstanding plan awards and

pe-formance performance share plan share plan Asat ! Apnl  Asat 21 March shareholdings as

Qirector measures) measuresl awards awards 2020 021 at It March 2021

Simon Carter 583,928 6,603 Y 690,531 142,085 171,798 862,329

Tim Scare [Chair) 62,070 80,905 80,905

Lynn Gladden 18,33¢ 18,339 18,339

Irvinder Goodhew nil 2,593 2,593

Alastair Hughes 7371 7,37 7,371

Nichelas Macphearson 5.600 5,600 5,600

Preben Prebensen 20,000 20,000 20,000

Laura Wade-Gery 9,585 9.585 9.58%

Loraine Woodhouse nil 4,034 4,036
Former Directors who served during the year

Chnis Grigg' 543.025 1341 1,439146 1983512 1,459,709 1,081,407 3,064,919

Walliam Jackson 143,728 153,630 153,630

Rebecca Worthington' 3,000 3,000 3,000

1. Holding is as at the date oi departure of 31 December 2020 Dulstanding share scheme interests held by Chris Grigqg reflect the lapsed position as at

31 Decernber 2020.

In addition, on 7 April 2021, the following Nan-Executive Directars were atlotted shares at a price of $18.2 pence per share in full

or part satisfaction of their fees:

Non-Execytive Cireclor

Shares allalied

Tim Scaore

4,871

irvinder Goodhew

1,623

Acquisitions of ordinary shares after the year end

The Chief Executive has purchased or been granted the following fully paid ordinary British Land shares under the terms of the
partnershig, matching and dividend elements of the Share incentive Plan:

Date of purchase Partnership
Exzcutive Direclor or award Purchase price shares Malching shares  Dividend shares
Simon Carter 14/04/21 509.87p 30 80 -
14/05/21 517.35p 29 58 -

Other than as set out above, there have been no further changes since 31 March 2021.
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DIRECTORS’ REMUNERATION REPORTY continued

Shareholding guidelines

The shareholding guidelines (as a percentage of salaryl for Executive Directors are 200% for the Chief Financial Officer and 225%
for the Chief Executive. In addition, Executive Direciors are required ta retain shares equal ta the level of this guideline (or If they
have nat reached the guideline, the shares that count at that bme} for the two years following their departure. There is no set
timescale for Executive Direciors to reach the prescribed guidetine but they are expected to retain nel shares recewved on the
vesting of long term incentive awards until the target 1s achieved. Shares that count towards the holding guideline are unfettered
and banefic)ally owned by the Executive Directors and their connected persans, locked-in SIP shares and all vested awards coynt
towards the requiremant on a nat of tax basis. All other awards that are still the subject of a performance assessment and any
share oplions do net count.

The guideline shareheldings for the year ending 31 March 2021 are shown helow:

% of Salary Held

Guidelire as Holding couniing |Based on

perceniage ol Guideline 1pward guidslines a1 31 March 2021

Executive Qirecior hasic salary haolding 31 March 2021 Sharenolding)
Simor Carter! fincumbent CEQ) 225% 332.399 174,264 118%
Chnis Grigg? lfocmer CEOI 225% 409,707 1,082,748 595%

| Siman's holding 15 as at 11 March 2021 using the methodolagy described above. The holding quidelines are calculated using the 31 March 2021 VWAP ol 507.67p.
2. Chris’ holding is as at the dale of his departure, 31 December 2020, using Lhe melhodulogy described abave. The holding guidelines are calculated using the 31
Decemper 2020 VWAL of 47998

Unvested share awards {subject to performance)

Numbet Subject to End gf

eutstanding au perfarmance perfarmance
Exec¢utive Oirectar Date of grant 31 March 2021" measures period Vasting date
Chris Grigg? LTIP performance shares 26/04/18 263276 Yes 3103/ 26/046/21
LTIP perisrmance shares 23/07/1% 196,143 Yes 31/03/22 23/07/22
LTIP performance shares 23/06/20 83,604 Yes 31/03/23 23/04/23
Simon Carter LTIP performance shares 26/04/18 177.733 Yes ares/2 26/06/21
LTIP periormance shares 23/07/19 233.383 Yes 31/05/22 23/07/22
LTIP pertormance shares 23/06/20 272812 Yes 31/03/23 23/04/23

. The LTIP awards granted in June 2018 are also inctuded within the 2021 Long Term Incentives” calumn of the single 1013l Ligure o/ remuneration lable on page 130,
The degres to which gerformance measures have been or are expected to be achieved, and the resultant proportions af the awards expected to vest, are detatled
on page 134
The outstanding figures far Chis have been pro-rated for time served up to the date of his departure on 31 December 2020, Further details an the treatment of his
share schame inlerests upon leaving the Company can be found on the tollowing page

~
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Unvested option awards (not available to be exercised]

Number Subject 16 £rd al
Executive ouistanding at Opticr price performance gerformance Date becomes
Direcior Date of grant 31 March 2021 pence measures periad exercisable Esercisable untit
Chris Grigg' Sharesave oplions - - - - - - -
Simon Carter Shargsave options 18/06/1% 4,137 439.0 No 0 01/09/22 28/0%/23

1. Chns’ sharesave oplions lapsed on cessation of office on 31 December 2020.

Vested aption awards (availakle to be exercised)

Numbker

Execulive outslanding al QOption price

Direcior Date of grant 31 March 2024 pence Exercisable until

Chris Grigg LTiP options 28/06/11 495,652 575 J0/08/21}
LTIP pptions 1£/09/12 743,494 538 30/06/21}

1. Options are available to exercise until six months after lzaving date.

Payments to past Directors and for loss of office (audited]

Chris Grigg ceased o be a Director of the Company and Left the Company ¢n 31 December 2020. The treatment of his
remuneration arrangemants upen leaving the Company was in line with policy. Ouring the year ended 31 March 2021 British Land
has made the following payments in line with the treatment disclosed.

A payment in lieu of notice for the period from when he left the Company to the end of his notice period, being 9 September 2021,
will be paid in monihly payments. This comprises base salary and car allowance of £615,787, pension coniribuiions/allawance of
£131,759 and the value of other benefits of £6,066. These payments may be reduced by the value of any alternative paid
employment secured during the period until ¢ Septermber 2021.

LTiF awards will continue to vest as Chris is considered a goed leaver and therefore performance shares have been pro-rated in
line with the good leaver policy. This comprises 243,276 Performance Shares under the 2018 LTIP award, 196,145 Performance
Shares under the 2019 LTIP award and 83,604 Performance Shares under the 2020 LTIP award. As detailed on page 134 the 2018
LTIP award is expected to tapse in full.

Chris Grigg holds vested but unexercised LTiP options which were granted in 20%1 and 2012 which he has until 30 June 2021 to
exercise. Awards under the SAYE and SIP all employee plans also lapsed an cessation,

A contribution towards his tegal fees of £4,250 plus VAT was provided.
Other disclosures

Service contracts
All Executive Directors have rolling service tontracts with the Company which have notice periods of 12 months on either side.

Normal

natice penod

Date af service Lo be given by

Qiraclor contract Cornpany
Strnon Carter 18/11/20 12 manths

In accordance with the Code, all continuing Executive and Non-Executive Directors stand for election or re-election by the
Company's shareholders on an annual basis, The Directors’ service contracts are available for inspection during nermal business
hours at the Company's registered office and at the Annual General Meeting. The Company may lerminate 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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DIRECTORS’ REMUNERATION REPORT continued

Executive Directors’ external appointments
Executive Directors may take up one non-exacutive directarship at anather FTSE company. subject to Bribish Land Board approval.

Chris Grigg was appointed a non-executive director of BAE Systems plc on 1 July 2013 Chris received a fee of £82,500
[no overseas travel allowances and benefits deemed to be taxablel from BAE Systems plc in respect of the nine months ending
31 Oecember 2020, which he retained in full (2020 full year: €87.252].

Relative impartance of spend on pay

The graph below shows the amount spent an the remuneration tor all employees bincluding Executive Directors! relative ta the
amount spent an distributions to sharehelders for the years to 31 March 2021 and 31 March 2020. The remuneration of employees
decreased by 1 5% relative ta the prior year Distributions to shareholders inciude erdinary and, where offered, scrip dividends.
No serip alternative was offered during the year ended 31 March 2021. The material decrease of 81% 10 the amount spent on
distributions to shareholders reflects the conclusion of the share buyback programme the previous year, as weli as the

Board's decision 1o lemporarily suspend the dividend during the outbreak of the Covid-1% pandemic in 2020.

Total shareholder return and Chief Executive’'s remuneration

The graph below shows British Land's tetal shareholder return for the 10 years from 1 April 2011 to 31 March 2021 against that of
the FTSE Atl-Share Real Estate Investment Trusts [REIT] Total Return index for the same period. The graph shows how the tatal
return on a E100 investment in the Company made on 1 April 2011 would have changed over the 10-year peniod, compared with
the total return on a £100 investment in the FTSE All-Share REIT Total Return Index. This index has been selected as a suitable
comparator because 1t 1g the index in which British Land's shares are classified.

The table below sets out the total remuneration of the Chief Exacutive over the same pericd as the Tetal Sharehclder Return graph.

The singl2 talal figure of remuneration represents the sum of the amounts paid to Chris Grigg and Simon Carter for the
respective pariods that they served as Chief Executive during the year, being £1.093m and £0.551m respectively. The Annual
Incentive awards against maximum opportunity and LTIP vesting percentages represent the year end awards and forecast vesting
outcome respectively and are the same for both Chnis and Simon. The quantum of Anaual incentive awards granted each year and
long term incentive vesting rales are given as a percentage of the maximum opportunity avalable

Chie! Execuiive 20012 201233 201308 200415 2015018 2016117 201703 201819 2019/20°  2020/20
Chief Executive’s single total figure of remuneration 1£000) 5353 4810 5398 4551 3623 1938 2279 1653 1534 1,644
Annual Incentive awards against maximurm opportunily [%] 75 75 30 26 87 33 63 k[ 28 53
Lang term incentive awards vesling rale against maximurm

opportunity (%] 99 63 o8 3 54 15 14 0 Q o

1 Conhrmed culcome.
2. Forecast auitcme
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Total shareholder return

The graph below shows Brilish Land's total shareholder return for the 10 years to 31 March 2021, which assumes that E700 was
invested on 1 April 2011, The Company chose the FTSE All-Share REIT's sector as an appropriate comparater for this graph
because British Land has been a constituent of that index throughout the period.

CEQ pay ratie

The CEO pay rabies are set out below in ling witn the new regutations. in calculating this information tast year we used the gender
pay gap dala calculated for each employee; to provide a more accurale calculation we moved to using employees as at 31 March
2020, This analysis is very similar to gender pay analysis except thal it excludes certain one off amounts that might have distorted
the full year figure. Pay data has been analysed on a full-time equivalent basis with pay for individuals working part-tire
increased pro-rata to the hours worked It also includes employees on maternily who would be excluded under the gender pay
methodology. The table below shows that the movement in the median ratic is broadly flat since 2018/19. This is due to similar
reductions in the CED single figure and the total pay for the median employee. The median ratio is considered to be consistent
with the pay and progression policies within British Land as the remuneration policy for the CEQ is set based on the same
principles as ihe policy for the wider employee population. As such salaries for all employees are set to reflect the scoge and
responsigilities of their role and take into account pay levels in the external market. The majority of staif are also eligivle to
receive a bonus, and whilst variable pay represents a larger proportion of the CEQ's package, in all cases, there is a strong link
between payouts and the performance of both the Cornpany and the individual. The Committee Chair has provided an explanation
of the relationship between reward and performance on page 126.

The single tolal figure of remuneration represents a blended amount calculated by reference to the amounts paid ta Chris Grigg
and Simon Carter for the respective periods that they served as Chief Executive during the year.

CEO pay ratio 2018 2019720 2020/21
Method B8 C A
CEO single ligure [£0C0! 1,653 1,534 1,644
Upper quartile 13:1 14:1 16:1
Median 221 22:1 23:1
Lower quartile 33:1 331 35:1

The salary and total pay for the individuals identified at the Lower quartile, Median and Upper guartile pesitions in 2020/21 are set
out below. Having reviewed the pay levels of these individuals it is felt that these are representative of the structure and guantum
of pay at these points in the distribution of employees’ pay
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DIRECTORS' REMUNERATION REPORT continuved

202C/21 Employee pay Salary Tetal pay
Upper quartile 82 101
Median 56 70
Lower gquartile 41 47

Directors’ ramuneration compared to remuneration of British Land employees

The table below shows the percentage changes in different etements of the Oirectors’ remuneration relative to the previous
financial year and the average percentage changes in those elements of remuneration for employees of the listed parent company
British Land. Positive changes in the fees paid to Non-Executive Directors are attributable to additional fees paid in respect of
additional Committee ar Board responsibilities during the course of the year, rather than an increase in the tevel ol fees paid.
Reductions are as a result of the whole Board waiving 20% of their respective salaries or fees for the four month period between
Apriland July 2020 in response to the Covid-19 pandemic Chris Grigg, Irvinder Goodhew, Wiltiam Jackson and Laraine Wooghouse
are not included in the table below as they were appainied or departed during the year. The 2% increase m ermnployee salaries was
due to promotionatl increases during the year rather than a group-wide increase. Similarly, the increase in annual incentive of
84% rellecis a higher company multiplier in 2021 compared to 2020 which was scaled back due to the impact of Covid-19.

2020 s 7021

Base salaryfeas Benelits Annual bonus

Ramuneraiion elemnent % change: % change % change
Simeon Carter! nfa nfa nfa
Tim Score? 20% 0% nfa
Lynn Bladden -6% 0% nla
Alastair Hughes -3% 0% nfa
Nicholas Macpherson -T% 0% n/a
Preben Prebensen 12% 0% n/a
Laura Wade-Gery 0% 0% n/a
Average employees % 1% 84%

. Simon Carter was appointed as CEO during the year which led 1o an increase in his basic salary as detailed on page 123.

2 Tim Score’s 3020 fee was saller due to becorming Chairman pari way through the year ending 31 March 2020 which accounts for the percentage increase in fees

received for the year ended 31 March 2021.

The Commitiee reviews, takes advice and seeks irformation frem both its independent adviser and the Human Resources
departmenl on pay rzlatively within the wider market and the Company throughout the year. The CEQ pay ratio, ethnicity and
gender gay ratio help to mnform the Committee in its assessment of whether the levet and structure of pay within the Company
is appropriate, The Committee is satisfied with the current Policy and feels the opportunity and alignment are appropriate at

the current time.
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Nan-Executive Directors’ remuneration laudited| .
The table below shows the fees paid to our Non-Executve Directors for the years ended 31 March 2021 and 31 March 2020:

Fees Taxable benefits' Total

2021 2020 2021 2020 02 2020
Chairman and Non-Exaculive Directors EQao £000 £000 £00G £000 £000
Tim Score {Chair) 350 292 0 - 350 292
Lynn Gladden 72 7 0 1 72 78
{rvinder Goodhew? 34 - ] - k{] -
Alastair Hughes 88 21 0 - a8 g1
Nicholas Macpherson &7 72 0 - 47 72
Preben Prebensen ’ 85 74 g - 85 74
Laura Wade-Gery 86 84 0 - Bé 86
Loraine Woodhouse? [ - 0 - [ -
Former Directors who served during the year
William Jackson 113 87 0 - bl 87
Rebecca Worthington 43 84 0 - 63 86

1. Taxable beneiits include the expenses incurred by Non-Executive Oirectars The Company provides the tax gross up on these benefits and the figures shown abave
are lhe grossed up values. There is no variable elemeni to Ihe Nan-Executive Directors’ lges.

2. These Non-Executive Directors were not members of the Board fram April ta July 2020 and therefore did not have the oppartunity ta waive an amount egual to 20%
of the tees paid in respunse to the Covid-19 pandemic.

Letters of appointment
All Non-Executve Directors have a letier of appointment with the Company. The effective dates of appointment are shown below:

Etfective dale ol appainiment

Director Briginal dala el appoinimant in masi recent levter of appoiniment Unexgired term [monihs)
Tim Score [Chair] 20 March 2014 19 July 2019 13
iLynn Gladden 20 March 2015 24 May 2021 37
Irvinder Goadhew 1 October 2020 1 October 2020 37
Alastair Hughes 1 January 2018 1 January 2021 37
Nicholas Macpherson 19 December 2018 19 December 2019 25
Freben Prebensen 1 September 2017 1 September 2020 37
Laura Wade-Gery 13 May 2015 24 May 2021 37
Loraine Woodhouse 1 March 2021 1 March 2021 37

The appointment of the Chairman or any Non-Executive Directors may be terminated immediately without natice if they are not
reappointed by shareholders or if they are removed from the Board under the Company’s Articles of Association or if they resign
and do not otfer themselves for re-election. In addition, appointments may be terminated by either the individual or the Company
giving three months’ written notice of termination or, for the current Chairman, six months” written notice of termination.

Remuneration Committee membership
As at 31 March 2021, and throughout the year under review, the Committee was camprised wholly of independent Non-Executive
Directors. The members af the Commitiee, together with attendance at Committee meetings, are set out in the table below:

Date ol 2ppoiniment

Director Positon [0 tha Cammitieel Attendance
l.aura Wade-Gery Chair 13 May 2015 8/8
Lynn Gladden Member 20 March 2015 8/8
Preben Prebensen Member i September 2017 8/8

During the year ended 31 March 2021, Committee meelings were ais0 part attended by Tim Scare |[Chairman], Chris Grigg
fformer Chief Executive], Simon Carter [former Chief Financial Officer and incumbent Chief Executrve), David Walker [Interim Chief
Financial Officer). .Bruce James [Head of Sacretariatl, Brona McKeown [Genera!l Counsel and Company Secretaryl, Ann Henshaw
{HR Director) and Kelly Barry (Head of Reward| other than for any item relating to their own remuneration. A representative from
Korn Ferry also routinely attends Commitlee meeltings.
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DIRECTORS REMUNERATION REPORT continued

The Committee Chair holds regular meetings with the Chairman, Chief Executive and HR Director te discuss all aspects of
remuneration within British Land. She alse meets the Caommitlee’s independent rermnuneration advisers, Korn Ferry, prior
to each substantive meeting to discuss matters of gevernance, Remuneration Policy and any concerns they may have.

How the Committee discharged its responsibilities during the year
The Comrnittee’s rote and responsibilities have remained unchanged during the year (having been amended in March 2019 to
incorporate changes to the Code) and are set out in full in its terms of reference which can be found on the Company's website

bri

tishland com/committees. The Committee’s key areas of responsibility are:

setting the Remuneration Policy for Executve Directors and the Chairman:

reviewing the Remuneration Policy and strategy for members of the Executive Committee and other members of executive
management, whilst having regacd to pay and employment canditions acrass the Group;

determining the total individuat remuneration package of each Executive Director, Executive Committee member and other
members of management;

manitoring performance against cenditions attached to alt annual and long term incentive awards to Executive Directars,
Execulive Committes and other members of management and approving the vesting and payment outcomes of these
arrangements; and

selecting, appoinling and setting the terms of reference of any independent remuneration consultants.

Inagdition to the Cornmitlea’s key areas of respansibility, during the year ended 31 March 2021, the Committee alsa considered
the follawing matters:

reviewing and recommending to the Board the Remuneration Report to be presented for shareholder approval;
remunearation of the Executive Oirectors and members of the Executive Committee including achievement of corporate and
indwidual performance: and pay and Annual Incentive awards below Board-level;

the extent to which performance measures have been met and, where appropriate, approving the vesting of Annual Incentive
and long term incentive awards;

granting discretionary share awards: reviewing and setting performance measures for Annual Incentive awards and Long
Term incentives,

reviewing the Cammittee’s terms of reference;

the need for engagement with shareholders and their representative bodies on remuneration matiers. This took place at the
start of the year in relation ta the 2020 AGM, but has not been felt to be necessary since then;

feedback from the HR DOirector and Remuneration Cansultants following consultaton with a workforce panel set up to discuss
Executive remuneration;

the Committee was made aware of the results of engagement surveys and any general themes that are impacting employees
All-employee communications were sent from Executive Committee members, including the CED, relating to wider
Company remuneration;

cansidering gender and ethnicity pay gap reporting requirements; and

receiving updates and training on corporate governance and remuneration matters from the independant

remuneration consultant.

The Cammittee’s terms of reference have been reviewed by ine Comrmttee during the year, and minor changes in line with best
practice were made.

142

British Land Annual Report and Accounts 2021



Remuneration consultants

Korn Ferry was appointed as independent ramuneration adviser by the Committee on 21 March 2017 following a competitive
tender process Korn Ferry is a member of the Remuneration Consultants Group and adheres to that group’s Code of Conduct.
| he Committee assesses the advice given by its advisers to satisfy itself that it is objective and incependent. The advisers have
privale discussions with the Committee Chair ai least once a year in accerdance with the Code of Conduct. Fees, which are
charged on 3 time and materials basis, were £158,620 (exctuding VAT, Korn Ferry alse provided general remuneration advice
to the Company during the year.

Yoting at the Annuat General Meeting
The table below shows the voling ouicomes of the reselulions put to shareholders regarding the Direclors’ Remuneration Report
and Remuneration Policy lat the AGM in July 2019].

Resolution Voies lor % for Votes against % agatnst  Totak woies cast Voles withheld
Directors’ Remuneralion Report [2020) 587,990,839 97.92 12,489,619 2.08 400,440 458 8,788,240
Directors’ Remuneration Policy [2019) 699,935,009 98.30 12,073,235 1.70 712,008,245 8L0.435

This Remuneration Report was approved by the Board on 25 May 2021.

it

Laura Wade-Gery
Chair of the Rermuneration Committee
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DIRECTORS REPORT AND ADDITIONAL DISCLOSURES

Directors’ Report and
additional disclosures

The Directars present their Report on the affairs of the Group,
together with the audited financial staternents and the regort
of the auditor for the year ended 31 March 2021, The Directors’
Report also encompasses the entirety of our Corporate
Governance Report from pages 20-147 and Other Information
section from pages 229 to 240 for the purpose of the Act
secticn 463 The Directors’ Report and Strategic Report
together conslitute the Management Report for the year ended
31 March 2021 for the purpose of Disciosure and Transparency
Rule 4.1.8R. Infarmation thal is relevani to this Report, and
which 1s mcorpo-ated by reference and including information
reguired in accordance with the UK Companies Act 2006 and
or Listing Rule 9.8.4R, can be located in the following sections:

Sect onin
information Anryal Repart Page

Fuiure developments af
1he business of the Company

Risk factors and pringipal risks
Financialinstruments - risk
managemenl cbjeclives and policies  Sirategic Report  75t0 77

Strategic Reporl  15ta 27
Strategic Report 7810 87

Dividends Stiralegic Report 73
Sustainability governance Strategic Report 49
Greenhpuse gas emissions,

energy consumption and efficiency Strategic Report 52
Viabilty and going

concern stalements Strategic Report 88

Governance arrangemenis Governance %4 ta 100

Employment policies

and employee involvement Strategic Report 34 t0 39

Financial
Capitalised intarest Statements 172 to 183
Directars’ waivers of emoluments Governance 123

Other Information
ungudited 229 to 234

Annual General Meeting (AGM)

The 2021 AGM will be held at 9.30am on 13 July 2021 at Storey
Club, 100 Liverpool Street.

Additional unaudited
financial informalion

A separale arcular, comprising a letter fram the Chairman

of the Board, Notice of Meeting and explanalory notes on the
resolutions being proposed, has been circulated to shareholders
and is availanle an our website britishland.com/agm.

Articles of Association

The Company’s Arlicles of Association [Articles) may only

be amended by special resolution at a general meeting of
shareholders. Subject to applicable law and the Company’s
Articles, the Directors may exercise all powers of the Company

The Articles are availabte on the Company’s website
britishland.com/governance
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Board of Directors

The names and biographical details of the Directars and
details of the Board Cornmittees of which they are members
are set oul on pages 90-92 and incorporated inte this Report by
reference. Changes lo the Directors during the year and up to
the date of this Report are set gut on page 113. The Company's
current Articles reguire any new Director to stand for election
at the next AGM folowing their appontiment. However, in
accordance with the Code and the Company’s current practice,
all eontinuing Directors offer themselves for election or
re-election, as required, at the AGM,

Details of the Directers’ interesis in the shares of the Company I
and any awards granted to the Executive Directors under any of

the Company’s all-employee or executive share schemes are

given in the Directars’ Remuneration Report an pages 122-143.

The serwice agreements of the Executive Directors and the

letters of appointment of the Non-Executive Oirectors are also

summarised in tha Directors’ Remuneration Report and are

zvailable for inspection at the Company's registered office.

The appointment and replacement of Directors 1s governed by
the Company’s Articles, the Code, the Companies Act 2006 and
any related legislation The Board may appoint any person to
be a Directer so leng as the total number of Directors does not
exceed the limit prescribed in the Articles, The Articles provide
that the Campany may by ordinary resclution at a general
meeling appoint any person o act as a Director, provided that
notice is given of the resolution identifying the propased person
by name and that the Campany receives written confirmation of
that person’s willingness to act as Director if he or she has nat
been recommendec by the Board. The Articles also empawer
the Board to appoint as a Director any person who is willing to
act as such. The maximum possible number of Directors under
the Articles is 20 'n addition o any power of removat ¢onterred
by the Companies Act 2004, the Articles provide that the
Company may by ordinary resolution [and without the need for
any special noticel remove any Directer from office. The Articles
alsao set out the circumstances in which a person shall cease ta
be a Director.

The Articles regquire that at each annual general meeting

each person who s a Director on a specific date selected by
the Board shall reure from office. The date selected shall be
not more than 14 days before, and no later than, the date of the
notice of annuat general meeting. A Director who retires at an
annuat general meeting shall be eligible for reappointment by
the sharehatders.

Directors’ interests in contracts and

conflicts of interest

MNo cantract existed during the year in relatian to the Company's
business in which any Director was materiaily interested.

The Company's procedures fer managing conflcts of interest
by the Oirectors are set out on page 97. Provisions are alsa
containes in the Compary's Articles which allow the Directors
1o authorise potential conflicts of interest.



Directors’ liability insurance

and indemnity

The Company maintains appropriate Directors’ and Gfticers’
liability insurance cover in respect of any potential legal 2ction
brought against its Direciors.

The Company has also indemnified each Director to the

extent permitted Ly law against any Lability incurred in retation
0 acts or omisstens arising in the ordinary course of their
duties. The indemnity arrangements are qualifying indemnity
arovisions under the Companies Act 2006 and were in force
throughout the year and are in force at the date of the Report.

Share capital

The Caompany has one class of shares, being ordinary shares of
25p each, all of which are fully paid The rights and obligations
attached to the Company’s shares are set out in the Articles.
There are no restrictions on the transfer of shares exceptin
relation to Real Estate Investment Trust restrictions,

The Directars were granted autharity at the 2020 AGM to atlot
relevant securities up to a nominal amgunt of £77.223 589 as
well as an additional auihority to aliot shares to the same value
on arights issue. This authority will apply until the canciusion
of the 2021 AGM or the close of business on 30 September
2021, whichever is the sooner. At this year's AGM, sharehaolders
will be asked {o renew the autherity to allet relevant securities.

The Directars were granted authority at the 2020 AGM to aliot
shares in the Company and to grant rights to subscribe for,

or convert any security intg, shares in the Company up toa
maximurm aggregate nominal amount of €77,223.589. as

well as an additional authority to allot shares up to the same
amount on a rights issuve only. Thrs authority will appiy until the
conclusion of the 2021 AGM, At the 2021 AGM, shareholders will
be asked to renew the allotment autherity.

At the 2020 AGM 3 special resolution was also passed to permit
the Oirectors to allot shares far cash on @ non-pre-emptive
basis both in connection with a rights 1ssue or similar pre-
emptive issue and, otherwise than in connaction with any

such issue, up to a maximum nominal amount of £11,983,538.
A further special resolution was passed to permit the Directors
to allot shares for cash an a non-pre-emptive basis up to the
same amount far use only in connection with an acquisition or
a specified capital invesiment. At this year's AGM, sharehoiders
will be asked ta renew such powers.

The Company continued to hold 11,266,245 ordinary shares in
treasury during the whole of the year ended 31 March 2021 and
te the date of this Report.

Further details relating to share capital, including movements
during the year, are set out in Note 20 to the financial
statements on page 205.

Rights under an employee share scheme

Employee Benefit Trusts [EBTs] operate in connection with
some of the Company’s employee share plans. The trustees

of the EBTs may exercise all rights atiached o the Company's
ordinary shares in accerdance w th their fiduciary duties other
than as specifically restricted in the documents which govern

the relevant employee share plan.

Waiver of dividends

Blest Limited acts as trustee [Trustee] of the Company’s
discretionary Employee Share Trust [EST). The EST holds and,
from time to time, purchases British Land ordinary shares in
the market, for the benefit of empleyees, including to satisfy
outstanding awards under the Company’s varous executive
employee share plans. A dividend waiver is in place from the
Trustee in respect of all dividends payable by the Company

on shares which it holds in trust.

Substantial interests

All notifications made to British Land under the Disclosure

and Transparency Rules [OTR 5] are putlished on a Regulatory
Information Service and made avaitable on the Investors section
of our website.

As at 31 March 2021, the Company had been notified of the
following interests in its ordinary shares in accordance
with BTR 5. The information provided is correct at the
date of notification:

Interesis n Parcenlage

ordinary haiding

shares disclosed %

BlackRock, Inc. 79,484,562 10.00
Brookfield Asse: Management Inc. 85,546,962 9.23
Norges Bank 74,998,394 8.09
APG Assel Management N.V. 48,072,042 519
Invesco Lid. 45871,686 4.95

Since the year end. and up to 24 May 2021, the Company had
not recetved any notifications of interest in its ordinary shares
in accardance with DTR 5.

Change of control

The Group's unsecured borrowing arrangements include
provisians that may enable each of the lenders or bondholders
to request repayment or have a put at par within 3 certain
period fotlowing a change of cantrol of the Company In the
case of the Sterling bond this arises if the change of control
also results in 2 rating downgrade to below investment grade.

There are no agreements between the Company and its
Executive Directors or employees providing for compensation
for loss of office or employment that occurs specifically
because of a takeover, merger ar amalgamation with the
exception of provisions in the Company’s share plans which
could result in options and awards vesting or becoming
exercisable on a change of control. All appointment lelters for
Non-Executive Directors will, as they are renewed, contain a
orovision that allows payment of their nolice period in certain
lirmted circumstances, such as corporate iransactions,
where the Company has termunated their appcintment

with immediate effact.
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DIRECTORS' REPORT AND ADDITIONAL DISCLOSURES continued

Payments policy

We recognise the importance of geod suppliar relationships to
the pversll success of our business. We manage dealings with
suppliers in a fair, consistent and transparent manner. For
mare information please visit the Supptiers sectian of our
website at britishland.com/about-us/suppliers.

Events after the balance sheet date

Details of subsequent events, if any, can be found in Note 24
on page 208

Political donations and expenditure

The Company made no political donations or expenditure
during the year [2020: nill.

Inclusive culture

British Land emplaoyees are committad to promaling an
inclusive, positive and coflaborative cullure. We treal

evaryone equally irrespective of age, sex, sexual orientation,
race, colour, nationality, ethnic origin, religion, religious or
other philasophical beliel, disabilily, gender identity, gender
reassignment, marital or civil partner status, or pregnancy or
materrity. As staled in our Equal Cpportunities Policy, British
Land treats “all co{leagues and job applicants with equality. We
do not discriminate against job applicants, employees, werkers
or contraclors because of any protected characteristic. This
applies to all opportunities provided by the Company intluding,
but not limited to, job applications, recruitment and interviews,
training and development, role enrichment, conditions of work,
salary and perfarmance review’. The Company ensures that our
policies are accessible to all employees, making reasonable
adjustrment when required.

Through its policies and mare specilically the Equal
Opportunities, Disabled Workers and Recruitment policies,
the Company ensures that entry inta, and progression
within, the Company is based solely on personat ability and
competence lo meel set job ¢criteria. Should an employee.
worker or contractor become disabled in the course of their
employment/engagement, the Campany aims to ensura that
reasonable steps are taken to accommadate their disability
by making reasonable adjustments ta their existing
employment/engagement.

Community investment

Our financial contributions ta goad causes during the year
totalled £1,675,171 (2020: £1,620.000}. Our Communty
Investment Committee approves all expenditure from

our Community Investmen! Fund
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in addition, the Company also supports fundraising and payroll
giving for causes thal matter te staff. The support provided for
the yesr ended 31 March 2021 includes:

- 50% uplift of British Land staft payralt giving contributions
icapped at £5,000 per person and £58.008 per annum far
the whole organisation]; and

- Astalf matched funding pledge, matching money raised for
charity by British Land statf up to £500 per person per year.

Qur community Investment is guided by our Local Charter,
waorking with {ocal partners to make a lasting positive difference:

- connacting with logcal communities

- supporting edutational initiatives for local people

- supporting local training and jobs

- supporting local businesses

- contribuling to local people’s wellbeing and enjoyment

Through our community investment and Local Charler activity,
we connect with communities where we aperate, make positive
lacal contributions, help people fulfil their potential, help
businesses grow, and premote wellbeing and enjoyment.

This all supports our strategy to create Places People Prefer.

Auditor and disclosure of information

Each of the Birectars at the date of approval of this Report
confirms that:

~ sofar as the Director is aware, there is no relevant audit
information that has not been brought to the attention of
the auditor

- the Director has taken all steps ihat he/sha should have
taken 1o make himself/hersell aware of any relevant audit
information and to establish that the Company’s auditor was
aware of that information

PwC has indicated its willingness to remain in office and, en
the recommendatian of the Audit Commitiee, a resolutian to
reappoint PwC as the Company's auditor will be proposead at
the 2021 AGM.

The Directors’ Regort was approved by the Board on

25 May 2021 and signed on its behalf by,

E’MJ\MLA

Brona McKeown
General Counsel and Company Secrelary

The British Land Company PLC
Company number: 621920



Directors’ Responsibilities Statement

The Dirsctars are responsible for preparing the Annual Report
and the financial statements in accordance with applicable law
and regulation.

Company law requires the Dhrectors to prepare financial
statements for each financiat year. Under that law the Directors
have prepared the Group and Company financial statermenis
in accordance with international accounting standards in
conformity with the requirements of the Companies Act 2006.
Additionally, the Financial Conduct Autherity’s Oisclosure
Guidance and Transparency Rules require the Oirectors

to prepare the Group financial staterments i accordance
with international financial reporting standards adopted
pursuant te Regulation [ECH No 1408/2002 as it applies

in the European Union.

Under company law the Oirectors must not approve the
financial statements unless they are satisfied that they give
a true and fair view of the state of affairs of the Group and
Company and of the profit or loss of the Group and Cempany
for thal period. In preparing the Fnancial statements, the
Directors are required to:

- select suitable accounting poticies and then apply
thern consistantly

- state whether, far the Graup and Company, international
accounting standards in conformity with the requiremenis
of the Companies Act 2006 and, for the Group, international
financial reporting standards adopted pursuant to Regulation
{EC] No 1606/2002 35 it applies in the European Union have
been followed, subject ic any material departures disclosed
and explained in the financial statements

- make judgements and accounting estimates that are
reasonable and prudent

- prepare the financial staternents on the going concern basis
unless it is inappropriate to presume that the Group and
Company will continue In business

The Directors are responsible for keeping adequate accounting
recards that are sufficient to show and explain the Group and
Cornpany’s transactions and disclose with reasonable accuracy
at any time the financial position of the Group and Company
and enable them to ensure that the financial statements

and the Directors’ Remuneration Repart comply with the
Companies Act 2006 and, as regards the Group finangial
statements, Article & of the IAS Regulation

The Directors are also responsible for safeguarding the
assels of the Group and Campany and hence for taking
reasonable steps for the prevention and detection of
fraud and other irregularities

The Directors are responsible for the maintenance and integrity
of the Company's website. Legislation in the United Kingdom
governing the preparation and dissernination of financial
staternents may differ from legislation in other jurisdictions.

The Oirectors cansider that the Annual Repart and Accaunts.
laken as a whole, is fair, balanced and understandabte and
provides the information necessary for sharehalders to assess
the Group and the Company’s pasition and performance,
business model and strategy.

Each of the Directors, whose names and functions are listed in
the Board of Directors an pages ?0-92, confirm that, ta the best
of their knowledge-

- the Company binancial statements, which have been
prepared in accordance with United Kingdom Generally
Accepted Accounting Practice [United Kingdom Accounting
Standards, comprising FRS 101 "Reduced Disclosure
Framework™, and applicable lawl, give a true and fair view
of the assets. Liahilities, financial position and profit or
less of the Company

~ the Graup financial statements, which have been prepared
in accordance with international accounting standards in
conformity with the requirements of the Companies Act 2006
and international financial reporting standards adopted
pursuant to Regulation [EC) No 1606/2002 as it applies in
the European Union, give a true and fair view of the assels,
liabilities, financial positiocn and prafit or loss of the group

- the Strategic Report and the Directors’ Report include a farr
review of the development and performance of the business
and the position of the Group and Company, together with a
descripion of the principal risks and uncertainties they face.

By order of the Board.

G Lt

Simon Carter
Chief Executive

25 May 2021
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INDEPENDENT AUDITORS REPORT

Independent auditors’ report to the members of
The British Land Company PLC

Report on the audit of the financial statements

Opinion

In our opinion:

- The British Land Company PLC's Group financial staternents and Campany financial statements fthe “financial staternents’]
give a true and fair view of the state of the Group's and of the Company’s alfairs as at 31 March 2021 and of the Group s loss
and the Group's cash flows for the year then ended;

- the Group financial statements have been properly prepared in accordance with internationat accounting standards in
conformity with the requirements of the Companies Act 2004;

- the Company tinancial slaternents have been properly prepared in accordance with United Kingdom Generally Accepted
Accounting Practice [United Kingdom Accourting Standards, comprising FRS 101 "Reduced Disclosure Framework™, and
applicable lawl; and

- the financial stalements have been prepared in accordance with the requirements of the Companies Act 2006.

We have audiled the financial stalements, included within the Annual Report and Accounts 2021 (the "Annual Report”]. which
compnse: the Consolidated and Company balance sheels as at 31 March 2021, the Consolidated income statement and the
Consaolidated statement of comprehensive income, the Consclidated statement af cash flows, and the Cansolidated and Company
statements of changes in equity for the year then ended; and the notes ta the financial statements, which include a description of
the significant accounting policies,

Our epinion is consistent with gur reporting tc the Audit Committee.

Separate opinion in relation to international financial reporting standards adepted pursuant to Regulation (EC) No 1604/2002
as it applies in the European Union

As explained in Note 1 to the financial statements, the Group, in addition to applying international accounting standards in
conformity with the requirements of the Companies Act 2006, has also applied internationa: financial reporting standards adopted
pursuant ta Requlation {EC) No 1606/2002 as it applies i1n the Eurapean Union.

In our oginion, the Group financial statements have been properly prepared in accordance with internabianal financrat reporting
standards adopted pursuant to Regulation (EC| No 1604/2002 as it applies in the European Unian.

Basis for opinion

We conducted our audit in accordance with Internaticnal Standards on Auditing (UKI ["1SAs (UKI"} and applicable law. Qur
responsibilities under 1SAs {UK] are further deseribed in the Auditors’ responsibilities for the audit of the hnancial statements
section of our report. We bielieve that the audit evidence we have abtained is sufficient and appropriate to provide a basis far
cur aginion.

Independence

We remained independent of the Group in accordance with the ethical requirements that are relevant to our audit of the financial
statements in the UK, which includes the FRC's Ethical Standard, as applicable o listed public interest entities, and we have
fulfilled our other ethical respansibilities in accordance with these requirements.

To the best of our knowledge and beliel, we declare that non-audit services prohibited by the FRC’s Ethical Standard were
nat provided.

Other than those disclosed in Note 5, we have provided no non-audit services to the Group or its controlied undertakings in the
period under audit.
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INDEPENDENT AUDITORS REPORT continued

Qur audit approach
Overview

Audit scope - We tailored the scope of our audit to ensure that we performed encugh work to be able to give
an opinien on the Ainancial statemants as a whole. The Group financial staterments gre greparad
on a consolidated basis, and the audit team carries out an audit over the consolidated Group
balances in support of the Group audi opinion

Key audit matters - Valuation of investment and development propertigs, either held direcily or through jaint
ventures [Groupl
- Recoverability of tenant debtors and incentives {Group)
- Covid-19 {Group and Companyl
- Taxation (Group}
- Valuation of investments and loans to subsidiaries and jgint ventures [Compaiy)

Materiality - Overall Group materatity: £83.8 million [2020: £113.0 rmulion) based on 1% of total assels
- Specific Group materiality. £14.1 million [2020: £15.9 milion), based on 5% of the Group's
three-year average underlying post-tax profit.
- Overall Campany matariality: £79.9 million {2020: £101.7 million] based an 1% of total assets.
- Performance materiality: £46.6 million (Group] and £59.9 million [Campanyl.

The scope of cur audit
As part of desigring our audit, we determined maierislity and assessad the risks of material misstatementin the
financial statements.

Key audit matters

Key audit mallers are those matters that. in the auditors’ professional judgement, were of most significance in the audit of the
financial statements of the current period and include the most signiticant assessed risks of matenal misstatemment fwhether
ar not due to fraudf identified by the auditors, including those which had the greatest effect on: the averatl audit strategy; the
allocation of resources in the audit; and directing the efforts of the ergagement team. These matters, and any comments we
make on the results of our pracedures thereon, were addressed in the context of our audit of the financial statements as a
whole, and in farming car opinion thereon, and we do not provide a separate opinion on these matters.

This is not a complete tist of all nisks identified by our audit

Recoverability of tenant debters and incentives angd Valuation of investmenis and loans o subsidiaries and joint venlures are new
key audit matters this year. Revenue recognition, which was a key audn matter 1ast year, is no longer included because of our
refined risk assessment relaiing more specifically to the expected credit loss provision, Otherwise, the key audit matters below
are consistent with last year.
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Key audit matter

How our audit addressed the key audit matler

Valuation of investment and development properties,
either held directly or through joint ventures [Graup)
Refer to the Report of the Audit Commitiee. Notes to

the financial statements - Nole 1 (Basis of preparation,
significant accounting policies and accounting judgements),
Note 10 {Property| ang Note 11 [Joint ventures and fundsl.

The Group owns either direcily or through joint ventures
and funds a portfouic of property consisting of office and
residential real estate in Central Londan, retail and leisure
properties acrogs the UK, and developmenis including

the Canada Waler site in East Landon. The totzl property
porticha valuation for the Group was £8,247 million and
far the Group's share of jont ventures and funds was
£3.048 millon as at 31 March 2021

The valuations were carriad out by third party valuers CBRE,
Jones Lang LaSalle, Cushman & Wakefield and Kmight Frank
Ithe "Valuers’]. The Valuers were engaged by the Directors
and performed their work in accordance with the Royal
Institute of Chartered Surveyors ["RICS™) Valuation -
Professional Standards and the requirements of
Internaticnal Accaunting Standard 40 "Investment Property’.

In determining the valuation of a property, the Valuers

take into account praperty-specific information such as the
current tenancy agreements znd rental incame They apply
assumptions for yields and estimated markat rent, which
are influenced by prevailing market yields and comparable
market transaclions, to arrive at the final valuation. For
developments, the residual appraisal methad is used, by
estimating the fair value of the completed project using a
capitalisation mealhod less estimaied costs to completion
and a risk premism.

The valuztion af the Group's properly portiolie was identified
as a key audit matter given the vatuation is inherently
subjeclive due lo, amang other factors, the individual nature
of each property, its location and the expected future rental
streams for that particular property. The wider challenges
currently facing the real estate occupier and investor
markels as a resull of Covid-19 further contributed to

the subjectivity tar the year ended 31 March 2021. The
significance of the eslimates and judgements involved.
coupled with the fact that only a small percentage difference
in individual property vatuations. when aggregated, could
result in a material misstatement, warranted specific audit
focus in this area,

Given the inherent subjectivity involved in the valvation of the property
portfolio, and therefore the need for deep market knowledge when
delarmining the most appropriate assumplions ang the technicalities
of valuation methodelogy. we engaged our internal valuation experts
|qualified chariered surveyors! to assist us in our audit of this area.

Assessing the Valuers' expertise and abjectivity

We assessed the Valuers' qualifications and expertise and read their
terms of engagement with the Group 1o determine whether there
were any matters thal might have aflected their objeciivity or may have
imposed scope limitations ugon their work, We also considered fees
and other contractuat arrangemenis that might exist between the
Group and the Valuers. We found no evidance to suggest that the
abjectivity of the Valuers was compromised.

Assumptions and estimates used by the Valuers

We read the valuation reports for all the properties and confirmed

that the valuation approach for each was in accordance with RICS
standards. We obtained details of each property held by the Group

and set an expected range for yield and capital value movement,
delerrnined by reference to published benchmarks and using our
experience and knowladge of the market. We compared the mnvestment
ylelds used by the Valuers with the range of expected yields and the
year on year capital movement to our expected range. We alsc
cansidered the reasanableness of other assumptions thai were nat so
readily comparable with published benchmarks. such as estmated
rental value. For developments valued using the residual valuation
method, we obtained the development appraisal and assessed the
reasonableness af the valuers’ key assumpuons. This included
camparing the yield to comparable market benchmarks, companing
the costs Lo cormplete estimates to development plans and contracts,
and considering the reasonableness of ather assumptions that are not
so readily comparable with published benchmarks. such as estimated
rental value and developers’ profit,

We spaoke with the Valuers Lo discuss and challenge their approach to
the valuations, particularly in tight of Covid-19, the key assumplions
and their raticnate behind the mare significant valuation movernentis
during the year. Where assumptions were oulside the expectled range
or showed unexpected movements based on our knowladge, we
undertook further investigations, hetd further discussions with the
Valuers and oblained evidence to support explanations received.

The valuation commentaries provided by the Valuers ard suppaorting
evidence, enabled us to consider the property specific factors that
may have had an impact on value, including recent comparable
transactions where appreprigte. We observed [hat aliernative
assumpitans had been considered and evaluated by management
and the Valuers, befare determining the final valuaiion. We concluded
that the assumptions used in the valuations were sugportabte in light
of available and comparable market evidence.
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INDEPENDENT AUDITORS REPORT contiinued

Key audit matter

How our audit addressed the key audit matter

Valuation of investment and development properties,
either held directly or through joint ventures [Group]
{continued]

Information and standing data

We performed testing on the standing data in the Broup's information
syslemns cancerning the valuation process. We carried oul procedures,
on a sample basis, 10 salisfy purselves of the accuracy of the properiy
information supplied ta the Valuers by management, For eperaiing
properiies, we agreed tenancy information 10 supporking evidence on
a sartple basis. Fer developments, we cenfirmed that the suppacting
informatien for construction canlracts and budgets, which was
supplied to the Valuers was also consistent with the Group's records
for example by inspecting oniginal construction contracts, For
developmenis, capitalised expendilure was tested on a sample basis
to invoices, and budgetad costs Lo complete compared with supporting
evidence. We agreed the amounts per the valuation reports 1o the
accounting records and ihe linancial statements.

We have n¢ issues to repart it respest ol this work.,

Recoverability of tenant debtors and incentives [Group]
Raler o the Report of the Autht Committee, Motes (o

the financial siatements  Note 1(Basic of preparation,
significant accounting pelicies and accounting judgements),
Note 10 [Property) and Note 13 [Debtors].

The tolal value of trade deblors recognised within the Group
is £82 million and witnin joint ventures was €27 mittion

2t 31 March 2021, against which an Expecied Credit Lass
('ECL') provision of £57 millions and £15 mithon has been
recognised. Total tenanl incentives across the Group is
€149 million and 3cross joint ventures was €79 million

at 31 March 2027, against which an ECL provision of

£23 million and €6 million has been recognised.

As 3 resut of the Covid-1% pandemic and its impact, the

Group has issued rental support to many of its retail tenants,

As negaliations are sull onging with same tenanis as at
31 March 2021, amaunts due from these tenants will not
have been waived or collecied at the year-end. This has
led to a higher tevel of tenant debtors outstanding at

31 March 2021 when compared with 31 March 2020,

The Directors have applied the Expecied Credit Loss [ECL]
mode| under IFRS ¢ Financial Instruments and utitised 3
matrix methadology Lo Gelermine the provision. The key
assumphions have been the tenants’ credi risk rating and
the related expected loss rate for each risk rating and
ageing combination

Tenant risk ratings have been determined by the Directors,
taking inte consideratian infermation available surrounding
atenant s credit rating, inancial position and fustorical
default rates.

Consideration has also been given Lo the current impact

of Covid- (9 and its potential future impact on the tenant’s
business along with industry irends. The expectad loss rale
has also taken into consideration the ageing prohile of the
debtars, hawever in the current envirenment as a resull of

Covid-i9, the Directors have applied more weight to the risk

rating when determin ng the ECL provisian

We have evatuated the methodolagy utilised by the Directors n
determining the ECL provisions as at 31 March 2021 and we are
satisfied the approach is compiiant with the requirements of [FRS 9
Financial Instruments. We verihed the mathemancal accuracy of the
model and provision calculalion.

0On a samgle basis, we have perforimed detailed testing gver the
underlying data and infarmation used in the ECL medel including but
nat limited to verifying: the tenant’s year end oulstanding receivable
balance; the tenant’s year end unamortised lease incentive balance;
lenant’s credit hislaries and their current trading performance, the
ageing of the bafances: the leve( of cash collections both during the
year and post year end; and the forward locking macroeconamic
envirgnment amangst other factars

We have lested tha key assumptions withun the ECL provision
calculation, being the categerisation of tenants and the percentage
provisiomng rates applied te each category. in doing so we had direct
regard io the underlying data and information described above.

We have also assessed ihe disclosures made in relation to the ECL
provisions and the related sensitivities to the risk calegorisation and
the expecied loss rate appbed and consider them to be reasonable.

We have na issues to report i respect of this work.
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Key audit matter

How our audit addressed the key audit matter

Recoverability of tenant debtors and incentives {Group]
leantinued)

The same key assumptions are applied in the ECL medel

for tenant incentives, without the consideration of the ageing
profile which is not relevant tor tenant incentive balances.

On the basis that the estimiabiun ul an ECL provision against
the tenant deblors and incentives balances has been highly
subjective and contains sigruficant estimation uncertainty,
we have idenlified this as a Xey audii mattar.

Covid-1% [Group and Company)

Refer to the Strategic Report - Principal risks and
uncertainties and the Viabilily statemenit, the Report of the
Audit Commuttee and the Notes to the bnancial statements

- Note 1 [Basis of preparation, significant accounting pelicies
and accounting judgements],

The Covid-19 pandemic has cantinued (o impact the
operatians of the Group and Company during the reporting
period, reducing both property vatuations and net rental
income severely. The extent of the negative impacl of the
pandemic on future perfermance is difficult Lo predict as
government interventian continues, such as the UK rent
maraierium, and wider structural challenges in the retail
sector remain.

In order to assess the impact of Covid- 19 on the business,
management have updated their risk assessment and
prepared an analysis of the patential impact on the revenues,
profits, cash flows, cperations and liquidity position of the
Group for the next 12 months and over the nex! five years.

The analysis and retated assumptions have been used by
ranagemant in its assessment of the level of provisions
required against several balance sheel items, as well as
underpinning the Group’s and Company's geing concern
and viability analysis.

There are 1hree key areas most impacted by the increased
estimalion uncertasnty.

- The valuation of investment and development praperlies.
- The recoverability of tenant dabtors and incentives.
- The going cencern forecast of the Group and Company.

In making their assessment, management tock inte account
the covenant headroom on the Group's drawn unsecured
loan facilities. After considering all of these faclors, the
Directors have concluded that preparing the financial
slalements on a going concern basis remains appropriate
The Directors have described their assessment of viability
in the Viability statement in the Annual Report.

We evaluatad the Graup's updaled risk assessment and analysis
and considered whether it addresses the relevant threats posed
by Covid-19.

We aise evaluated management’s assessment and correberaied
evidence of the operational impacis, considering their consistency with
other avaitable information and our understanding of the business We
assessed the disclosures presented in the Annual Report in relation ta
Covid-19 by reading the other information, including the Principal risks
ang Viability slaterment sel out in the Strategic Report, and assessing

‘its consistency with the financial staiemenis and the evidence we

obtained in our audit We cansidered the appropriateness of the
disclosures around the increased uncerlainly on its accounting
estimates and constder these 10 be adequate.

Refar to our key audil matter above for detzils of how we considered
Covid-19 in our procedures in respect of the valuation of investment
and development properties,

Refer 1o gur key audit matter abeve for details of how we considered
Cavid-19 in our procedures in respect of the reccvarability of tenant
debtars and incentives.

In respect of going concern, we assessed the Directors’ going concern
analysis in light of Covid-19 and obtained evidence to support the key
assumptions used in preparing the going concern model, including
assessing covenant headreom within the base and downside case
scenarios We challenged the key assumptions and the reasonableness
of ihe mitigating actions used in preparing the analysis. In conjunction
with the above, we have reviewed management’s analysis of lquidity
and recalculated loan covenant compliance 1o salisfy curselves that no
breaches are anticipated over the going concern periad of assessment.
Management's analysis includes base and downside case scenarios
and a robust analysis af planned mitigating actions At the balance
sheet date, the Group has access la undrawn Loan facilities and cash
of £1 8 bitbian.

We cansidered whather changes to working practizes brought
ahout by Covid- 19 had had an adverse impacl on the effectiveness of
management’s business process and IT controls Our planned tests
of cantrols did not identify any evidence of material deterioration in
the control environment.

Qur conclusions relating to going concern and other information are
sel out in the ‘Conclusions retaiing te going concern” and ‘Reporting
on other information’ sectians of our report, respectively, below.

We have no issues to report in respecl of this work.
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INDEPENDENT AUDITORS REPORT conlinued

Key audit matter

How our audit addressed the key audit matter

Taxation |[Group)

Refer to the Repori of the Audit Committee, tha Notes lo
the financial statements - Note 1 [Basis of preparation,
significant accounting policies and accounting judgemenis]
and Note 7 [Taxation].

The UK Real Estate lnvestment Trust [REYTI regime grants
cormpanies tax-exempt status provided they meet the rules
within the regime. The rules are complex, and the fax-
exempl status has a significantimpact on the financial
statemants. The complexty of the rules creates a nsk of
an inadvertent breach and the Group’s profit becoming
subject (g {ax.

The Graup's status as a REIT underpins its business model

and sharehotder returns. For this reason, it warranis special

autit focus

The obligauions of the REIT regime include requirements g
cornply with balance ol business, dividend and income cover
tests. The Broadgale joint venlure is alsa structured as a
REIT and as such, REIT compliance is also of relevance

far this jeint venture in addition o the overalt Group

Following the temporary suspensicn of dividends relating te
2020, there was a shortfall in the required Property income
Dividend ['PID’] for the year ending 31 March 2020. The PID
underpayment 15 expected to be £149 millign and HMRC
have confirmed that the underpayment can be ramedied

by payrnent of corperation tax of £28 millian and the Group

would remain compliant with the REIT regime requirements

The £28 miltion of corporation tax was paid ic HMRC in
February 2021

Tax provisions are in place to account for the risk of
challenge of certain of the Group's tax positions. Given
the subjective nature of these provisions, additionak audit
focus was placed on lax provisions,

We conhirmed our understanding of managemerl s approach 10
ensuring compliance with the REIT regime rules and we invalved our
intarnal taxation specialists to verify the accuracy of the applicatien of
the rules.

We ablained managemeni's calculations and supporting documentation,
verified the inputs lo their calculations and re-perfarmed the Greup's
and Broadgate's annual REIT compliance tests.

We used our knowledge of tax circumslances and, by reading relevant
carrespondence betwaen the Group and Her Majesty s Revenue &
Customs angd the Group's externat tax advisars, we are satisfied that
the assumpbians and judgaments used by the Group :n determining
the lax pravisions 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 ta the financial slatements -

Nate A (Significant judgements and sources of estimation
uncertaiatyl ang D linvesiments in subsidiaries and joint
ventures, loans to subsidiaries and other investments],

The Company has investments and loans 1o subsidiaries
of £33,142 million (202 £34,800 milbon] and investments
i joint veniures of £104 million (2020- £404 millienl as

al 31 March 2021 This is following the recognition af

a £34 millien 12020: £ni.) provision for impairment on
investments in subsidiaries, an expected credit loss
impairment of £794 million (2020; £935 millien) recognised
on {oans to subsidiaries, and a £333 mitiion (2020: €ril]
provision far impairment on INvestments in jeint

ventures in the year.

Wa obtained the Diretlors impairment assessment for the
recoverabulity of investments and laans held in subsidiaries and
jointventures as at 31 March 2021

We assessed the accounting policy tor iavestrments and loans in
subsidiaries and joint ventures to ensure they were compliani with
FRS 101 "Redwuced Disclosure Framewerk ™. We verified that the
methodalegy used by the Diractors in arriving al the carrying value
of each subsidiary, and the expected credit loss ‘simplihed approach
prov.sion for inlercompany receivables, was compliant with FRS 101,

We dentied the key judgernent within the requirement for impairment
of poth the investiments and loans to subsidiaries and investments in
jaint ventures to be the underlying valuation of investment property
held by the subsidiaries and joint ventu-es, For details of our
procedures ovar investment property valuations please refer

la the related Group key audit matier above

We have no issues lo reparl in respect of this work
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Key audit matter How our audit addressed the key audit matter

Valuation of investments and loans to subsidiaries and
joint ventures [Company] [continued)

The Company's accounting policy for investments and loans
is to hald thern at cost less any impairment lmpairment of
the loans is calculated in accordance with IFRS 9, where
expected credi losses are ransiderad to ba the oxcoss of
the Company's interest in a substdiary or joint venture over
the subsidiary or jownt venture's fair value Investments in
subsidiaries and joint ventures are assessed for impairment
in ling with 1AS 36,

Given the inherent judgement and complexity in assessing
both the carrying value of a subsidiary ar joint venture
campany, and the expected credit loss of intercampany
receivables, this was identified as a key audit matter.

How we tailored the audit scope

We lailored the scope of our audit to ensure that we performed enough waork to be able to give an opinion on the financial
statemnents as a whole, taking inte account the structure of the Group and the Company, the accounling processas and controls,
and the industry in which they operate.

The Group's properties are spread across a number of subsidiaries with the Group financial statements being a consolidation of
these entities in addition ta the properties held by the Group’s joint ventures All of the work was carried out by the Group audit
team to ensure suflicient coverage and appropriate audit evidence for our opimion on the Group financial statements as a whole.

Materiality

The scope of our audit was influenced by aur application of materiality We set certain quantitative threshotds for materiality.
These, together with gualitative considerations, helped us to determine the scope of our audit and the nature, timing and extent
of our audit procedures on the individual financial statement line items and disclosures and in evaluating the effect of
misstatements, both individuatly and in aggregate on the financial statements as a whele.

Based on our professional judgement, we deterrmimed materality for the financial slatements s a whole as follows:

Financial statements - Group Financial staternents - Company

Overall materiality £88.8 million (2020: £113.0 million). £79.9 million {2020; £101.7 mitlion).

How we determined it 1% of total asseis. 1% of total assets.

Rationale for benchmark applied A key determinant of the Group's value is The Company’s main activity 1s the
property investments Due e this, the key invesiments and loans in subsidiaries and
area of focus in the aud t 1% the valuation joint ventures. Given this, and consistent
of investment and development praperiies, with the prior year, we sat an overall
either held directly or through joint ventures.  Company materiality level based on total
On this basis. and consistent with the prior assets. For purposes of the Group audit,
year, we sel an averall Group materiality we capped the overall materiality for
level based on lotal assets. the Company to be 30% of Lhe Group

overall materiality.

ln addition, we set a specific materiality level of £14,1 million [2020: £15.9 million] for items within underlying post-tax profit.

For 2021, this equates to 5% of the three year average profit after tax adjusted for capital ang other items. The benchmark was
updated on the basis thal the measure used to calculate specific materiality has fluctuated over the (ast three years. For 2020,
this equates 16 5% of profit before tax adjusted for capital and other items. In arriving at this judgment, we had regard to the fact
that the underlying post-tax profit is a secondary linancial indicator of the Group [Refer to Note 2 of the financial staternents
where the term is defined in fulll.

We use performance materiality to reduce to an appropriately low evel the probability that the aggregate of uncorrected and
undetected misstalements exceeds overall materiality. Specifically, we use performance materiality in determining the scope
of our audil and the nature and extent of cur tesbing of account balances, classes of transactions and disclosures, for example
in determining sample sizes. Qur performance materiality was 75% ul uverdilinalerialily, amounting to £66.6 million for the
Group financial staternents and £59.9 mullion for the Company hinancial statements.
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INDEPENDENT AUDITORS REPORT continued

In determining the performance materiality, we considered a number of factars - the history of misstaiements, risk assessment
and aggregation risk and the effectiveness of controls - and concluded that an amount at the upper end of our normal range
was appropriate, :

We agreed with the Audit Committee that we would report to them misstatements identified during our audit above £4 4 mullion
|Group audit] (2020: £5.6 million) and £4.0 miltion [Company audet] [2020: £5.0 million] as well as misstatemerts below those
amounts thal, in our view, warranted reporting for qualitative reasons.

In addilion we agreed with the Audit Commttee that we would report to them misstalements identified during our Group audit
ahave £1.0 million (2020: £1.0 mullion] for misstaiernents related to underlying profit within the financial staternents, as well as
misstatements below that amount that, in our view, warranted reporting for qualitative reasons.

Conclusions relating to going concern

Our evaluation of the directors’ assessment of the Group’s and the Campany s ability to continue to adopt the going concern basis
of accounting included:

- Corrohoraled key assumptions [eg liguidity forecasts and financing arrangementsl to underly:ng documentation and ensured
this was consistent with our audit work in these areas,

~ Considered management's forecasting accuracy by comparing how the forecasts made at the hatf year compare to the actual
performance in the secend half of the year;

- Understood and assessed the appropriatencss of the key assumptions used botk in the base case and in the severe but
plausible downside scenario, including assessing whether we considered the downside sensitivities ta be appropriately severe;

- Tested the integrity of the underlying formulas and calculations within the going concern and cash flow models;

- Considered the appropriateness of the mitigating actions available te management in the event of the downside scenario
materialising. Specificaily, we focused an whether thase actions are within the Group’s control and are achievable: and

- Reviewed the disclosures provided relating to the going concern basis of preparation and found that these provided an
explanaton of the direciors’ assessment that was consisient with the evidence we obtained.

Based on the wark we have pe-formad, we have nat identified any material uncertainties relating to events or ¢onditions that.
indvidualiy or callectively, may cast significant doubt on the Group’s and the Campany’s ability to continue as 8 going concern
for a period of at least twelve months from when the financial statements are authorised for issue.

In auditing the financial staterments, we have concluded that the directars’ use of the going congern basis of accounting in the
preparation of the financiat statements is appropriate.

However, because not all future events or conditions can be predicted, this conclusion is not @ guarantee as to the Group’s and
the Company's ability to cantinue as a going canceérn.

in relation to the directors” reporting on how they have applied the UK Corporate Governance Code, we have nothing material to
add or draw attention ton relation to the direciors’ statement in the financial statements about whether the directors considered
it appropriate to adopt the going concern basis of accounting.

Our responsibilities and the responsibilities of the directors with respect te going concern are described in the relevant sectiens
af this report.

Reporting on other information

The other information comprises all of ithe information in the Annual Report other than the financial statements and our auditors’
report thereon. The directars are responsible for the other information. Qur opinion on the financial statements does not cover
the other information and, accordingly, we do nat express an audit opinion or, except to the extent otherwise expliciily stated in
this report, any form of assurance thereon.

In connection with our audit of the financial statements, our responsibility is to read the other information and, in doing 50,
consider whether the other informatian is materally inconsistent with the financial statements or our knowledge obtained

in the audit, or otherwise appears to be materally misstated |f we identify an apparent material inconsistency or material
misstatement, we are required to perform pracedures to canciude whether there is a material misstatement of the financiat
statements or a mater:al misstatement of the other information, If, based on the work we have performed, wa conclude that
there 15 a material misstatement of this ather infarmation, we are required to report that fact. We have nathing to report based
on these responsibilibes
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With respect to the Strategic Report and Directors’ Repart and additional disclosures, we alse considered whether the disclosures
required by the UK Companies Act 2006 have been included.

Based on cur work undertaken in the course of the audit, the Companies Act 2006 requires us also o report certain opinions and
matters as described below.

Strategic Repart and Directors’ Report and additional disclesures

In our ppinion, based on the work undertaken in the course of the audit, the informahion given in the Strategic Report and
Dueclurs’ Report and additienal disclosures far the year ended 31 March 2021 is consistent with the financia! statements and
has been prepared in accordance with applicable legal requirements

In light of the knowledge and understanding of the Group and Company and their environment oblained in the course of the audit,
we did not identify any material misstatements in the Strategic Report and Directors’ Report ard additional disclosures.

Directors’ Remuneration
In our oginion, the part of the Direclers’ Remuneration Report te be audited has been properly prepared in accordance with the
Companies Act 2006.

Corporate governance statement

The Listing Rulas require us to review the directors’ statements ta relzlion to going concern. longer-term wiability and that part of
the torporate governance statement reiating to the Company’s compliance with the provisions of the UK Corporate Gavernance
Code specified for our review. Qur additional responsibilities with respect to the cerporate governance statement as other
information are described in the Reporting on other information section of this report.

Based on the work undertaken as part of our audit, we have concluded that each of the following elements of the cerporale
governance statement, included within the 2027 Corperate Governance Report is materially consisient with the financial
staterments and our knowledge obtained during the audit, and we have nothing material 1¢ add or draw attention to n retation to:

- The cirectors’ 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 ar mitigated;

- The directors’ statement in the hinancial staterments about whether they considered it appropriate to adopt the going concern
basis of accounting in preparing themn, and their identification of any material uncertainties te the Groug’s and Company’s
ability to continue to do so over a period of at least twelve 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 the period 1s appropriate; and

- The directors’ statement as to whether they have a reasonable expectation that the Company will be able to continue in
operation and meet its Liabilities as they fall due over the period of its assessment, including any related disclosures drawing
attention to any necessary guatifications or assumptions.

Our review of the directors’ stalement regarding the longer-term viability of the Group was substantially less in scope than an
audit and only censisted of making inquiries and considering the directors’ process supparting their statement; checking that
the statement is in alignment with the relevant pravisions of the UK Carporate Gavernance Code; and corsidering whether the
statement +s consistent with the financial statements and our knowledge and understanding of the Group and Cempany and their
envirgnment obtained in the course of the audit

in addition, based on the work undertaken as part of our audit, we have concluded that each of the following elemenis of the
corporate governance statement is materiatly consistent with the financial statements and our knowledge obtained during
the audit:

- The directors statement that they consider the Annual Report, taken as a whole, is fair, balanced and understandable, and
provides the information necessary for the mambers to assess the Group’s and Company’s position, performance, business
model and strategy:

- The section of the Annual Report that describes the review of effectiveness of risk management and internal control
systems: and

- The section of the Annual Regert describing the wark of the Audit Committee.

We have nothing to report in respect of our responsibility to repart when the direclers’ statement relating to the Company’s
compliance with the Code does not properly disclose a depariure from a relevant provision of the Code specified under the
Listing Rules for review by the auditors.
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INDEPENDENT AUDITORS REPORT continued

Responsibilities for the financial statements and the audit

Responsibilities of the directors for the financial statements

As explained more fully n the Diectors’ responsibilities statement, the directors are responsible for the preparation of the
financial statements in accordance with the applicable framework and for being satishied that they give a true and fair view.
The directors are also responsible for such internal control as they determine 15 necessary to enable the preparation of
financial statements that are free from material misstatement, whether due to fraud ar error.

In preparing the financial statements, the directors are responsible for assessing the Group's and the Company's ability to
continue as a going concern, disclosing, as applicable, matiers related to going cancern and using the going concern basis of
accounting unless the directors either intend to liguidate the Group or the Company or o cease operatiens, or have no realistic
alternative but to do so.

Auditors’ respansibilities for the audit of the financial statements

Our cbjectives are to obtain reasonable assurance about whether the financial staternents as a whele are free from mater:al
misstatemant, whether due ta fraud or error, and 1o issue an auditors’ report that includes our opinion. Reascnable assurance
15 a high level of assurance, but is not a quarantee thal an audit conducted in accordance with 15As [UK) will always detect a
material misstatement when it exists. Misstatements can arisg from fraud or ercor and are considered malerial if, individually
ar in the aggregate, they could reasaonably be expected ta influence the economic decisions of users taken on the basis of these
financial statemeants.

Irregulariiies, inctuding fraud, are instances of non-compliance with laws and regulations. We design procedures in line with our
responsibitities, outlined above, to detect material misstatements in respect of irregutarities, including fraud. The extent to which
our procedures are capable of deiecting irregulanities, including fraud, is detailed betow.

Based on cur understanding of the Group and industry, we identitied that the principal risks ot nen-cornpliance with laws and
regulations related to compliance with the Real Estate Investment Trust {REIT] status sectier 1158 of the Corporation Tax Act
2010 and the UK regulatory principles, such as those gaverned by the Financial Conduct Authority, and we considered the extent
to which non-compliance might have a material effect on the financial staternents. We also considered those faws and regulations
that have a direct impact on the financizl statements such as the Companies Act 2006, We evaluated management's incentives
and opportunivtes for fraudulent manipulation of the financial statements lincluding the risk of override of controls), and
determined that the principal risks were related to posting inappropriate journal entries to increase revenue, manzgement bias

in accounting estimates and judgemental areas of the financial statements such as the valuation of invesiment and development
properties and the expected credit toss provisions in respect of tenant debtors and incentives [see related key audit matters
abovel. Audit procedures performed by the engagement team included.

- Discussions with management and internal audit, including consideration of known or suspected instarces of non-complance
with laws and reguiations and fraud, and review of the reparts made by management and internal audit;

- Understanding of management’s internal conirols designed to prevent and detectirregularities;

- Reviewing the Group’'s litigation register in so far as it related to non-compliance wilth laws and regulations and fraud;

- Reviewing relevant meeting minutes, including those of the Risk Commiltee and the Audit Committee;

- Review of tax compliance with the involvement of pur tax specialists in the audil;

- Designing audit procedures to incorporale unpredictability around the nature, ming or extent of our testing of expenses:

- Challenging assumptions and judgements made by management 10 their significant areas of esimation; and

- Identifying and testing journzl entries, in particular any journal entries posted with unusual account combinations,
posted by unexpected users and posted on unexpected days

There are inherent limitatians in the audit procedures described above We are less likely to become aware ol instances of
non-cempliance with laws and regulations that are noi closely related lo events and transactions reflected in the financial
statements. Also, the risk of not detecting a material misstatement due to fraud is higher than the risk of not detecting one
resulting from ecror, as fraud may involve deliberate concealment by, for example, forgery or intentional misrepresentations,
or th-ough collusion.

Qur audit testing might irclude testing complete populations of ce-tain transactions and balances, possibly using data
auditing techniques. However, 1t typically involves selecting a imited number of iterns far lesiing. rather than testing complete
populations. We wiil often seek to target particular items for testing based on their size or risk charactenstics. In other cases,
we will use audit sampling te enahle us 16 draw a conclusion about the population from which the sample is salectad.

A further description of our respansibilities for the audit of the Yinarcial statements is lacated on the FRC's website at
www frc.org.uk/auditorsrespansibiliies. This description forms part of our auditars’ repor:.
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Use of this report

This repart, including the opinions, has been prepared for and only for the Company’s members as a bady in accordance with
Chapter 3 of Part 14 of the Companies Act 2006 and for no other purpose. We do not, in gwing these opinions, accept or assume
responsibility for any ather purpose or to any other person lo whom this report is shown or into whose hands it may come save
where expressly agreed by our prior consent in writing

Other required reporting
Companies Act 2004 exception reporting
Under the Companies Act 2006 we are required to report to you if, in our opmnion:

- we have not obtained all the information and exptanations we require for our audit; or

- adeqguate accounting records have not been kepl by the Cempany, or returns adequate for our audit have not been receved
from Branches not visited by us; or

- certain disclgsures of directors’ remuneration specified by law are not made, or

- the Company financial statements and the part of the Birectors’ Remuneration Report 1o be audited are not in agreement with
the accounting records and returns.

We have no exceptions to report arising from this respons:bility.

Appointment

Following the recommendation of the Audit Commitiee, we were appointed by the members an 18 July 2014 to audit the financial
statements for the year ended 31 March 2015 and subsequent financial periods. The period of tatal uninterrupted engagement is
7years, covering the years ended 31 March 2015 to 31 March 2021

Sandra Dowling [Senior Statutary Auditor)

for and on behalf of PricewaterhouseCoopers LLP
Chartered Accountants and Statutory Audilors
London

25 May 2021
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FINANCIAL STATEMENTS

Consolidated income sheet
Far the year ended 31 March 2021

2021 2020
Capitat Capital
Underlying' and other Total Underlying' and other Total
MNote £m £m £m £m £m £m
Revenue 3 468 - 468 524 87 613
Caosts? 3 1180) - (1801 (148] 1701 [218)
3 288 - 288 378 17 395
Joint ventures and funds [see also below]? M 52 409) 1357} 79 {3061 (227
Adminisirative expenses {74) - 174) (73 - 1731
Valuation movement 4 - (888} (888} - 13.105) 11,1051
Profit on dispesal ol investment properlies and investments - 28 28 - 1 1
Net financing costs
financing incame [ - 15 18 1 - 1
financing charges & 1621 13) 165) (67] 141) 108!
{421 12 {50] 1661 141) 1107}
Profit (Loss) on ordinary activities bafore taxation 204 11,2587) 11,053) 318 [1,434] AR
Taxation 7 (26) [4) 130] - 2 2
Profit {Loss) for the year alter taxation 178 11.261) (1,083) 318 11.632 [1.114)
Aitributable to non-controlling interests 3 (55) (52) 12 199 87
Attributable to sharehatders of the Company 175 11,206) [1,031) 306 11,3331 11,027}
Earnings per share.
basic 2 (111.21p 1119 0lp
dituted ? (111.2)p 11100lp
All results derive from continuing operations.
2021 2020
Capitat Capital
VUnderlymg' and other Total Underlying' and other Total
Note im £m £m m Em Em
Results of joint ventures and funds accounted
for using the equity method
Underlying Prefit 52 - 52 79 - 79
Valualion movement 4 - (409) [609] - [284) 1284}
Capital inancing cesis - - - - 1221 [22]
Loss on disposal of invesiment properties,
trading properties and investments - i 1] - - -
Taxalion 7 - 1 1 - - -
11 52 [409) 1357) 79 1308) 1227

1 See definition 1n Note 2 and a reconciliation beiween Underlying Prafit and IFRS prolit in Nete 21,
2. Included wathin ‘Cests’ is & charge relaling to provision for impairment of tenant debtors, accrued income and tenant incentvess of £68rm {2019/2020: £24m). disclosed in further

detailin Note 10 and Note 13

3 Included wilhin "Joint veniures and furds ss 2 charge relating 1o provis on for impairment of loans o joint ventures of £144m 12019/20 £nill, disclosed » further detail in Note 11,
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Consolidated statement of comprehensive income
For the year ended 31 March 2021

m 2020
£m £n
Loss for the year after taxation (1,083] 11.114]
Other comprehensive income:
Items that will not be reclassified subsequently to profit or loss:
Net actuarial loss on pension scherme 113 -
Valuation movemenlt on owner-occupied properties [1) 1
[14) }

Items that may be reclassified subsequently to profit or loss:
Gains (losses] on cash flow hedges
~ Group 2 2

- Joint ventures and funds 1 (]

}

Deferred tax on items of other comprehensve ncome [ -
Dther comprehensive lloss) income for the year () 2
Total comprehensive loss for the year (1,088) 11,112]
Attributable to non-controlling interests (52} 1841
Attributable to shareholders of the Company [1,038) (1,026}
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FINANCIAL STATEMENTS continued

Consolidated balance sheet
As at 31 March 2020

F1Y 2020
Note €m €m
ASSETS
Mon-current assets
Investment and develcpment properties 10 6,326 8188
Owner-occupied properties 10 2 48
T 8328 82%
Other non-current assels
Investments in joint ventures and funds 1" 2,120 2.358
Other investments 12 0 125
Property, plant and equipment k1] [
Interest rate and currency derivative assets 17 138 23
Debters & -
639 10976
Current assets
Trading properties 10 24 20
Debtors 13 56 56
Cash and shori term deposits 17 154 193
236 269
Total assets 8,875 11,245
LIABILITIES
Current liabilities
Shart lerm borrawings and averdrafis 17 {181} (&37)
Credrors 7 (2191 1253)
Corporation lax (7] (171
{3871 1907]
Non-current liabilities
Debentures and {oans 17 (2,249) {2.865]
Other nea-current liakilities 15 1z8) {156l
Deterred tax liabitities 16 - 1M
Interast rate and currency derivative {iabilities 17 {128 1169}
(2,505) [3.191]
Tatal tiahilities 12,892] {4.098)
Net assets 5,983 7.147
EaquiTy
Share capital 234 234
Share premium 1,307 1.307
Marger resesve 213 213
Orher reserves 16 38
Retained earnings 4,154 5,243
Equity attributable to sharehslders of the Company 5,924 7.035
Nan-controlling interests 59 112
Tatal equiry 5,783 7147
EPRA NTA per share' 2 448p 773p

{. As defined in Nate 7

{ Ghra (d, W7
(P~

Tim Score David Walker

Chairrman Interirn Chief Financial Officer

The financial statements on pages 160 to 210 were approved by the Board of Directors and signed on its behalf on 25 May 2021
Cormpany number §21920
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Consolidated statement of cash flows
For the year ended 31 March 2021

021 2030
Mote £m Em
Rentalincome received from tenants 20 415
Fees and other income recewed 38 42
Qperaiing expenses paid to suppliars and employees 1125] 1144)
Indirect taxes [paid) received in respect of operating activities [15) 11
Sale of trading properties - 82
Cash generated from operations 218 A4
Interest paid [70] 179]
Interest received - 5
Cerporation laxalicn payments (331 {4)
Distributions and ather receivables from joint ventures and funds 11 kI 49
Net cash inflow frem operating activities 14% 375
Cash flows from investing aclivities
Development and other capital expenditure 11721 12591
Purchase of investment properties 521 (52
Sale of invesirment preperlies 1,073 77
Azquisitien of remaining share of Aldgate JV - [211
Acquisition of investrent in WOSC joint venture - 157]
Purchase of investments 151 %l
Sale of investments 108 19
Indirect taxes [paid| received in respect of investing activities 2] 1
Leoan repayments from joint ventures and funds 40 -
Investment in and loans to joint veniures and funds i84) 1191}
Capital distributions from jaint ventures and funds 4 131
Net cash inflow [outflow) fram ihvesting activities 910 (361]
Cash flows fram financing activities
Issue of ordinary shares - 5
Purchase of own shares - {125)
Dividends paid 19 (761 {2951
Dividends paid to nan-controlling interests a1l [13)
Capital payments in resoect af interest rate derivalives (10 4]
Decrease in Llease liabitities m 8
Decrease in bank and cther borrowings 1,218 {189]
Orawdawns on bank and other barrowings 214 578
Net cash outflow from linancing activities (1,098) {63)
Met decrease in cash and cash eguivalents (39 149)
Cash and cash equivalents at 1 April 193 247
Cash and cash equivalents at 31 March 154 193
Cash and cash equivalents censists of:
Cash and short term daposits 17 154 193
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FINANCIAL STATEMENTS confinved

Consolidated statement of changes in equity
For the year ended 31 March 2027

Hedging
and Re- Nen-

Share Share translaion  valuation Mergar Retamnay controlung Tetal

capital prérmiun reserve' reserve resecve earnings Tatal wnldresis Bginty

Em Em Em £m £m [ im €m im

Balance at 1 April 2020 234 1,307 12 26 213 5,243 7,035 112 747
Loss for the year afier taxation - - - - - 11,0311 1,03Y) 152} [1,083)
Revaluation of awner-occupied property - - - 13 - - 1] - 51
Gawns on cash flow hedges - Graup - - 2 - - - 2 - 2
Gains on cash llow hedges - joint ventures - - - 1 - - 1 - 1
Reserves transfer on disposal of owner-occupied property - - - 130 - 30 - - -
Net actuarial loss on pension scheme - - - - - (13 (13} - 113
Delerred tax on items of ather comprehensive income - - - & - - & - &
Diher comprehensive income - - 2 [24] - 17 {5] - 151
Total comprehensive income for the year - - 2 (241 - (1,014] {1,038 (52i (1,088}
Fair value of share and share option awards - - - - - 3 3 - 3
Dividends payable in year [8.40p per sharel - - - - - (781 78] - (78]
Divigends payable by subsidianies -~ - - - - - - [§1] 1l
Balance at 31 March 2021 234 1,307 14 2 213 4154 5924 59 5983
Balance at 1 April 2019 240 1.302 il 26 213 6,686 8.478 24 B8 489
Loss for the yaar alter taxation - - - - - (1027 1027 187)  i1,114)
Revaluation of owner-otcupied preperty ~ - - 1 - - 1 - 1
Gains en cash llow hedges - Group - - 1 - - - y 1 2
Losses on cash flaw hedges - joint vertures - - - t - - m - 1
Oeferced tax an itemns of other comprehensve income - - - - - - - - -
Other comprehensive income - - 1 - - - 1 1 2
Total carprehensive income for the year - ~ i - - 11,0270 11,028) (B4] 11112
Share issues - 5 - - - - 5 - 5
Fair value of share and share oplion awards : - ~ - - - 12} 2] - {2)
Purchase of own shares 161 ~ - - - 1119 125) - 1125)
Oividends payable in year {31 47 per shara] - - - - - (2950 {2951 - 12951
Dividends payable by subsidiaries - - - - - - - 13 13l
Balance at 31 March 2020 234 1,307 12 2% 213 5,243 7.03% 112 7.147

{. The balance at Lhe beginring of the current year includes £15m i relation lo translation and (£3m] in refation to hedging {2019/20: €15m and {€4ml. Opening and closing
balances in relalion 10 hedging relate ta centinuing hedges only.
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Notes to the accounts

1 Basis of preparation, significant accounting pelicies and
accounting judgements

The financial statements for the year ended 31 March 2021

have been prepared on the historical cost basis, except for the
revzluation of properties, investments classified as fair value
through profit or loss and derivatives. The financial statements
are prepared in accordance with internal:anal accounting
standards in conformity with the requicements of the Companies
Act 2006 ['IFRS'] and the applicable legal requirements of the
Companies Act 2006. In addition to complying with international
accounting standards in conformity wath requirements of the
Companies Act 2006, the consolidated financial statements also
comply with international financial reporting standards adepted
pursuant to Regulation [EC] No 1606/2002 as it apphes in the
European Unicn.

Cn 31 December 2020 EU-adopted IFRS was brought into UK law
and became UK-adopted international accounting standards. with
future changes to IFRS being subject to endorsement by the UK
Endorsement Board. The consolidated financial statements witl
transition to UK-adepted infernaticnal accounting standards for
financial periods beginning ¥ April 2021

In the current financial year the Group has adopted a number of
minor amendments to standards effective in the year issued by
the 1ASB, none of which have had a material impact on the Group.

These amendments include (AS 1 and IAS 8 [amended) - Definiion
of Material, IFRS 3 [amended) - Definition of a Business, IFRS ¢
larmnended] - criteria for hedge accounting on transition from
LIBOR to IBOR and IFRS 14 lamended|.

A nurmber of new standards and amendments to standards

and interpretations have been issued but are not yet effective

far the current accounting period These amendments include
amendments to IFRS 16, 'Leases - Covid-19 related rent
concessions, amendments to IFRS 7, iFRS 4 and IFRS 14 inlerest
Rate Benchmark Reform - Phase 2, amendments ta I1AS 1,
Presentation of financial statements’ on classification of liabilities,
a number of narrow-scope amendments to IFRS 3, 1AS 16, (AS 17
and some annual improverments en IFRS 1, IFRS 9, IAS 41 and
IFRS 16 and narrow scope amendments to tAS 1, Practice
staternent 2 and 1AS 8 The above amendmenis are not

expected to have a significant impact on the Group's results.

Going concern

The financizi statements are prepared on a goeng concern basis.
Whilst the balance sheet shows thai the Group is in a net current
liability position, predominantly as a resull of the $220m of Senior
US Dollar Loan Notes that are reaching maturity within the next
12 months, the Group has access to £1.8bn of undrawn lacilities
and cash, which provides the Directors with a reasonable
expectation that the Group will be able to meet these current
liabilities as they fall due. In making this assessment the
Directors took into account forecast cash flows and covenant
compliance, including stress testing through the impact of
sensitivities as part of a ‘severe downside scenario’. Befere
factering 1n any incame receivable, the undrawn facilities

and ¢cash would also be sufficient to cover farecast capital
expenditure, property operating costs, adrmunistrative expenses,

maturing debt and interesl over the next 12 months from the
approval date of these financial stalements,

Having assessed the Principal risks, the Directors believe that the
Group 1s well placed to manage its financing and other business
risks salisfactorily despite the uncertain economic climate, and
have a reasonable expectation that the Company and the Group
have adeguate resources ta continue in operation for at least

12 months trom the signing date of these financizl statements.
Accardingly, they believe the going concern basis 1s an
appropriate one See the full assessment of preparation on

a going concern bas:s in the corporate governance section

on page 100.

Subsidiaries, joint ventures and associates (including funds)
The consolidated accounts include the accounts of the British
Land Company PLC and all subsidiaries lentities controlled by
British Lang}. Control is assumed where British Land s exposed,
or has the rights, to variable returns from its involvement with
investees and has the abitity {o 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 disposal. Accounting
policies of subsidiaries, joint ventures cor associates which differ
from Group accounting policies are adjusted on consalidation.

Business combinations are accounted for under the acquisition
method. Any excess of the purchase price of business combinations
over the fair vatue of the assels, liabilities and contingent liabilities
acquired and resulting deferred tax thereon is recognised as
goadwill. Any negative goodwill is credited to the income
statement in the pericd of acquistion.

Allintra-Group transactions, balances, income and expenses
are eliminated on consolidation. Joint ventures and essociates
[including funds) are accounted far under the equity metheod,
whereby the consolidated balance sheet incarparates the Group's
share irvestor’s share] of the net assets of its joint ventures and
associates. The cansolidated income statement incorporates the
Group's share of joint venture and associate profits after tax.
Their profits include revaluaton mavements on investment
properties. Where joint ventures and associates, including funds
generste tosses afler tax, these are recognised initially against
the Group's equity investment. If the Group's equity investmant
is nil, these are subsequently then recagnised against other
long teren interests, principally iong-term loans.

Distributions and other receivables from joint ventures and
agsoctates (including funds] are classed as cash flows from
operating activilies, except where they reiate to a cash flow
arising from a capital transaction, such as a property or
investment disposal. In this case they are classed as cash
{lows fram investing activities.

Properties

Properties are externatly valued at the balance sheet date.
Investment and owner-occupied properties are recorded at
valuation whereas trading properties ave stated at e luwer
of cost and net realisable value.
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FINANCIAL STATEMENTS cantinued

Notes to the accounts continued

1 Basis of preparation, significant accounting policies and
accounting judgements continued

Any surplus or deficit arising on revaluing investment
properties is recognised in the capilal and other column of
the income statement.

Any sprplus arising on revaluing owner-occupied properties
above cost is recognised in other comprehensive income, and any
deficit anising in revaluation below cost for owner-occupled and
trading properties is recognised in the capital and other column

of the income statement. On dispasal of owner-accupied prapecty.

any surplus is transferred directly to retained earnings.

The cost of properties in the course of development includes
attributable nterest and other assaciated outgoings including
attributabte development personnel costs. Interest is calculated
on the development expenditure by reference to specihc
borrowings, where relevant, and otherwise on the weighted
average interest rate of Briush Land Company PLC borrowings
Interest is not capitalised where no development activity is taking
place. A property ceases lo be lreated as a development property
on practical completion

Investment property disposals are recognrsed on completion.
Profits and lasses arising are recognised through the capital and
other column of the incorme statement. The profit on dispesalis
determined as the difference between the net sales proceeds
and the carrying amount of the assel at the comwnencement

of the accounting perrad plus capital expenditure in the period

Trading properties are initially recognised at the lower of cost and
net realisable value. Trading property disposals are recognised in
tine with the Group's revenug accounting policies.

Where investrnent properties are appropriated to trading properties,
they are transferred at market value. If properties held for trading
are appropriated (o investrment properties, they are transferred at
baok value. Transfers to or from investment propecty cccur when,
and only when, there 15 evidence of change m use.

Where a right-of-use asset meets the debinition of investment
property under iFRS 14, the right-of-use asset will initialty be
calculated as the present value of minimum ledse gayments
under the tease and subsequently measured under the lair
value model, based on discounted cash flows of net rental
income garred under the lease.

The Group leases out investrment properties undec aperating leases
with rents generally payable monthly or guarterly The Group is
exposed to changes in the residuat value of properties al the end
of current lease agreements, and mihigates this risk by aciively
managing its tenant mix in order to maximise the weighied average
lease tarm, mimrmise vacancies across the portfolo and maximise
exposure (¢ tenanis with strong financial characteristics. The
Group also grants lease incentives to encourage high quality
ternants to remain in properties for longer lease terms tease
1acentives, such as rent-free periods and cash cantributions to
tenant fit-put, and quaranteed rent increases are recognised as
part of tre investment property balance. The Group calculates
the expected credit loss for lease incentives and guaranteed

rent incréases based on Wetime expected credit losses under the
IFRS 9 simplif ed approach.
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Financial assets and liabilities

Cebtors and ¢reditors are mnitially recagnised at fair value and
subsequently measured at amortised cost and discounted as
apprepriate. On initial recogmition the Group calculates the
expected credit loss lor deblars based on lifetirne expectad
credit tosses under the IFRS 9 simplibed approach.

Otner invesiments include investments classified as amortised
cost and invastments classified as fair value through profit ar
loss. Loans and receivables classified as amartised cast are
measurad using the effective interest method, tess any iImpairment.
Interest 1S recagnised by applying the effective interest rate
Investments classified as [air value through profit or loss are
initially recorded at fair value and are subsequently externally
valued on the same basis at the batance sheet date. Any surplus
or dehcit arising on revaluing investments classified as fair value
through prafit or (oss is recognised in the capital and ather coiumn
of the income statarment.

The lease tiability associated with investment property which is
held under a lease, is initially calculated as the present value of
the minimurm lease payments, The lease liatility 1s subsequently
measured at amortised cast, uawinding as finance lease nterest
accrues and lease payments are made,

Debt instrurments are stated at their fair value on issue. Finance
charges inctuding premia payable on settlernent or redemptian
and direct issue costs are spread over the period te maturity,
using the effective interest method. Excepbional fimance charges
incurred due to early redemption lincluding premial are
recagrused in the incorne staternent when they accur.

Ccnverlible bonds are designated as fawr value through profit or
loss and so are initially recognised al fair value with all subsequent
gawns and losses, including the write-off of 1Issue costs, recegrised
in the capital and other column of the income slatemeni as a
camponent of net financing costs. The interast charge in respect
of the coupon rate on the bonds is recognised within the underlying
component of net financing costs on ar accruals basis.

As defined by IFRS 9, cash flow and fair value hedges are initially
recogrised at fair value at the date the derivative contracts are
entered into, and subsequently remeasured at fair value. Changes
in the fair vaiue of derivatives that are designated and qualify

as effective cash How hedges are recognised directly through
sther comprehensive incame as 3 movement in the hedging

and translation reserve. Changes in the lair value of derivatives
that are designated and qualify as eftective fair value hedges

are recorded In the capital and other column of the mcome
staternent, along with any ¢changes in the fair value of the hedged
itern that is attributable to the hedged risk. Any ineffective portion
of all derivatives is recognised in the capitat and other columin of
the income statement. Changes in the fair value of derivatives that
are act in a designated hedging relationshep under IFRS 9 are
recorded directly in the capital and other column of the income
statement, These derivatives are carried at fair value on the
balance sheet



1 Basis of preparation, significant accounting policies and
accounting judgements continued

Cash equivalents are limited to instruments with a maturity of
less than three menths.

Revenue

Revenue comprises rental income and surrender premia,
service charge income, managemeni and perfarmance fees
and proceeds frain Lhe sale of trading properties.

Reantal ncome and surrender premia are recegnised in
accordance with IFRS 16 Leases.

For ieases where s single payment is received to cover bath rent
and service charge, the service charge component 15 separated
out and reported as service charge income.

Rental income, including fixed rental uplifts, from investment
property leased out under an operating lease is recognised

as revenus on a straight-line basis over the lease term. Lease
incentives, such as rent-free periods and cash contributions to
tenant fit-cut, are recognised on the same straight-line basis
being an integral part of the net consideration for the use of the
investrnent property. Any rent adjustments based on open market
estimated rental values are recognised, based an management
estimates, from the rent review date in relation to unsettled rent
raviews. Cantingent rents, being those {ease payments that are
not fixed at the inception of the lease, including for example
turnover rents, are recognised in the period in which they

are earneq,

Lease modifications are defined as a change 1n the scope of

a lease, or the consideration of a lease, that was not part of

the original terrms and condiions of the lease. Modihcations to
aperating leases the Group holds as a lessor are accounted for
from the effeclive date of the madification. Medifications take into
account any prepaid or accrued lease paymenis relating to the
original lease as pan of the lease payments for the new lease.
The revised rermaining consideration under the modified lease is
then recognised in rental income on a straight-line basis over
the remaining lease term.

Concessions granted to tenants where rent has been reduced
or waived for a specified period are accounted for as lease
madifications. Cancessiens granted to tenants which allow the
deferral of rent payrments to the Group are not accounted for
as lease modifications on the basis there is no change (¢ the
consideration or scope of the lease.

Surrender prermia for the early termination of a lease are
recognised as revenue when the amounts become contractually
due, net ol dilapidations and non-recoverable outgoings relating
to the lease concerned

The Group appties the five-step-model as required by IFRS 15
i recognising its service charge income, management and
performance fees and praceeds from the sate of trading properties,

Service charge income is recognised as revenue in the period to
which it relates,

Management fees are recognised as revenue in the period to
which they relate and relate predominantly to the provision of
asset management, property management, develepment

management and administration services to joint ventures

and funds. Performance fees are recognised at the end of the
perfarmance period when the performance obligations are met,
the fee amount can be estimated relisbly ang it is highly probable
that the fee will be received. Performance fees are based on
properiy valuations compared to external benchmarks at the

end of the reporting period.

Proceeds from the sale of trading properties are recognised
when control has been transferced to the purchaser. This
generally occurs on completion. Proceeds from the sale of
trading properties are recagnised as revenue In the capital
and other ¢olumn of the income statement. All oiher revenue
described above is recognised 1 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
at the balance sheet date. Taxable profit differs from net profit
as regarted in the iIncame staterment because it excludes items
of income or expense that are not taxable [or tax deductible).

Delerred tax 1s provided on items thal may become taxable in the
future, or which may be used to offset against taxable prefits in
the future, on the temporary differences between the carrying
amounts of assets and liabilities far financial reperting purposes,
and the amounts used for taxation purposes on an undiscounted
basis. On business cornbinations, the deferred tax effect of

iair value adjustments 1s incorporaied in the consolidated
balance sheet.

Deferred lax assets and liabilities are nel off against each other
in the consolidated balance sheet when they relate to income
taxes levied by the same tax authority on different taxable enlities
which intend to either settie current tax assets and babilities on a
net basis.

Employee costs

The fair value of equity-setiled 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 ali
schermes except the Group's Long Term Incentive Plan and Save
As You Earn schemes, the fair value of awards are equal to the
market value at grant date. For aptions and performance shares
granted under the Long Term Incentive Plan, the fair values are
determined by Monte Carlo and Black-Scholes models. A Black-
Scholes modelis used for the Save As You Earn schemes.

Defined benefil pension scheme assets are measured using

fair values. Pension scheme Labilities are measured using the
projecied unit credit method and discounted at the rate of return
of a high quality corporate bond of equivalent term ta the schema
liatibties. The net surplus lwhere recoverable by the Group| or
deficit 1s recogaised in full in the consolidated balance sheet.

Any assei resulting from the calculation is limited to the present
value of available refunds and reductions in juture contributions
ta the plan. The current service cost and gains and losses on
setilement and curtailments are charged to operating 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 recogrised in full in the period n
which they occur and are presented in the consolidated statement
of comprehensive income,

Contributions to the Group's defined contribution schemes are
expensed on the basis of the contracied annual contribulion.

Accounting judgements and estimates

In applying the Group's accaunting policies, the Directors are
required to make judgements and estimates that affect the
financial statements.

The generat risk environment in which the Group aperales
remained heightened during the period, which is largely due to
the cantinued level of uncertainty associatad with the impact of
Covid-19, the significant detarioration in the UK retail market and
relatively weak investment markels.

Significant areas of estimation are-

Valuation of investment, trading and owner-otcupied progerties
and investments classified as fair value through profit or loss

The Group uses external professional valuers to determine tha
relevant amounts. The primary source of ewdence for property
valuations should be recent, comparable marcket transactions

on an arms-length basis. However, the valuation of the Group's
praperty portfolio and investmments classified as fair value through
profit or loss are inherently subjective, as they are based upon
valuer assumptions which may prove to be inaccurate.

Impairment provisioning of lease debtors lincluding accrued
ncome) and lease incentives, which are presented within
investment properties, are now cons dered to ba an area of
signdicant estimation. The impact of Covid-19 has given rise ta
an increase in lease debtors due from tenants along with higher
loss rates. Consequently the impairmeni prowvisions, catculated
using the expected credit toss model under IFRS 9 against
these balances, are higher than in previous periods

The key assumptions withan the expected credit logs mede!
include the tenants” credit risk rating and the related loss rates
assumed for each risk rating depending on the ageing profite. in
the current environment as a result of Covid-19, more weighting
is gven Lo risk rating when determining expecied credit losses.
Tenant risk ratings are determined by managerment, taking into
consideration 'nfermation avaitable surrounding a tenant's credit
rating. financiat positien and historicat loss rates. Consideration
1s also given for the current impact of Cowd-1% and its potential
impact over the next 12 months on thewr business along with
indusiry trends, Tenants are classified as being in Administratian
or CVA, high, medium or low risk based on thig infarmation. The
assigned (0ss rates for these risk categories are reviewed at each
halance sheet date. The sama key assumptions are applied in
the expected credit 1oss model for tenant incentives, without the
consideration of ihe ageing profile which is not relevant for these
balances. The loss rates attributed to each credit nisk rating for
lenant incentives 1s lower than that attributed to ease debtors on
the basis that tne associated credit risk an these balances, which
relate lo the lenant's fulure lease labdities, s lower than that
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associated to current tenant debtors outstanding as a result
of Covid-19.

As provisioning is 3 new area of significant estimation 0 the
current year several additional tables, including sensitivity
disclosures. have been provided relating lo lease debtors in
Nole 13 and lease incentives in Note 10.

Cther less significant areas of estimation include the valuation

of interest rate derivatives, the determination of share-based
payment expense, the actuarial assumptions used in calculating
the Group's retirerment Genefit abligations and taxation provisions.

The following items are ongoing areas of accounting judgement,
however, significant judgment has not been required far any of
these iterns in the current financial year

RE!T status: British Land is g Real Estate avestment Trust [REIT]
and does not pay tax an its praperty income or Gains on properiy
sales, provided that at least 90% of the Group's property income
is distributed as a dindend to shareholders, which hecomes
1axable in their bands, o addition, the Group has 1o meet

certain conditiens such as ensuring the property rental business
represents more than 75% of total profits and assels. Any
potentiat or proposed changes to the REIT legistation are
monitored and discussed with HMRC. It is management’s
intention that the Group will continue as a REIT for the
foreseeable fulure

Accounting for joint ventures ang funds. In accardance with
{FRS 10 ‘Consolidated financial statements’, IFRS 11 "Jaint
arrangements’, and IFRS 12 Disclosures of interests mn ather
entities’ an assessment is required to determine the degree of
control or influence the Group exercises and the farm of any
control to ensure that the financial staternent treatment is
appropnate. The assessment underiaken by management
includes cansideration of the structure. legal form, contractuat
terms and other facts and circumslances 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
¢t control the Group exercises within the current or prior year
Group shares in joint venturas and funds resulting from this
peacess are disclased in Nate 11 to the financial statements,

Joint ventures are accounted for under the equity method,
whereby the consaolidated balance sheet incorgarates the Group's
share of the net assets ol its joint ventures and associates.

The consolidated incorme statement incorporates the Group's
share of joint venture and associate prolits after tax

Accounting for transactions: Property transactions are complex
in nature and can be material to the finangial statements,
Judgements made in relation to transactions include whether an
acquisition 5 a business combination or an asset; whathe- held
for sale cnteria have been mel for transaclicns not yet completed;
accounting for transaction costs and contingent consideration:
and application of the concept of inked accounting. Management
consider each transaciion separately in order (o determine the
most appropriate accounting teatmen:, and, when considered
necessary, seek ndependent advice.



2 Performance measures

Earnings per share

The Group measures financial performance with reference to underlying earmings per share, the European Pubiic Real Estate
Assaciation [EPRA} earnings per share and IFRS earnings per share. The relevant earnings and weighted average number of shares
fincluding dilution adjustrments) for each performance measure are shown below, and a reconciliation between these is shown within
the supplementary disclosures [Table B}

EPRA earnings per share is caleulated using EPRA earnings, which is the IFRS loss after taxation atiributabte to shareholdars of the
Campany excluding investment and development property revaluations, gains/losses on investing and trading property dispesals,
changes in the fair value of financial instruments and associated close-out costs and their related taxation.

Underlying earnings per share is calculated using Underlying Profit adjusted for underlying taxation (see Note 7] Undzrlying Profit is the
pre-tax EPRA earnings measure, with additional Company adjusiments. No Company adjustments were made in either the current or
prior year.

firg) 2020
Relevant Relevant
Relevant number Earnings Relavant numser Earnings
. earnings of shares per share earnings of sharas per share
Earnings per share Em millian pence £m million pence
Underlying
Underlying basic 175 $27 18.9 304 934 32.8
Undertying diluted 175 930 18.8 3046 337 32.7
EFRA
EPRA basic 175 %27 18.9 306 934 328
EFPRA diluted 175 930 18.8 304 937 27
IFRS
Basic {1,031) 927 (111.21 [1.027] 934 {1100
Dituted {1,031] 927 1111.2) [1.027} 934 [110.0]

Net asset value

The Group adopted the EPRA issued new best practice guidelines in the year ending 31 March 2021, incorgorating three new measures of
net asset value: EPRA Net Tangible Assets [NTA), Net Remnvestment Value (NRV) and Net Dispesal Value INDV). EPRA NTA is considered
to be the most relevant measure for the Group and is now the primary measure of net assets, replacing the previously reported EPRA
Net Asset Value metric. The lotal accounting return is now calculated based on EPRANTA. Further cetail on the adopted metrics is
ncluded within the supalermentary disclesures [Table B).

The net assels and number of shares for gach performance measure are shown below. A reconciliation between IFRS net assets

and the three EPRA net asset valuation metrics, and the relevant number of shares for each performance measure, are shown within
the supplementary disclasures [Table B). EPRA NTA is a measure that is based on IFRS net assets excluding the mark-to-market on
derivatives and related debt adjustments, the carrying value of intangibles and deferred taxation on property and dervative valuations,
The metric includes the valuation surplus on trading properties and 1s adjusted for the dilutive impact of share options.

01 202¢
frelevant Net asset Relevant Met asset
Relevant number value per Ralevant nmumber of value per
net assets of shares shara nel assels shares. share
Net asset value per share m million ponca £m Faitlian pence
EPRA
EPRA NTA 6,050 933 648 7,202 932 773
EPRA NRV 6,599 933 707 1872 932 B4S
EPRA NDV 5,678 932 609 6.762 932 726
IFRS
Basic 5,983 927 645 7.147 927 il
Diluted 5,981 933 641 7.147 932 767
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

2 Performance measures continued
Tatal accounting return

The Group also measures inancial performance with reference to total accounting return. This is calculated as the movernent in EPRA
Net Tangibie Assels per share and dividend paid in the year as a percentage of the EPRA Net Tangible Assets per share at the start of

the year.
2021 2070
Uecreasain Dividend per Totat fecrezse n  Owidend per Taiat
NT4 per share share paid acgounting NTA per share share paid accounting
penge pence Telurn pance pence return
Total accounting return (125) 8.40 115.1%) 131} 3147 111.0%|
3 Revenue and costs
202 2620
Capital Capial
Underlying and alher Tolal uUnderlying and olher Towat
em em Em £m £m fon
Rent receivable 370 - 370 431 - 43
Spreading of tenant incentives and guaranteed renl increases 7 - 7 {3l - 13l
Surrender premia - - - 5 - 5
Gross rental income 377 - 77 433 - £33
Trading property sales proceeds - - - - a7 87
Serace charge income L1 - 14 b4 - b4
Management and perfarmance fees [irom joint ventures and funds) 7 - 7 8 - 8
Other fers and commissions 20 - 20 21 - 21
Revenue 468 - 468 526 87 613
Trading p-operty cost of sales - - - - i70] (70
Service charge expenses {59 - 1591 161} - [81)
Property aperaling expenses 145} - f45) 48] - 24
Provision for impairment of trade debtors and accrued income 521 - (52 i4) - 4]
Provision for impairment of lenant incentives and guaranteed
rent increases 18) - 8) 1200 - (201
Diher fees and commissions expenses 1181 - {16) 117 - 1k
Casts ) 1180} - 1120} 1148] |70] 1218
238 - 288 378 17 395

The cash element of net rental income Igross rental income tess property operating expenses] recognised during the year ended

31 March 2071 fram properties which were not subject Lo a security interest was £202m (2619/20 €3146ml. Property operaling expenses
relating to investment preperties that did not generate any rental incorme were £nil [2019/20: Enill. Contingent rents of £5m 12019/20: €3m)

were recognised in the year.

Further detail on the provision for imgairment of trade debtars, accrued income, tenant incentives and guaranteed rent increases is

disclosed in Note 10 and Note 13
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4 Valuation movements on property

2027 2000
£m €m
Consolidated income statement
Revaluation of properties (886) [1.105)
Revaluation of gwner-occupied properties 2 .-
Revaluation of properties held by joint ventures and funds accounted for using the equity methad (409} 1284
{1,297] [1,389]
Consolidated statement of comprehensive income
Revaluation of owner-occupied properties (i !
11,298} [1,388)
S Auditors’ remuneration
PricewaterhouseCoopers LLP
2027 2020
Ln £m
Fees payable 1o the Company's auditors for the audit of the Cempany's annual accounts 0.5 03
Foes payable 1o the Company's auditors for the audit of the Company s subsidiaries, pursuant 1o legislation 0.1 04
Tatal audit tees 0.6 0.7
Audit-related assurance services 0.2 0.1
Total audit and audit-related assurance services 0.8 08
Other fees
Other services - -
Total 0.8 0.8
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

& Net financing costs

2021 220
£m fm
Underlying
Financing charges
Facilities and averdrafis {22] (25}
Cerivatives k1l 30
Other loans (74) 1761
Qbligations under head leases (&) 14}
{69) 175)
Development interest capilalised 7 8
G
Financing income
Depoesits, securities and liquid investments - 3
- i
Net tinancing charges - underlying 1621 (66
Capital and other
Financing charges
Valuation movement en fair value hedge accounted derwatives! {83} 62
Valuation movement on fair value hedge accounted debt! 83 |62}
Capital financing costs - 3
Fair value mavement an convertiole bonds 13) [4]
Valuation mavement on non-hedge accounted derivatives - (40!
{3 141}
Financing income
Valuation movement on non-hedge accounted derivalives 15 -
15 -
Net financing charges - capital 12 [411
Net finanting costs
Total inancing incorme 18 i
Tolal financing charges [45) 1108}
Net financing costs {50} $107)

1. The diference betweea valuatian moverneni on designaced taic value hedge accounted dernvatives thedgirg nstruments) ard the valuation movement an faic value hedge
accoynted deht [hedged tem| represents hedge ineffectiveness for the perind of £nil 12019/20 Enil).

Interest payable on unsecured bank loans and retzled interest rate derivatives was £11m (2019/20: £9m] Interast on development
expendilure is capitalised at the Group's weighted average interest rate of 2.2% (2019/20. 1.9%}. The weighted average inlerest rate
on a propertionately consolidated basis at 31 March 2021 was 2.9% (2019/20: 2.5%].
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7 Taxation

2021 2020
Em Em

Taxation lexpense) income
Current taxation
Underlying profit
Current peried UK corporation Laxation [2020/21: 19%, 2019/2C 19%) 12} -
Underlying p-ofit adjustments in respect of priar penads’ [24) -
Total current underlying profit taxation expense {26) -
Capital profit
Current period UK carporation taxation [2020/21: 19%; 2019/20 19%! - il
Capital proft adpustrrents in respect ol prior periods 1 5
Total current capital profit taxation income 1 4
Total current taxation [expensel income (25]
Deferred taxation on revaluations and derivaiives 15 12l
Group total taxation lexpensel income (301
Attributable ta joint vertures and funds 1 -
Jotal taxation {expense) income (29) 2
Taxation reconciliation
Loss on ardinary activties before laxation (1,053) {1,114
Less: loss atlributable ta joint ventures and funds? 358 227
Group loss on ordinary activities before taxation 1695] 18851
Taxation an loss on ordinary activities at UK carporation taxation rate of 19% [2019/20: 19%] 132 169
Effects of:
- REIT exempt income and gains 1134) 1145
- Taxation losses - 15}
- Deferred taxation on revaluations and derivatives [5) 12]
- Adjustments in respect of prior years (23] 5
Group total taxation lexpense) incame (30] 2

1. Includes the £28m corporatian tat charge i relation o the year ended 31 March 2020, discussed below, offset by other credits in respect of prier periods of £4m relating to tax
provisions in respect of historic taxation matters and points of uncertainty

2. Acurrent taxation incorme of £1m [2019/20: Enill and a delerced taxalion credit of £nil (2019/20: £nill arose on profits altribulable to jeint ventures and funds. The low tax charge
refiects the Group's REIT status.

Taxation expense attributable to Underlying Profit for the year ended 31 March 2021 was £26m (2019/20: £nill. Taxation income

attributable to Capital and other prafit was £1m [2019/20: income of £4m]. Corporation taxation payable at 31 March 2021 was £7m

[2019/20: £17m) as shown on the balance sheet.

A REIT is required to pay Property Income Distributions [PIDs] of at least 90% of the taxable prolits from its UK property rental business
within 12 morths of the end of each accounting period.

Following the temporary suspension of the dividend to best ensure we could effectively support our customers who were hardest hit
ang proteci the long term value of the business as a resull of Covid-19, there was a shortfall in the required distributions for the year
ended 31 March 2020, We agreed with HMRC that we would remain compliant with the REIT regime requirements through payment of
corporaticn tax at 19% on the underpayment of the PiD requirement for the year to 31 March 2020 arising as a consequence of Covid-19.
The taxable PID underpayment is expected to be £149mm and the resulting carporation tax thereon of £28m has been paid in the year
ended 31 March 2021,

Following the resumption of the dividend. it is expected that the PID requirement for the year to 31 March 2021 and subseguent years
will be satisfied in full on a timely basis through dividend payments.
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FINANCIAL STATEMENTS confinued

Notes to the accounts continued

8 Staff costs
021 2020
Staff costs [including Directors) fm Ll
Wages and salaries 53 56
Secial security costs 7 7
Pension caosts . 3 é
Equity-settied share-based payments 3 &)
[ 66

The average manthly number of employees of the Company during the year was 326 [2019/20: 300). The average monthly number o
Group employees, including those employed directly al the Group’'s properties and their costs recharged to tenants, was 634 [2019/20:
472). The average manthly number of employees of the Company within each categery of persons employed was as follows: Retail: 27;
Cffices: 16; Canada Water- 17, Developmenis: 39; Storey. 10; Support Functiens: 217. The average monthly number of emplayees of the
Group within each categary of persons employed was as follows: Retail: 27; Oifices: 16; Canada Water: 17; Developments: 3% Sterey: 10,
Support Functions: 217; Property Managament- 308,

The Exacutive Diraclors and Non-Executive Direclors are the key management personnel Their emoluments are disclosed in the
Remuneration Report on pages 122 io 143.

Staff costs
The Group's equity-cettled share-based payments comprise the following:

Scheme Fair value measure

Leng Term Inceniive Plan [LTIP] Monte Carlo model simulation and Black-Scholes option valuation models
Restrictad Share Plan IRSP) Market value at grant dale

Save As You Earn schemes [SAYE| Black-S¢hales aptien valuation madel

The Group expenses an estimate af how many shares are likely [o vest based on the market price at the date of grant, taking account
of expected performance against the relevant performance targets and service periods, which are discussed in further detail in the
Remuneration Report.

During the year and the prior year the Group granted perfarmance shares under its Long Term Incentive Plan scheme. Performance
cond:ticns are measured over a three-year period and are a weighted blend of Totzl Shareholder Return (TSRI, Total Property Return
(TPR] and Total Accounting Relurn iTAR] Isee Directors” Remuneration Report for detaits). For non-market-based performance
conditions, the Group uses a Black-Schales aption valuation rmethod to obtain fair values For market-based performance conditions, a
Maonte Carlo model s used as this provides a more accurate fair value for these performance conditions, The key inputs used to obtain
fair values for LTIP awards are shown below

22 June 2020 24 July 2019

Awards wilh  Awards with Awards wilh

halding no halding Awards with ng holding

period period  holding periad period

Share price £4.09 £4.09 £5.35 £5.35
Exercise price £0.00 £0.00 €£0.00 £0.00
Expected volatility 28.3% 28.3% 17.1% 17 1%
Expected term lyears) 3 3 3 3
Dividend yeld 0.0% 0.0% 0.0% 0.0%
Risk free interest rate 0.0% 0.0% 0.47% 047%
Fair value - TSR Tranche FTSE 350 €1.01 £1.18 £1a1 £1.54
Fair value - TSR Tranche FTSE 100 £1.30 £1.51 £1.40 £153
Fair valye - TPR and TAR Tranches £€3.51 £4.09 £4.89 £5 35

Movemenls in shares and options are given in Note 20.
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% Pensions

The British Land Group of Companies Pension Scheme ['the scheme'} is the principal defined benefit pension scheme 1a the Group.
The assets of the scherne are held in a trustee-administered fund and kept separate from those of the Campany. It is not contracted
out of SERPS [State Earnings-Related Pension Schemel, it is not planned to admit new employees to the scheme and during the year
the scherne was closed to future accrual, effective 1 September 2020. Active members were therelfore moved to deferred status in the
year with future pension contributions payable to the Defined Contribution Pension Schemes of the Group.

The Group has twao other smiall defined benefil pension schemes. There are also twa Defined Contribution Pension Schemes.
Contributions 10 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 £3m (2019/20: £6rn), af which E5m (2019/20: £5m] relates to def.ned cantribution
plans, E1m (2019/20: £1m) relates te the current service cost of the defined benelit schemes and a credit of £3m [2019/20: £nill retates
ta a curtailment gain, presented as a past service cost, as 3 resull of the clasure of the defined benefit schemes to future accruat.

The last full actyarial valuation of the scheme was perfarmed by the scheme actuary, First Actuarial LLP, as at 31 March 2018. The
employer does hot expect ta make any paymenls during the year to 31 March 2G22. The major assumptions used for the actuarial
valuation were:

2021 2020 2019 2018 2017
Y pa % pa % pa % pa % pa
Discount rate 20 23 24 2.6 24
Salary inflation - 39 48 69 49
Pensions increase 3.4 25 33 33 33
Price inflation 35 25 34 34 3.4

The assumnptions are that a member ¢urrently aged 60 will live an average for a further 28.0 years if they are male and for a further
2%.6 years if they are female. For a member who retires in 2040 at age 49, the assurnptions are that they will live on average for a further
293 years after retirement il they are male and for a further 31.0 years after retirement if they are female,

Composition of scheme assets

won 2020

£m £m

Equities 68 (1]
Diversified growth funds 42 50
Other assets 68 51
Total scheme assets 178 161

93.8% of the scheme assets are quoted in an active market. All unguoied scheme assets sit within equities

The amount included in the batance sheel arising from the Group's obligations in respact of its defined benefil schemes is as follows:

2021 2020 2009 2018 017

. £m £m Em fm Em
Present value of defined scheme obligations (152} [131) 1147) 11471 [187]
Fair value of scheme assets 178 161 140 152 154
Irrecoverable surplus' 126) (30 {13] 51 -
Liability recognised in the balance sheet - - - - 3]

1. The net def ned beneht assel must be measured at the lower of the surplus in the defined benefit schemes and the asset ceiling. The asset ceiling 15 the present value of any
economic benefits available in the farm of refunds from the schemes or reductions to future contributions to the schermes. The assel ceiling of the Greup's delined benefit
schemesis Cnil (2019/20: Enil]. \heretore the surplus in the defined benefit schemes of £26m [2019/20. £30mlis rrecaverable.

The sensilivities of the defined benefit abligation in relation to the major actuarial assumptions used to measure scheme liabilities are

as follows

Increasef(decreasel in defined
schere obligations

) Changae in nn 2020
Assumption assumption £m Em
Discount raie +0.5% 114) (11}
Salary inflation +0.5% - 1
RPIinflation +0.5% 12 12
Assumad bfe expectancy +1 year & 4
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FINANCIAL STATEMENTS conlinued

Notes to the accounts continued

9 Pensions continued

History of experience gains and losses

2021 2070 me 019 2017
m £ £m Em Em
Tetal actvarial {loss| gain recogmsed in the consolidated statement
of comprehensive income?? {13] - - 9 12)
Percentags of present value on scheme Liabilities 18.6%] 10.3%| 0.1% 41% 7.2%
1. Movemenis siated after adjusling lor irrgcoverabiliy of any surplus.
2 Cumulalve lgss recogmsed i the statemnent of comprehensive income 15 £53m (2019/20. £40ml.
Movements in the present value of defined benefit obligations were as follows:
2021 2020
£m Em
At 1 April 131) 11471
Current service cost b} 2]
Curtallment gain 3 -
Interest Cost (4] [4)
Actuarial {lgssg) gain
ILoss] gain from change in financial assumplions (28) 17
Gain an scheme liabilities arising from experience L -
Benefits paid 4 5
At 31 March (152} i3
Movements in the fair vatue of the scheme assets weare as follows:
2021 2020
im Em
AL 1 April 181 160
Interest intome on scheme assets 4 &
Cantributions by employer 10 !
Actuarial gain 9 1
Benelits paid 16} 15|
At 31 March 178 181

Through its defined benefit plans, the Group is exposed to a number of risks. the mest significant of which are detailed belaw:

Asset volatility

The liabilities are calculated using a discount rate set with reference to corparale bend yields: if assets underperform this yietd, this will
create a deficit. The scheme holds a significant portian of growth assets (equities and diversified growth funds] which, although expected
10 outperform corporate bonds in the long term, create volatility and risk in the short term The allocation to grewth assets is monitored
to ensure it remains appropriate given the scheme’s fong term cb)jectives.

Changes in bond yields
A decrease in corporate bond yields will increase the value placed on the scheme's liabilities for accounting purpeses. althaugh this will
be parially offset by an increase in the value of the scheme’s bond holdings.

Inflation risk

The majarity of the schame's benefit obligations are linked ta inflation, and higher inflatien will lead ta tigher liabilities [althaugh. in most
cases, £aps on the level of inflationary increases are 1n place to protect against extreme inflation]. The majority of the assets are either
unaffected by or only loosely correlated with inflation, meaning that an increase ininftation will also decrease the surplus

Life expectancy
The majority of the scheme's obligations are to provide benefits for the life of the member, so increases i life expectancy will result
in anincrease in the Liabilities.
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10 Property

Property reconciliation far the year ended 31 March 2021

Investment

OHices and Canada develu;m:t:: Owner-
Retail Residential Waler Devalopments properties Trading Occupied
Levet Level 3 Lavel Lleveld Level 3 Propertias Level 3 Tatal
€m Em im £m £m <m £m £m

Carrying value at 1 April 2020 3,188 3,941 400 659 8,188 20 [1:] 8,276
Additions

- property purchases 52 - - 52 - - 52

- development expenditure 3 13) 25 76 101 - 3 104

- capitalised interest and siaff cosls - - [A 7 i1 - - 1

- capital expendilure on asset

management initiatives 20 8 - [ 3 - - 34
- right-of-use assels - 2 - - 2 - - 2
75 7 29 a9 200 - 3 203

Disposals té21) 1499) - (10 (1,130) - (68) 1,196]
Right-of-use assels disposals - - 138) - 138) - - 1361
Reclassifications 14 - - [22) 18) & - -
Revaluations included in income stalement [683) 1202) 17} & 1886) - (2] (888)
Revaluations included in QCI - - - - - - (1] (M
Mavement in {enantinceniives and contracted
rent uplift balances 1 5 - - [4) - - (4
Carrying value at 31 March 2021 2,176 3,042 384 722 6,326 26 2 6,354
Lease liabilities INotes 14 and 1511 [108)
Less valuation surplus on right-of-use assets? (8l
Valuation surptus on trading properties 9
Group property portfolio valuation at 31 March 2021 6,247
Nan-controlling interests (137
Group praperty portfolio valuation at 31 March 2021 attributable to shareholders 6,110

1. The £25m diference between lease labilities of £108m and £133m per Notes 14 and 15 relates to a [29m tease bability where the right -of -use asset is classified as property.

plant and equipment.

2. Relales lo properties held under leasing agreements. The fair vatue of righl-al-use assets is determined by calculating the present value of net rectal cash lews over the term
of the lease agreements. IFRS 36 right-of-use assets are not externally vawsed, their far valuyes are determined by management, and are therefore not included in the Group

property porifalio valuation of £4.247m above.

Additions include capital expenditure in respense o climate change, in ine with our Sustainatility Strategy to reduce both the embedied
carbon in our develcpments and the operational carbon across the Group's property portfolio. For further details, refar to the
Sustainability section of the Strategic Report on pages 40 to 53.
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

10 Property continued
Property reconciliation for the year ended 31 March 2020

Investmen!
ang

Clfices and Canada development Qwner-
Retail Resideniiat Water Oevelopments propesties Trading Octupied
Level 3 Levei 3 Level 3 Level 3 Level 3 Froperiies Lewel 1 Total
Em £m £m Em Em £m £m im
Carrying value at T April 2019 4317 3.776 318 520 8.931 87 73 ¢.091
Additions
- property purchases 19 34 - 4 4 - - 94
~ development expenditure 1 2z 24 129 154 - - 156
- capilalised interest and siaff costs - - 4 5 El - - 9
- capilal expenciture on assat
rnanagement jnitiatives' 36 54 - 2 92 - - 92
- right-of-yse assets 5 48 21 - 74 - - 74
41 138 L9 177 425 - - 425
Depreciation - - - - - - 1] (1l
Disposals (58 - - - (58) &7 - {125
Reclassifications 45 {14) - {26l 5 - {5l -
Revaluations included in income statement 11.158] 35 kx} 9] (1.105) - - {1.105)
Revalualions included in OCI - - - - ~ - 1 f
Movement in tenant incentivas and contracted
reni uplift balances 119) [ - 3 1al - - 110]
carrying value at 31 March 2020 3.188 3.94) 400 459 8,188 20 68 8.276
Lease liabiliiies INotes 14 and 19| 11631
Less valuation surplus on right-of-use assets? 120}
Valuation surplus on trading properiies 13
Group property portfotio valuation at 31 March 2020 8,106
Non-centroliing interests 185§
Graup property portfolio valuation at 31 March 2020 attributable to shareholders 7.921

Offices capitat expenditure includes £36en of Hexible workspace fit-out i the current year which has been reclassified from property, plant and equipment 1o property additipns.
Relates to properties held under leasing agreaments. The fair value of right-of-use assets is determined by calculating the present value of nel rental cash flows over the term
of the lease agreements |FRS 14 right-ol-use assets are nol externally valued, their fair values are delermined by management, and a7e therelore not included in the Groug
praperty porifolio va,uation of £8,106m above,

-

Property valuation
The different valuation method levels are definad belew

Level :  Quoted prices (unadjusted) in active markets for identical assets or liabilities.

Level 2:  Inputs other than quoted prices inciuded within Level 1 that are observable for the asset or liability, either directly
li.e. as prices} or indirectly (i.e, derived from prices|.

Level 3:  Inputs for the asse or liability that are not based on observable market data [unohservable inputs).

These levels are specified in accordance with IFRS 13 ‘Fair Value Measuremeant’. Property valuations are inherently subjective as

they are made on the basis of assumptions made by the valuer which may not prove Lo be accurate. For these reasons, and consistent
with EPRA’s guidance, we have classif.ed the valuations of our property portfolio as Level 3 as defined by IFRS 13 The inpuls to the
valuations are defined as ‘unobservable’ by IFRS 13 and these are analysed in a table on the foilowing pages. There were no transfers
between lavals in the year.

The general risk environment in which the Group cperates remained heightenad during the period, which 1s largely due to the impact of
Covid-19, uncertainty regarding the impacl of the UK's exit frorn the EU, the significant delerioration in the UK retait market and weak
investment markets This environment has had, and may conbinue to have, a significant impact upon property valuations.

The Group's tolal property portioho was valued by external valuers on the basis of fair value, in accordance with the RICS Valuation -
Global Standards 2019, pubtished by The Royal Institution of Chartered Surveyors.
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10 Property continued

The Covid-19 pandemic has continued to impact glebal financizl markets and market activity in many sectors, with some real estate
markets having experienced lower levels of ransactional activily and liquidily In some cases, ‘lockdowns™ have been applied - in varying
degrees - to reflect further ‘waves’ of Covid-19. While these may imply a new stage of the crisis, they are not unprecedented in the same
way as the initial impact. As at the valuation date property markets are maostly functioning again, with transaclion volurmes and other
relevant evidence returning te levels which our valuers consider to be an adequate gquanium of market evidence upon which to base their
opinions of value, Accordingly, and for the avoidance of doubt, our valuers have not reported their valuations as being subject to ‘malerial
valuation uncertamiy as defined by VPS5 3 and VPGA 10 of the RICS Valualiun - Global Standards. Qur valuers have, however, highlighted
the market context under which their cpinions have been prepared and. in recognition cf the potential for market conditions to move
rapidly in response to changes in the control or future spread of Covid-19, the importance of the valuation date

In prepanng thair valuations, our valuers have considered the impact of concesstons agreed with tenants at the batance sheet date,
which mainly relate to rent defercals and rent-free periods. on valuations, primarily of retail assets. They have also given consideration
to occupiers in higher risk secters, and thase assumed to be at risk of default, in determining the appropriate yields to apply.

At 31 March 2020 all of our external valuation reports included a ‘'material valuation uncerlainty’ declaration, which emphasised that
less certainty - and & higher degree of caulion - should be attached to the valuations than would nermally be the case. In light of this,
we reviewed the ranges used for our sensitivity analysis, and adopted expanded ranges to reflect this increased uncertainty. No such
declaration was included in our valuation reports at 31 March 2021, with our external valuers concluding that there was an adequate
quantum of markel evidence upon which te base opinions of value. Consequently, for the purposes of our sensitivity tables, we have
determined it approprate to revert to the ranges adopted in reporting periods in which the ‘maternial valuation uncertainty declaration
was not present, as we have the same level of certainty over our external valuaticns, being +/-5% for ERV, +/-25bps for NEY and +/-5%
for development costs

There has been na change in the valuation methodology used for investrnent property as a result of Covid-19.

The information provided to the valuers. and the assumptions and valuation models used by the valuers, are reviewad by the property
portfolio teamn, the Head of Real Estate and the Interim Chief Financial Officer. The valuers meet with the external auditors and also
present directly to the Audit Commmittee at the interim and year end review of results. Further details of the Audit Committee’s
responsibilities in relation to valuations can be found in the Repoert of the Audit Cornruittee on pages 116 to 121,

investment properties, excluding properties held for development, are valued by adopting the ‘investment method of valuation.

This approach involves applying capitalisation yields ta current and future rental streams net of income voids arising from vacancies or
rent-free periods and asscciated running costs. These capitalisation yields and future rental values are based on comparable property
and leasing transactions in the market using the valuers’ professianal judgement and market observation. Other factors taken into
accountin the valuations include the tenure of the property, tenancy details and ground and structurat conditions.

In the case cf ongoing developments, the approach applied is the residual method’ of valuation, which 1s the inwvestrment method of
valuation as described above, with a deduction for all casts necessary to compiete the development, including a notional finance cost,
together with & further allowance for remaining risk. Properties held for development are generally valued by adopting the higher of the
residual methad of valualion, atlowing for all associated risks, or the investment methed ol valuation for the existing assel.

Copies of the vatustion certificates of Knight Frank LLP, CBRE, Jones Lang LaSalle and Cushman & Wakefield can be found at
britishland.com/reporis.

A breakdown of valuations split between the Group and its share of joint ventures and funds is shown below: -

2021 2020

Joint Joint

veniures ¥ealures
Group and funds Tolat Group and funds Total
L £m £&m Em Em fm £m
Kright Frank LLP 1,375 40 1,615 1420 54 1474
CBRE 1,642 124 1,766 2,097 183 2,280
Jones Lang LaSalle 849 506 1,355 1348 745 2.113
Cushman & Wakeheld 2,381 2,378 4,759 3,241 2.270 5511
Tatal property portfolio valuation 6,247 3,048 9,295 R106 3.272 11,378
Non-controlling inferests {137 [26] [143) {185} [34] [221)
Total preperty portfolio valuation attributable te shareheolders 4,110 3,022 9,132 792 3,236 11,157
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

10 Property continued

Infermation abpul fair value measurements using unobservable inputs lLavel 3) for the year ended 31 March 2021

F3ir value at ERV persqlt Equivatent yield Costs Lo complete par s5q it
31 March 2021 Valuation Min Max Average Min Max  Average Min Max  Avgrage
Investment £m technigue [ £ £ % % 2 £ € 4
Retail Investment
2,118 methodology 2 32 18 5 1 8 - 46 13
Offices Investment
2,918 methodology 2 174 58 4 & 5 - 475 85
Canada Water' Rasidual
) 387 methodology 22 53 50 5 3 E 162 43 260
Residential frvestment
84 rethodolagy 2 2 2 5 5 5 - - -
Developmentis Residual
723 methadolngy &5 90 77 [ 14 6 2 89 48
Totat 6,212
Trading properties
at fair value 15
Group property
portfalio valuatian 6,247

1. Includes awner-occupied,

Information about fair value measurements using uncbservable inputs (Level 3] for the year ended 31 March 2020

Faur valye at ERY per $q 1t Equivatent yield Costs (0 campletd per sq i
31 March 2020 Waluatien M Bax Average Min Max Average Min Max Avarage
Investment Em technique . £ £ 4 % i % £ € £
Retail lnvestment
3,128 methodalogy 2 87 21 A 1 7 - 85 15
Offices' Investment
3,851 methodology 9 77 40 4 ] 4 - 421 42
Canada Water Investment
364  methodology 15 31 20 2 6 4 - - -
Residential Investmeant
74 methadology 38 38 38 4 4 4 - - -
Develogments Restdual
660 methodology 48 62 55 4 5 4 - 3467 220
Total 8073
Trading properties
at fair value 33
Group property
portfolio valuation 810

1 Includes owner-accupied.

Information about the impact of changes in unobservable inputs (Level 3] on the fair value of the Group’s property portfolio including
share of joint ventures and funds for the year ended 31 March 2021

Fair value at

Impact en valuations

Impact on valyations

Impact on vaiuatigns

3 March 2021 +5% ERY -5% ERY -25bps NEY  +25bps NEY -5% cosis +5% costs

£m £m m {m £m £m £m

Retail 2,579 97 (95§ 91 asi z (2

Btfices’ 5,244 234 (244} 358 {1271 17 18]

Canada Water 387 58 [60) Fal 164} 77 177

Resigential 91 1 in 2 Al - -

Developments B82% b2 161) 101 1891 25 (27}
Group property portfolio valuation including share

of joint ventures and funds ?,132 454 1482) 633 1568} 121 1122)

T Includes tradirg properuies al lair value
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10 Property continued

Information about the impact of changes in unobservable inputs (Level 3) on the fair value of the Group’s property portfelio including
share of joint ventures and funds for the year ended 31 March 2020

Impact on valuations

Impact or valuatians

Impact an valuations

JIF;;rr::I;EZ‘S +10% £RY -10% ERV -50bps NEY +50bps NEY -11% costs +10% cosis

Em £m £m £m £m £m £m

Retait 3,848 297 [287| 322 [274) 4 14)

Offices! 5,800 953 (5301 878 1678} 26 127

CanadaWaler 384 7 17) 8 14) 136 {133)

Residential 9% 2 12] 4 {3 - -

Devalopments 1,044 129 (128 198 {155) 19 19)
Group property partfolio valuation including share

of joint ventures and funds 11,157 988 (954] 1,410 [1,118] 185 {183]

1. Includes trading properties at fair value

All other factors being equal:

- ahigher equivalent yield or discount rate would lead lo a decrease in the valuaticn of an asset

- anincrease in the current or estimated future rental stream woutd have the effect of increasing the capitat value

- anincrease in the costs to complete would lead to a decrease in the valuation of an asset

However, there are interrelationships between the unobse~vable inputs which are partially determined by market conditions. which

would impact an these changes.

Provision far impairment of tenant incentives and guaranteed rent increases

A provisson of £23m (31 March 2020: £17m has been made for impairment of tenant incentives and coniracted rent uplift balances

{guarantead rents. The charge to the income staternent in relation to write-offs and provisions for impairment for tenantincentives
and guaranteed rents was £8m [2019/20. £2Cmi [see Note 31 The Directors consider that the carrying amount of tenant incenlives is

approximate to their fair value.

The tab'es below summarise tenant incentives and guaranteed rent increases balances and associated expecied credit losses grouped
by credit risk ratings. The split betwean Offices and Retail has been disclosed an the basis that Offices balances have a lower assumed
credif risk as a result of the impact of Covid-1? 1h comparison to Retail tenants and relate to the significant majority of tenant incentive
balances at year end with an immaterial prowsion for impairment applied.

2021
Retail Offices Total

Tepant Nel tenant Tenant Net tenant Tenan! Net lenaat Percentage

. . intentives® Provision imcenlives incenlives'  Provision incenlives ineentives'  Pravision incentives provided?
Credit Risk m Em €m £m £m £m m £m £m %
CVAY Admunistration 3 14 - - - - 4 14 - B0%
High 22 17 5 1 (1 - 23 [18) 5 79%
Mediim 8 i 7 1 - 1 9 t1) 8 15%
Low 50 - 50 63 - 43 113 - 113 -
Total Group 84 (22] &2 65 {1] (1A 149 123) 124 15%
Joint ventures and funds 14 (3] 11 &5 {3 62 79 1] 73 8%
Total 98 (25) 73 130 {4] 126 228 [29) 199 13%

1. The lenant incentives balance includes guarantzed rent increases.
2 Company Voluntary Arrangements.

3 The percentage provided is calculated using the unrounded tenant incentive and provision baiance.
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10 Property continued

01
Relail Otticas Total

Tepant Tenant Tenant Percentage

P intantives: Prevision? Mey inceplives! Prevision? Net incentives!  Provisions Nel  provided*
Credit Risk £m £m €m €m [ £m £m em tm %
CVAZ/ Administration 4 (31 1 - - - & {31 1 0%
High 1 (8] 5 - - - 11 18) 5 S1%
Medium 12 §2) 10 2 - 2 14 12) 12 16%
Low 36 - 36 76 ~ 74 112 - 142 -
Total Group [X] (111 52 78 - 78 141 1111 120 8%
Joint ventures and funds 24, 14) 20 43 12 Al &7 16} &1 9%
Total 87 115) 72 121 12} 119 208 171 191 8%

1. The tenani inceniives balance includes guaranteed rent increases.

2. Company Voluntary Armangements.

3 The £11m provisien for Total Graup in the table ahove represents provisions tor impaivment of tenant incentives and guaranteed rentincreases held by the Group. In the year ended
31 March 2020, the Group atse held gensral provisions for impairmant of tenanl incentives and guaranteed rent increases ol £6m, resulling in 3 lotat provision of £17m.

4. The percentage provided 15 caleulaled using the unrounded tenaat incentive and gravision balance.

The tenant incentive balance does not refate to amounts billed and therefore there is no concept of being past due The expected cradit

lossas are determined in line with the provisioning approach detailed in Note 1, with the key assumptions bemng the absolute probability

of logs assumed for each credit risk rabng and a tenani's assigned cradit nisk raling. A 10% increase/decrease in the loss rales assumed

far each credit risk rating would result in a £2m increasefdecrease to pravisions for impairment of tenant incentives  This sensitivity

analysis has been performed on medium and figh risk tenanis and tenants in CVA or Admunistration only as the sigmificant estimation

uncerlainly is wholly retated to these. A 10% increase/decrease in the perceniage share of high and low risk Retail tenants incentives

only, 1.2, assuming 10% of lenant incentives move from medium to high risk and 10% of tenant incentives mave from taw to medium risk

and vice versa, would result in a £5m increase/decrease in provisions for impairment of tenant incentives. A movernent in the share of

Oifices tenant incentives within each credit nisk rating has not been considered as management believes there is less uncertainty

assaciated to the assumptian an Oifices tenants’ credit risk ratings. A 10% increase or decrease represents management' s assessment

of the reasonable possible change in loss rates and movernent in the percentage share of lenant incentives within each credi risk rating.

The table below shows the movement 1n provisions for impairment of tenantincentives during the year ending 21 March 2021 on a2 Group
and on a preportionally censolidated basis

Praparhsnally

; . . ) ) . Group consolidated
Movement in provisions for impairment of tenan! incenlives £m £m
Provisions for impairment of tenant incentives as at 1 Apnil 2020 17 17
Write-olfs of tenant incenlives 21 (&)
{ncrease in provision for impairment of (enant incentives a 18
Total prowision charge recognised in come statement 8 18
Provisions for impairment of tenant incentives as at 31 March 2021 23 29

Additional property disclosures - including covenant information

At 31 March 2021, the Group property partfolio valuation of £6,247m (2019/20; £8.10émi comprises freeholds of £3,127m {2015/20: £4.139m1,
virtual freeholds of £1,055m (2019/20 £1,050m}, leng teaseholds of £1,945m [2019/20 £2.822m]: and short leaseholds of £120m {2019/20:
£99m). The historical cost of properties was £4,.812m {2019/20: £5,981m),

Cumufative interest capitalised agains! investment, development and trading properties amounts o £104m [2079/20: £103m!.

Properties valued at £1.017m [2019/20- €961 ml were subject to a security interest and other properties of non-recourse campanies
amaunted ta £575m (2019/20: £772m, totalling £1,592m (2019/20: £1,733ml.

Included within the praperty valuation is £7m (2019/20- £12ml in respect of accrued contracted rental upli‘t incame and £142m (2019/20-
£129m] in respect of other tenant incentives. The balance a-ises through the IFRS treatment of lzases containing such arrangements,
which requires the recognition of rental ncome on 3 straight-ine basis aver the (ease term, wath the difference between this and the
cash recerpt changing the carrying value of the property against which revaluations are measured
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11 Joint ventures and funds
Summary movement for the year of the investments in joint ventures and funds

Jaint ventures Funds. Total Equiiy Loans Tatal
£m &m m Em Em £m
At 1 April 2020 2,188 170 2,358 1,659 599 2,356
Additions 209 - 209 43 146 209
Disposals 141) 112t {53) 1131 140 {531
Share of loss on ordinary actmties after taxation! 13301 27 1357 1213) (144} 1387
Distributions and dividends:
- Capital 14 - 14) i4) - 1]
- Revenue {26 18} 134) (34) - 134)
Hedging and exchange movements 1 - 1 | - 1
At 31 March 2021 1,997 123 2120 1,459 661 2,120

1. The share of loss on ordinary activities aller (axation comprises equity accounted losses of £213m and IFRS 9 impairment charges against Loans of £ 144m, relating ta loans
awed by MSC Property Intermediate Holdings Limited [€131m] and WOSC Partners Limited Partnerstip [€13m). In accordance with IFRS ¢, management has assessed the
recaverability of loans ta joinl ventures, Amounls due are expecied to be recovered by a joinl venture selling its proparties and invesiments and settling financial assels, net ol

financial tiabiklies The net asset value of 3 jgint venture 15 considered 1o be a reasonable approximalion of the avaitahle assets that could be realised 1o recover the amounts
due and the requirement to recagruse expected credit losses.
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

11 Joint ventures and funds continued

The summarised income stalements and balance sheels below and on tha tollowing page show 100% of the results, assets and liabilities
of joint ventures and funds. Where necessary, thase have been restated to the Group $ accounling policres.

Joint ventures' and funds’ summary financial statements for the year ended 31 March 2021

Broadgate MSC Property
Intermediate  WOSC Partners Limited
Lid Holdings Lid® Parimershgt
Partners Euro Bluebell LLP Norges Bank Norges Bank
1G1C) Investment tnvestment
Managemeni Management
Property sector Ciiy Offices  Shapping Centres West End
Broadgale tMeadowhall Cffices
Group share 0% 50% 25%
Summarised income statements Em £m £m
Revenua? 214 85 12
Costs (791 149! 16)
137 36 6
Admirustrative expenses - - -
Net interest payable ial) {29! -
Underlying Profit [loss] 76 7 ]
Net valuation movernent 72} 14214 57
Capital financing costs - - -
Profit flossl an disposal of investment properties and investments - - -
Loss on erdinary activities before taxation 194] {414) 151}
Taxation ~ -
Lpss on ordinary activities alter taxation 196) 1414) I53)
Diher cormprehensive income - 3 -
Total comprehensive expense 194] 1411) 51]
British Land share of total comprehensive expense 148} {205) {13
British Land share of distributions payable 22 1
Summarised balance sheets
lnwestrment and trading properues 4,501 779 143
Curreni assels K] 7 &
Cash and deposits 160 20 s
Cross assets 4,674 81 172
Current liabilities {94] 37 (3l
Bank and securilised dabt [1,30¢] 15521 -
Loans fram joint venture partnars {988 1472} {218]
Olher non-current babitines ~ (7 {4l
Gross babitities {2,388] 11,078] {225]
Net assels fliabilities) 2,284 [262) |53)
British Land share of nat assets [Liabitities| less sharehelder toans 1,143 - -

USS joint ventures iInclude the Eden Walk Shapping Centre Unit Trust and the Fareham Property Partnesshup
Hereulas Lnil Trust ,nint veniures and sub-funds includes 50% of the results of Deepdale Co-Ownership Trust, Fort Kinnaird Limsled Partpership and Valsnnne
Co- Ownersh\pTrust and §1.25% of Birsall Co-Ownership Trusi, The balance sheet shows 50% of the assets ol these joint ventures and sub-lunds.
. Included i the colump headad ‘Other joint ventures and funds’ are contribulions from the following  BL Goodman Limited Parinership, Bluebutton Froperty Management UK
Limited, City of London Oifice Uit Trust and BL S2insbury’s Superstores Lirnited
Revenue includes gross rental income ai 100% share of £262m (2019/20: £284m)
. In accardance wath the Graup's accounting policies detailed in Note 1, the Group recogmises a nil aquity invesirment in joint ventures ina net hability position at perind end.

Ounng the vear ended 31 March 2021 tre Group entered inta a joint arrangerment wiih Allianz SE. the new o ntventure holds graperties which were previously wholly owned by
Lhe Group

[ R
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uss

Hercules Unit Trust

Other

Total

8L West End The SouthGate Limited jeint joinL veniures jaInt veniures Total Group share
Ditices Limiteds Partnership vaniures' and sub-lunds? and funds? 2021 0N
Allianz SE Aviva Universities
Investars Superannuation
Scherne Group PLC
West End Shopping Shopping Retail
Offices Cenires Centres Parks
25% 50% 50% Varaus
£m £€m fm £m £m £m tm
& 10 12 30 - mn 182
[1) 110] {101 (14] - (1691 1851
5 - 2 14 - 202 97
1] 1} - 111 1l 194) 145)
4 11 2 15 (1 108 52
{28 1621 157 {43l - [(840) 4o
B - - (7] - 1 11}
{14] 1631 155} 1571 m {751} [358)
- - - - 3 3 1
{14) 163} {55} (571 2 1748) (3571
- - - - - 3 1
[14) 163) {551 (57) 2 {7451 (356)
i3] 132] (27 291 1 1356)
- - 3 8 4 38
520 144 131 236 - 6,474 3,067
4 3 1 1 1 44 22
[ 5 5 12 1 214 104
530 182 137 249 2 6,732 3,192
(9 [4] {5l (9} - 1161] 78]
(158 - - - - (2,016] 19681
s - 31 - 13 (1,727 18051
{11] 128} - - - (401 (27}
[193] (32) {36) 191 {3 13,944 1,878|
337 120 101 240 (1] 2,768 1,315
84 40 50 122 - 1,459

The borrowings of |oinl ventures and lunds and their subsidianas are non-recourse 10 the Group. All joint venlures are incarperated in the United Kingdom, wilh Lhe exception
of Broadgate REIT Limited and the Eden Walk Shopping Centre Unil Trust which are incorperated in Jersey. Gf the lunds, the Hargules Unit Trust (HUT] joint ventures and
sub-funds are incorporated w Jersey.

These financial siatements include the results and finangial position of the Group's nterest in the Fareham Property Partnership, the L Geodman Lirnited Partnership and the
Gibraltar Limiled Partnership Accordingly. advantage has been taken of the exempuiens provided by Regulation 7 of the Partnershig lAccounis] Regulations 2008 not la attach the

partnership accounts ko these financial stalements.
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Notes to the accounts continued

11 Joint ventures and funds centinued

The summarised income statements and balance sheets below and on the following page show 100% of the results, assals and liabilities
of jaint ventures and funds. Where necessary, these have been restated ta the Graup s accaunting polices.

Joimt ventures’ and funds’ summary financial statements for the year ended 31 March 2020

Brazdgate MSC Property

REIT intermadiate WOSC Pariners Limited

Lid Haldings Lid Parinarship

Partners Eurc Bluebell LLP Nerges Bank Norges Bank
{GIC) Invesiment Investment

Management Management

Property sector City Qffices  Shopping Centres West End
Broadgate Meaadowhall Qlhces

Group share 50% S0% 5%
Summarised income statements £m £m £m
Revenuet 203 103 4
Costs 178 127} 11
125 76 3

Adminisiraive expenses i - -
Net interest payable 1631 130) -
Underlying Prafit [ 46 3
Net valuaticn movement 204 1542) {3
Capital finarcing costs® 112) - -
Profit {loss) on dispesal of investment properties and investments - - -
Profit lloss) on erdinary activities befora taxation 253 1496} -
Taxauon - ~ -
Protit [loss) on ordinary activities after taxation 253 (£96) -
Other comprehensive incame ] - {2 -
Tatat cotnprehensive income lexpensel 252 1498] -
British Land share of total comprehensive income lexpensel 127 [249] -
British Land share of distributions payable 17 4 -

Summarised balance sheets

Investment and trading properties 4539 1,202 218
Current assets 28 8 3
Cash and depesits 209 20 4
Gross assels 6,774 1,230 225
Current batnlities 1118] 130] (4]
Bank and secuntised debt 11,368 1583 -
Loans from joint venture partners (850 (609} 27
Other non-current tiabitities - {21) 14)
Gross Lisbilities (2,334) {1,043} 1225)
Nat assels 2,440 187 -
British Land share of net assais less sharehoider ioans 1,220 93 -

. USS joint ventures include the Eden Walk Shoppang Centre Unit Trust and the Fareham Property Partnership,
Hercules Unit Trust jaint ventures and sub-funds includes 50% of the results of Deepdale Co-Owrership Trust, Fort Kinnaird Limited Partnershyp and Valentine
Co-Ownership Trust and 41 25% af Bi+stall Co-Owrership Trust The batance shees shows 50% of the assels of these joint ventures ard sub-funds.
Inciuded s the column headed "Other joint vertures and funds are contributions fram the lallewing: BL Gocdman Limiled Partnership, Bluebutien Property Managemen! UK
Lirmied. City of Londen Dilice Umt Trust and B Sansbury's Superstares Limited and Pillar Retail Eurppark Fund IPREF), The Group's ownership share ot PREF 15 5%,
however as the Group is not able te exercise control over sigrificant decisicns of the fund, the Group equity accounts lor its interast in PREF.

. Revenue includes gross rental incame at 100% share of £284m [2078/19: £310m]
Capita! linancing costs of £32m in other foint ventures and funds relares o hond cedempiian costs im 3 jaimt venture with Sainsbucy's.
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uss Hercules Unit Trust {Jther Total
The SouthGate Limitad joint Jont venlures jeint venlures Talal Groyp share
Partnershap vénlures' and sub-funds? and lunds? 1020 2020
Aviva Universities
Investars Superannuation
Scheme Group PLC
Shepping Shopping Retail
Centres Centres Parks
50% 50% Various
£m Em £m {m £m im
18 14 32 9 383 191
{5l I5) 18 - 1124) {62)
13 9 24 9 259 129
t - - il (3 il
(" - - 12} (98] (491
" 9 24 [ 160 79
1451 1491 1291 5] {569] (284)
- - - 132) 44) [22)
- - 1 2] . -
[34) 1401 1104} 133 [454] [227)
134 140| {104} [33) 1454] 12271
- - - - (21 {1
Bl 1401 [104) (33l 14561 (228l
[17) 1201 {52) 17 [228)
5 4 13 134 180
208 188 332 - 4,687 3,788
z 1 2 - 4t 24
5 ] 11 10 245 131
215 195 345 10 5,996 3443
14} 131 131 {3 171} (85)
- - - - (1,951} {975)
- 31 - {3 (1,510 {701)
{28 - - - 53} (251
132) [34) 191 16} [3,685) {1,784]
183 161 334 4 3,311 1,657
71 80 YAl 2 1,657

Tha borrowangs of joinl ventures and funds and their subsidiaries are non-recourse 10 the Group Alljoint ventures are incorporated in the United Kingdom, with the exception
of Broadgate RE(T Liried and the Eden Walk Shopping Centre Unit Trust which are incorparated in Jersey. Of the funds, the Hercules Unit Trust [HUTI joint ventures and
sub-furds are ircorporated in Jersey.

These financial siatemen:s inctude the resulls and financial pasibon al the Graup's interasl in the Fareham Progerty Partnership, the BL Goodman Limited Partnership and the

Gibraltar Limiled Parinership. Accerdingly, advartage has been taken of the exemptions provided by Requlation 7 ¢f the Partnership laccounts! Regulations 2008 not to atrach the
partnership accounts to these financial siaternents
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

11 Joint ventures and funds continued
Operating cash flows of joint ventures and funds (Group share)

vyl 2020
£m Em
Rental income received from tenants 19 131
Operaling expenses paid Lo suppliers and ermployees {251 127}
Cash generated from operations LE] 104
Interesl paid 167 (58]
Interest receved - 1
UK corporation tax paid 2} 121
Cash inflow from cperating activities [¥3 47
Cash inflow from operating activities deployed as;
Surplus |deficit] cash retained within joint ventures and funds 10 vd
Revenue distributions per consolidated statement of cash flows 4 L9
Revenue distributions split between controlling and non-contralling interests
Atlributable to non-centrolling interests 2 2
Attributable to shareholders of the Company 3z 47
12 Other investments
2021 2020
Falr vatlue Farr value
thraugh Amartised Enlangitle lhrnugh Amarhsed Intangible
profil or loss cost assels Total prefeor toss cost asgeis Tola!
Em £m £m £m £ £ £m £m

At 1 April 1M 3 " 125 114 5 0 129
Additiens 3 - 5 8 4 2 4 10
Transfers / disposals (109} " - 10) - [4) - A
Revaluation 1 - - 1 N - - 17
Arnarlisalion - - {41 (4] - - i3} 131
At 31 March [ 2 12 20 11 3 Il 125

The amount inclugded in the fair value through profit or loss refates to private eguity / venturg capital investrments of £6m (2019/20. £2m}

which are categorised as Level 3 in the fair value hierarchy and government bonds of £nil {2019/20: £16m! which are classified as

Level 1. The fair values of private equity / venture capital investments are determined py the Directaors.

As at 31 March 2020, fair value through profit or loss included £93m comprising interests as a trust beneficiary. The trust's assets

cornprise freehald reversions in a pool of commercial properties, comprising Sainsbury's superstores. This interest was sold far £102m

n the year ending 31 March 2021
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13 Debtors

2021 2020
- £m £m
Trade and sther debtors T T
Prepayments and accrued income 14 10
Rental deposits 4 17
56 54

Trade and other debtors are shown after deducting a provision for impairment against tenant debtors of £57m (2019/20: £14ml. Accrued
income is shown after deducting a provision far impairment of £5m (2019/20: £nil]. The provision for impairment is calcuiated as an expected
credit loss on trade and other debtors in accardance with IFRS 9 as set aut in Note 1.

The charge to the income statement for the year in relation to provisions for imgairment of trade recewvables and accrued income was
£52rm {2019/20: £4ml, as disclosed in Note 3. Within this charge, £9m (2019/20: £nill represents provisions for impairment made against
recewable balances related to bitled rental income due an 25 March rent guarter day. Rental incame 1s recognised on a straighi-line
basis cver the lease term in accordance with IFRS 14, The majonty of rental income relating to 25 March rent quarter day has, therefore,
nat yet been recognised in the income statement in the current year and is instead recagnised as deferred income, within current
liabilities as at 31 March 2021. 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 [FRS 9. This creates a mismatch in the period between the
recognition of rental income and the impairment of the associated rent receivable.

The increase in provisions for impairment of trade debtors and accrued income of €48m [2019/20: £3ml is equal to the charge te the inceme
staternent of £52m |2019/20: £4m, less write-offs of trade debtors of £4m (2019/20: £1m).

The Direclors censider that the carrying amount of trade and other debtars is approximate to their fair value Further detarls about the
Group's credil risk management practices are disclosed in Nate 17,

The tables below summarise the ageing profile for tenant debtors and associated expected credit losses. greuped by credit risk rating. The
expected credit losses are deterrmined in line with the provisioning approach detailed in Note 1. The majority of oulstanding tenant debtors
relate tc tenants in the Retail sector

Provisions for impairment of tenant debtors
31 March 2021

Parcentage
Tenanl deblors Provision Net tenant deblar provided!
<90 %0 -182 183- » 345 «90 90-132 183~ » 155 «90 90182 181 = » 345

. days days l45days days Total days days 3585 days days Total days days 345 days days Tetal Total
Credit risk tm tm tm  {m  fm em €m tm €m tm £m €m em €m £m %
cva/
Adrninistration [} 7 14 & 13 (&) 17 (14} (&) 1331 - - - - - 100%
High ] 4 4 1 W7 {4) (4] (4) m N3 4 - - - 3 5%
Medium b 2 2 - 8 1 (1t {2) - (&) 3 1 - - & &7%
Low 15 4 &4 1 24 {1 11 {4} m 17 14 3 - - 17 28%
Total Group 33 17 24 g 82 [12) (13 124} {8) 157] 21 4 - - 25 59%
Joint ventures
and funds 12 3 7 5 27 12] 4] 7 is) 118} 10 2 - - 12 56%
Total 45 20 31 13 109 4] N4 (311 1131 (72] 3 [} - - 37 66%

). The percentage provided is calculated using the unrounded lenani debtor and provision balance
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13 Debtors continued

31 March 7020

Perceniage
Tenani gebtars Provision Net Lanant debror provded’
<90 S0 -182 183-385 > 385 <90 90- 132 183 - 245 > 365 <90 90 -182 183 - 285 » 365
L days days days days Tetal days days days days Tatal days Gays days days  Tolai Tatal
Creditrisk £m £m fm__Em_ fm £m £m £m tm £m £m £m £m &n_ Im %
CvA/
Administration 4 2 3 - 9 121 [2] 13] - 7l 2 - - - 2 96%
High 2 1 1 - 4 (21 m {1 - 4] - - - - - 87%
Meadium 9 - - - 9 i2] - - - 2) 7 - - - 7 19%
Low 8 - - 8 1] - - - (1] 7 - - - 7%
Total Group 23 3 4 - 30 171 13) (4] - [14] 16 - - - 16 47%
Joint ventures
and funds 7 2 1 - 10 i m 1] - 13) 6 ] - - ? 30%
Total 30 3 5 - 4D {8l (4] [H] - 117] 22 1 - - 3 43%

3. Fhe percentage provided is calcu'ated using the unrounded tenant detior and provision balance

Pravisians for impairment of accrued income

The lable below summarises accrued income and associated expected credit losses, grouped by credit risk rating. The expected credit
losses are determined in line with the provisioning approach detalled in ddote 3, Accrued income relates to cencessions offered to
tenants in the form of the deferral of rental paymants. Rental income 1elating lu the year ending 31 March 2021, which has not yet been
invoiced, is recagnised on an accruals basis in accordance with the yaderlying lease. '

31 March 302} ) March 2020

Accrued Net accrued Percaniage Accruad Ner accrued Fercentage
N inceme Provision income provided! incame Provision ncome provided

Credit risk tm tm £m % £m £m £m
CVA/ Administration 1 (1 - 100% - - - -
High 4 (4) - 100% - - - -
Medium 2 - 2 25% - - - -
Low 2 - 2 10% - - - -
Total Group ki 5] 4 S&% - - - -
Jaint ventures and funds 1 {1 - 100% - - - -
Total 10 {6] & 60% - - - -

1. The percentage provided is calculated using the unrounded accrued income and provision halance

The table below summarises the mevernent in pravisioning for impairment of tenant debtors and accrued income ouning the year ending
31 March 2021

Pruportionaily

. .. : N . Group consalidated
Movement in provisions for impairment of tenant debtors and accrued income m £€m
Provisions far impairment of tenant debtors and accrued income as at 1 Apnit 202C 14 17
Write-offs of tenant deblors 14} (4]
Increase in provision for impairment of tenant debtars 47 59
Increase in provision for impairment of accrued incame 5 ]
Total increase in provision charge recagnised in income staternent 52 65
Pravision for impairment of tenant debtors and accrued income as at 31 March 2021 62 78
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13 Debtors continued

The impact of Covid-19 has given rise to an increase in rental debtors due from tenants as a result of delays in receiving payment.
Provisioning for impairment of rental debters +s considered to be an area of significant estimation at the balance sheet date and, a5

a result. we include sensitivity tables, below. 1o llustrate the impact of changes in assumptions on provisions for impairment of rental
debtors and accrued income recognised at the balance sheet date.

The key assumptions within the expected credit loss model include the lass rales assumed for each credit nisk rating and ageing
combination and a tenant’s assigned credit risk ratings. 1 he sensitivily table, below, iliustrates the smpact on provisions as a result ol
firstly, changing the absolute loss rate percentages for each ageing and credit risk category and secondly, the impact of changing the
percentage share of high and low risk debtors for Retail tenants only, i.e. assuming 10% of debtors move from medium to high risk and
10% of debtors move from low to medium risk and vice versa. A 10% increase or decrease represents management’s assessment of the
reasonable possible change in loss rates.

Impacl on provisions Impack on provisions

10% Increase in % 10% Decrease in %

Provisizn at 10% Increasa in  10% Decrease in lass share ol high risk share of high risk

A1 March 2021 1oss rates’ rates! tenant debtors? tenanl debtars?

om Em Em im m

Provision for impairment of tenant debtors 57 1 1] |3 [}

Provision tor impairment of accrued income 5 - (1% 1 4]
Group total provision for impairment of tenant debtors

and accrued income 62 1 17) [ i8)

. This sensitivty analysis has been perfarmed an medium and high risk tenants and tenants in CVA ar Administration anly as the significant estimalticn uncertainty is wholly
relatec to these

2. This sensiliwly analysis has been perfermed on Retail ienants enly. A movement in the share of Qffices terant deblors within each credit risk rating has not been considered as

management believes there is less uncertainty assccialed to the assumption on Offices tenants’ ¢redit nsk ratings.

14 Creditors

2021 2020

£m Em

Trade creditors 55 55
Other taxation and social securily 25 27
Accruals 48 89
Deferred income 62 58
Lease liabilities 5 7
Rental deposits dug to tenants 4 i7
219 233

Trade creditors are interest-free and have settlement dates within one year. The Directors consider that the carrying amount of trade
and other creditors is approximate to ther fair value.

15 Other non-current liabilities

o 2020

£m £m

Lease liabilities 128 154
128 156
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16 Deferredtax
The moverment on de‘erred tax is as shown below:

Deferred tax assets year ended 31 March 2021

1April Dehited 1o Credited 31 March
2020 income ta equity a2l
£m im Em £m
Temporary differences 5 {5l - -
5 {51 - -

Deferred tax liabilities year ended 31 March 2021
&m {tn Em £m
Property and investment revaluations {6) - ) -
{6) - ] -
Net deferred tax liabilities m (51 ] -

Deferred tax assets year ended 31 March 2020

V Aprit Debrted to Cradited 3) March
1T Incams! ia equity? 2020
Em £m £Em £m
Interest rate and currency derwvative revaluaticns 1 [IH - -
Temporary cifferences ) (3t - 5
7 (2} - 5

Deferred tax liabilities year ended 31 March 2020
£m £m Em Em
Property and investmenl revaluations (6] - - lo]
(6] - - i6)
Net deferred tax assets [labilities) 1 [l - {1]

1. A E£m creditin respect of the deferred tax asset, credited to income, results from the change i the Lax rate used o calculate the delerred 1ax to 19% [2018/19 17%I
2. A£3m debitin respect of the deferred tax liabil'ty, debited to equity. resulls from the change in the tax rate used w caloylate deferred tax to 19% (201819 17%I

The following corporation tax rate has been substantively enacted: 19% effective from 1 April 2017. The deferred tax assets and labilities
have been calculated at the tax rate effective in the peried that the tax s expected to crystallise.

The Group has recognised a deferred tax asset caleulated at 19% (20619/20: 19%) of €nil {2019/20: £4ml in respect of capital losses fram
previous years available for offset against future capital proht. Further unrecognised deferred tax assets in respect of capital losses of
£137m (2019/20: £135m)] exist at 31 March 2021,

The Group has reccgrised deferred tax assets on derivative revalualions to the extent that future matching taxable profits are expected
to arise At 31 March 2021, the Group had an unrecognised deferred tax asset calculated at 19% [2019/20: 19%)] of £45m {2019/20- £52m)
in respect of UK revenue tax losses from previous years,

Under the REIT regime, development properties which are sold within three years of completion o not benefit from tax exemgtion.
Al 31 March 2021, the value of such properties is £801m (2019/20: £254m) and if these properties were to be sold anc ro tax exemption
was available, the tax ansing would be £0.3m (2019/20: £21m}
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17 Net debt

2020 2020
Footnole £m £m
Secured on the assets of the Group
5.264% First Mortgage Debenture Bonds 2035 361 375
5.0095% First Mortgage Amertising Debentures 203% 89 91
9.357% First Mortgage Debenture Bonds 2028 241 249
Bank loans 1 358 515
1,049 1,230
Unsecured
4.635% Servor US Dollar Notes 2021 2 157 180
4,766% Senior US Dollar Notes 2023 2 102 17
5.003% Senior US Dollar Notes 2026 2 67 80
3.81% Senior Notes 2024 m 13
3.97% Senior Notes 2026 112 115
0% Converiible Bond 2020 - 347
2.379% Sterling Unsecured Bond 2029 298 298
4.16% Senior US Deltar Notes 2023 2 77 8%
2.67% Senior Notes 2025 37 37
2.75% Seniar Notes 2024 37 37
Floating Rate Seniar Nates 2028 80 80
Floating Rate Senior Notes 2034 102 102
Facilities and averdrafis 181 677
1,361 2272
Gross debt 3 2410 3.502
Intarest rate and currancy derivative Liabililies 128 149
Interest rate and currency derivative assets [138) [231]
Cash and short term deposits 45 [154] (193)
Total net debt 2,249 3.247
Nel debt allributable to non-controlling interests 170) {1071
Net debt attributable to shareholders of the Company 2179 3,140
Total net debt 2,249 3,247
Amounts payable under leases (Notes 14 and 15] 133 163
Total net debt [including lease liakilities) 2,382 3,410
Net debt aitributable to non-centrolling interests (including lease liabilities| (751 2l
Net debt attributable to shareholders of the Company [including lease liabilities) 2,307 3.298
1. These are non-recourse borrewings with no recourse for repayment to other companies or assets in the Group.
2021 7020
£m {m
Hercules Unit Trust g8 515
358 915

. Principal and interast on these borrowings were fully hedged inlo Sterling at a floating rate at Lhe time of issue.

[RWNY

non-recourse comparues of £998m of wiich the borrowings of the partly-cwred subsidiary. Hercules Unit Trust. ot benelicially ewned by the Group are [79m.

2,58

. Cash and deposits not subjecl ta a security interest amount to £745m (2019/20- €173m]
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. The principal amount of gross debt at 31 March 2021 was £2.291m 12019/20: £3.294rn). Included in this is the principal amount of secured forrowings and ather borrowings of

. Included within cash and shart term deposils is the cash and short term deposits of Hercules Unit Trust, of which £Bm is ihe prapertion nol beneficially owned by the Group.
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17 Net debt continued
Maturity analysis of net debt

2021 030
£m Em
Repayable: wathin one year and an demand 161 637
Between: oneand two years 169 188
two and five years [:[2] 829
fwe and ter years 738 1141
ten and fifteen years 494 107
tifteen and twenly years - 400
2,249 2,855
Gross debt 2,410 3,502
Interest rate and currency derivatives 7 162}
Cash and shart term deposits [154) (193}
Net debt 2,249 3.247
0% Convertible bond 2015 (maturity 2020)
On 9 June 2020, the E350 million convertible bonds were redeemed at par in cash.
Fair value and beok value of net debt }
7021 2020
Fair vaiug Baak value Dittarence Fair value Eaok value Oillerence
£m £m £m Em £m Em
Qebentures and unsecured bonds 1,978 1,67 197 2.022 1,964 58
Convertible bonds - - - 347 347 -
Bank debt and other floating rate debt 546 539 7 1197 1,191 4
Gross debt 2,524 2,410 14 3,566 3,502 b4
injerest rate and currency derivative habilities 128 128 - 169 169 -
Interest rate and currency derivalive assels [135) [135) - 231) 1231) -
Cash and short term depesits [154] [154] - 11931 (193) -
Net debt 2,363 2,24% 14 331 3,247 b4
Net debt atiributable to non-controlling interests [70} {70 - 1107) (107} -
Net debt attributable to shareholders of the Company 2,293 2,179 114 3,204 3.140 b4

The fair values of debentures, unsecured bonds and the convertible bond have been established by obtaimng quoted market prices
from braokers. The bank debt and ather floating rate debt has tbeen valued assuming it could be renegotiated at cantracted marging

The derivatives have been valued by calculating the present value of expected future cash flows, using appropriate market discount rates,
by an independent treasury adviser

Shart term debtars and creditors and other investments have been excluded from the disclosures on the basis that the fair value is
equivalent to the book value The fair value hierarchy leve| of debt held at amortised costis Level 2 (as defined in Note 101
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17 Net debt continued
Group loan to value (LTV]

zncz1 zu{zo
Group loan to value LTV} 25.1% 28.9%
Principal amount of gross debt 2N 3.294
Less debt atlributable to non-controlling interests 1791 (113)
Less cash and short term deposis (balance sheet) {1541 (193]
Plus cash atiribytable to non-contrelling interests 8 L]
Total net debt for LTV calculation 2,086 2.994
Group property portiolie valuation [Note 10) 6,247 8106
Investrnents in joint ventures and funds [Note 11] 2,120 2358
Cther invesiments and property, plant and equipment [balance sheet]! 26 [y}
Less properly and investments attributable to non-controlling interests {163} 221]
Total assets for LTV calculation 8,230 10,374

1. The £24m diffarence between other investmenls and plant, property and equipment per the balance sheei iotalling ESOm. relates to a right-of-use assel recognised under a
lease which is classified as property. plant and equipment which s not included within Tatal assets for the purposes of the LTV calculation.

Proportionally consolidated loan to value [LTV)

021 2020

£m £m

Proportionally consolidated loan ta value ILTV) 32.0% 34.0%
Principal amount of gross debt 3,242 4,271
Less debt attributable ta non-controliing interests 179] {113
tess cash and short term depasits (258} 1322)
Plus cash attributable to non-controlling interests 10 6
Total net debt for proportional LTV calculation 2,935 3.842
Group property portfolio valuation [Note 10) 4,247 8,106
Share of property of joinl ventures and fungs [Note 10) . 3,048 32
Other investmenls and properiy. plant and guipment {balance sheet)! 26 131
Less properly attribulable to non-controlbing interests 1143) 221}
Total assets for propartional LTY calcutation 9,198 11,288

1. The £24m differance betwaen other investments and plant, property and equipmant per the balance sheet tatalling £50m, relates [o a right-af-use assel recagnised under a
lease which is classilied as property, plant and equipment which is not ncluded within Tatal assets for the purposes of the LTV caleulation.

British Land Annual Report and Accounts 2021 195



FINANCIAL STATEMENTS continued

Notes to the accounts continued

17 Netdebt continued
British Land Unsecured Financial Covenants
The two financial covenants applicable to the Group unsecured debt including convertible bonds are shown below:

0zt 2020
£m Ern

Net Borrowings not to exceed 175% of Adjusted Capital and Reserves 33% 40%
Principal amount of gross debt 2,291 3.294
Less the relevant proportion of borrewings of the parily-owned subsidiary/non-cantrolling interests 179} 1113)
Less cash and deposits [balance sheet| (1541 (1931
Plus the refevant proportion of cash and deposits of the partly-owned subsidiary/non-contratiing interests 8 6
Net Borrowings 2,066 299
Share capital and reserves [balance sheet] 5,983 7.147
EPRA deferred tax adjustrent [EPRA Table Al - 5
Trading property surpluses [EPRA Table Al 9 13
Exceptional refinancing charges [see below| 188 199
Fair value adjustments of financial instruments [EPRA Table A) 115 141
Less reserves attridytable to non-controlling interests tbalance sheetl : 159} 1112)
Adjusted Capital and Reserves 5,234 7394

In calculating Adjusted Capital and Reserves far the purpase of the unsecured debt financial covenants, there is an adiustment of £188m
12019/20: £199m to reflect the cumuiative net amortised exceptional items relating to the refinancings in the years ended 31 March
2005, 2006 and 2007

21 2020
cm Lm
Net Unsecured Borrowings not to exceed 70% of Unencumbered Assets 25% 30%
Principal amount of grass debt .29 3,294
Less cash and depasits not subject to 3 secunily interest [being £145m less the relevant proportion of cash and ceposits
af the partly-owned subsidiary/non-controlling interests of £6m) 1139] [169]
Less principal amount of secured and non-recourse borrowings [398) 11.156)
Net Unsecured Borrowings 1,154 1,969
Group property portialio valuation (Note 10] 6,247 B.104
lnvestments in jeint ventures and funds (Nate 111 2,120 2358
Other investments and property, plant and equiprnent {balance sheet!! 26 131
Less investments in joint veniures 12,120 (2.358}
Less encumbered assets [Note 10) (1,592} 11.7331
Unencumbered Assels 4,581 6,904

1. The £24m difference between olher investmenis and plant, property and equipmert per the balance sheet (otaliing £50m, relates (o a Mghi-of-use assel recogmised under a
lease which is classified as property, plant and equipment which is nat inc luded within Unencumbered Assets for the purposes ol the covenant calculation.
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17 Net debt continued
Reconciliation of movement in Group net debt for the year ended 31 March 2021

Arrangement
Faoreign costs
2020 Cashilows Transfers! exchange Fair value  amertisatien 02
£m £m Em im Em Em im
Short term borrowings 637 [637) 161 - [2) 2 161
Long term borrowings 2,845 {367} (161) [44) (48] 2 2,249
Derivatives! 162) 14 - 44 [3) - 7N
Total liabilities from financing activitiess 3,440 1990) - - 151) 4 2,403
Cash and cash equivalenls [193) kL - - - - 1154)
Net dabt 3,247 19511 - - {511 4 2,249
Reconciliation of movement in Group net debt for the year ended 31 March 2020
Arrangement
Fareign costs
2019 Cash lNows Transfars? exchange Fairvalue  amerosation 020
£m im Em £m Em Em £m
Short term borrowings 99 (121l 637 - 22 - 637
Long term borrowings 2.932 507 {637 21 37 5 2,865
Derivatives? (24) 4 - 121} (21] - {62}
Totat liabilities from financing activities® 3,007 390 - - a8 9 3,440
Cash and cash equivalents 1242) 49 - - - - 11931
Net debt 2,765 439 - - 38 5 3,247

i. Cash flows on derfvatives nclude £24m af net receipts on derivative interast.

2. Cash ftows on derivatives include £17m of net receipts on derivative interest.

3 Translers comprises debt maturing fram lang term to short term borrawings.

4 (Cash fiows of £990m shown abave represents net cash flows on capital paymends in respact of interest rate derivatives of £10m, decrease in bank and other borrowings of
£1.218m and drawdowns on bank and cther borrowings of E214m shown in the consclidated staternent of ¢ash flows, along with E2ém of net receipts on derivative interest.

5 Cash flows ol £290m shown above represents net cash flows on capiial payments in respeci of interest rate derivatives of £14m, decrease in bank and olher borrowings ol
£189m and drawdowns on bank and other borrewings of £976m shown in the consolidated statement of cash lows, along with £ 77m aof net receipts on derivative inlerest.

Fair value hierarchy
The table below pravides an analysis of financial instruments carried at fair value. by the valuation method. The fair value hierarchy
levels are defined in Note 10.

2021 2020
Lavel Level 2 Level 3 Tolal Level 1 Level 2 Level 3 Tatal
im £m £m Em Em £m £m £m
Interes! rate and currency derivative assels - [135) - (135) - {231 - {2311
Other investments - fair value through prafit
or loss [Note 12| - - 16 [8] [16) - 1951 [1H]
Assets - [135) 18] {161] [16] [231) (95] [342]
Interest rate and currency derivative liabilities - 128 - 128 - 169 - 149
Convertible bonds - - - - 347 - - 347
Liabilities - 128 - 128 347 169 - 516
Total - 17) 13} i13) 33 162] {95l V74
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17 Net debt continued
Categories of financial instruments

2021 2020
£m [
Financial assets
Amaortised cost
Cash and short term deposits 154 192
Trade and other debtors [Note 13 £2 46
Other investments [Note 12 2 3
Fair value through profit or loss
Derivatives in designated fair value hedge accaunting retationships’? 124 209
Derivatives not in designaled hedge accounting retationships 9 22
Other investments {Note 121 & L
339 584
Financiat liabitities
Amortised cost
Craditors [Note 14] 1é1) {1801
Gross debt 12,410} 13,155
Lease Labilities (Notes T4 and 15] 1331 {163
Fair value through profit or loss
Derivatives not in designated accounting relationships (128 [167)
Convegrtinle bond - 1347
Fair value through other comprehensive income
Derivatives in designaled cash llow hedge accounting relationships'? - 12)
12,812} [4,014)
Total {2,473) 13,430]
1. Detivative assets and liabilities in dasy d hedge ing relati 1ps it within the derwvalve assels and derivative Liabilities halances of the consoldated balance sheet.

2. The fair value of derwabive 3s5sets in designated hedge accounting relalionships represents the accumulaled amount of tair value hedge adjustments on hedged tems

Gains and lasses on financial instruments, as classed sbave, are disciosed in Note 6 [net financing costs), Note 13 {debtors),
the cansclidated income staternent and the consobdaied statement of comprehensive incame. The Directors consider that the
carrying amounts of other invesiments are approximate to their fair value, and that the carrying amounts are recoverable

Capital risk management

The capital structure of the Group consists of net debt and equity attributable to the equity holders of The British Land Company PLC,
comprising issued capial, reserves and retained earnings. Risks relating to capital structure are addressed within Managing sk in
delivering our strategy on pages 78 to 87. The Group's abjectives, policies and processes for managing debt are set out in the Financial
policies and principles on pages 75 to 77.

Interest rate risk management
The Group is considering the processes tor transition of existing LIBOR based debt and derwatives to reference SONIA, alongside
emerging market practice.

The Group uses interest rate swaps and caps to hedge exposure to the variability in cash flows on floating rate debt, such as revolving
bank facilities, caused by movernents in market rates of interest, The Group’s objectives and processes for mManagqing interest rate risk
are set gut in the Financal policies and principles on pages 7516 77.

AU 3T March 2021, (he fair value of these derivatives 1s a net Liabiuty of £124m Interest rate swaps with a fair vatug cf £nit have been
designated as cash flow hedges under IFRS 9.

The ineffectiveness recegnised in the incame statement on cash flow hedges in the year ended 31 March 2021 was Enil [2019/20: Enit).

198 British Land Annual Report and Accounts 2021



17 Net debt continued

The cash flows occur and are charged to profit and loss until the matunty of the hedged debt. The table below summarises variacle rate
debl hedged at 31 March 2021.

Variable rate debt hedged

2021 2020
£m £m

Cutstanding:  at one year ‘ a75 855
at two years 1,080 1,005

at live years 250 250

atienyears 250 750

Fair value hedged debt
The Group uses interest rate swaps to hedge exposure an fixed rate financial liabilities caused by movernents in market rates of interest.

Al 31 March 2021, the fair value of these dervatives is a net asset of £132m. Interest rate swaps with a fair value of £126m have been
designated as fair value hadges under IFRS 9 {2019/20: asset of £209m)].

The cross currency swaps of the 2021/2023/2025/2026 US Prvate Placements fully hedge the fareign exchangs exposure at an average
floating rate of 142 basis points above LIBOR These have been designated as fair value hedges of the US Private Placements.

Interest rate profile - including effect of derivatives

2071 2020

£m Em
Fixed or capped rate 2,249 237
Variable rate [net of cash) - 930

2,249 3,247

All the debt is effectively Sterling denominated except for £6m of USD cebt of which £6m 1s 2t a variable rate (2019/20: E5ml.

At 31 March 2021 the weighted average interesi rate of the Sterling fixed rate debt 15 4.2% (2019/20: 3.2%). The weighted average period
for which the rate 1s fixed is 9.2 years [2019/20: B.0 yearsl The floating rate debt 15 set for periods of the Company's choosing at the
relevant LIBOR [ar siwlar] rate.

Proportionally consolidated net debt at fixed or capped rates of interest

2021 2020
Spot basis 100% 81%
Average over next five-year forecast pericd 78% 75%
Sensitivity table - market rate movements
2021 2020

Increase Decrease Increase Decrease
Maovernent in interest rates |bpsi’ 78 (78 b8 1581
Impacl on underlying annual prolit [Em) 19) 10 {12 15
Movement in medium and long lerm swap rates lbps)? 141 [181) 173 1173)
Impacton cash flow hedge and nan-hedge accounted derivative
valuations (Em)| 74 160 108 (81
ympact on convertible bond valuations [Em]? - - 1 i)

£ The movernent used far sensitinty analysis represents the largest annual change in the three-manth Sterling LIBOR over the last 10 years.
2. This movement used for sensitvity analysis represents the largest annual change m the seven-year Sterling swap rate aver the last 10 years.
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17 Net debt continued

Foreign currency risk management

The Group’s policy is to have no material unhedged net assets or lizbilities deneminated in fereign currencies. Tha currency risk on
overseas investments is hedged via foreign currency denorminated borrowings and derivatives. The Group has adopted net investment
hedging in accordance with IFRS 9 and therefore the portion of the gain or less on the hedging instrument that is determined to be an
effective hedge 1s recognised directly in equity The ineffective porucn of the gain or loss on the hedging instrurnent is recognised
imnmedialely in the incorne statement,

The table below shows the carrying amounts of the Group's foreign currency denominated assets and liahilties. Provided contingent tax
on ouerseas investments s not exgected to dccur it will be 1gnored for hedging purposas. Based an the 31 March 2021 pasitian a 27%
appreciation llargest annual change over the last 10 years! in ihe USD relative to Sterling would resutt in a Enil change (2019/20: £l

in reparted profits.

Assels Lizhilities
2021 2020 Fdi¥3 ] 2020
£m £m m Em
USD deneminated B 4 ] 5

Credit risk management :

The Group's approach to credit risk management of counterparties is referred to in Finaneial policies and principtes an pages 7510 77
and the risks addressed within Managing risk in delivering our strategy on pages 78 to 87. The carrying amaount of financial assets
recarded in the financial statements represents the Group’s Maximum exposure to credit risk without taking account of the value of
any collateral ocbiained.

Banks and financial institutions:
Cash and shert term deposits at 31 March 2021 amounted to £156m [2019/20. £193m). Deposits and interest rate deposits were placed
with financiat institutiens with BBB+ or better credit ratings.

At 31 March 2021, the fair value of all interest rate derivative assets was £135m {2019/20: €£231m).

At 31 March 2021, prior to taking into account any offset arrangemaents, the largest cambined credit exposure to a single counterparty
ansing from money market deposits, lguid investments and denvatives was £67m [2019/2C: £94ml. This represents § 8% 12019/20: 0.8%)
ol gross assets.

The deposit exposures are with UK banks and UK branches of international banks.

Trade receivables:

Trade receivabies are presented net of provisions for impairment for expected credit losses Expecied credit lesses are calculated on
initial recognition of trade receivables and subsequently n accerdance with [FRS 9, taking nic account histeric and forward-tooking
information. See Note 13 tor further details and credit risk related disclosures

Lease incentives:

Lease incentves are inctuded within the investment property balance and provisians lor impairment for expected credit losses for lease
incentives are recognised within trade receivables, Expected credit losses are calculated on initial recognition of tenant incentives and
subsequently In accordance with IFRS 9, taking into account hstonc and forward-looking information. See Nete 10 for further details
and credit risk related disclosures.

Liquidity risk management
The Group's approach to liquidity fisk management is discussed in Financial policies and principles on pages 75 to 77, and the risks
addressed within Managing risk in delivering our sirategy on pages 78 to 87.

The following table presents a maturty prahle of the cantracted undiscounted cash flows of hnancial habilities based on the earbes! date
on which the Group can be required 16 pay The table includes both interest and principal flows Where the intarest payable 1s not fixed,
the armount disclosed has been determined by reference to the projected inierest rates implied by yield curves at the reparting date.

For dervative financial instruments that sett(e on a net basis (e.g. interest rate swapsi the undiscounted net cash flows are shown and
for derivatives that require gross settlement le.g crass curcency swaps! the undiscounted gross cash flows are presented Where
paymentl obligations are in foreign currencies, the spol exchange rate ruling at the balance sheet date is used Trade creditors and
amounts owed to joint ventures, which are repayable within one year, have been excluded from the analysis.

The Group expects to meet its inancial liabilities through the various available Liquidity sources, including a secure rentalincome profile,
asset sales, undrawn committed borrowing facilities and, in the lenger term, debt refinancings
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17 Net debt continued

Liquidity risk management continued

The future aggregale minimum rentals recewable under nan-cancellable operating leases are shown in the table an the following page.
incame from joint ventures and funds is not included on the following page Additionai liquidity will arise from leiting space in properties
under construction as well as from distributions received from joint ventures and funds.

2021
Within Fallowing Three la Dver five
ane year year fivayears years Total
m &m £m tm Em
Debt’ 161 17 785 1,213 2,330
Interest on debt 74 73 189 270 408
Derivative payments 148 15 199 145 507
Lease liability payments 8 9 29 329 75
Total payments 393 268 1,202 1,957 3,820
Derivative receiols 11%11 125] {221) 174} 511l
Net payment 202 243 981 1,883 3,309
Qperating leases with tenanls 290 241 50% 555 1,591
Liquidity surplus (deficit) a8 (2) [476) 1,328) 11,718)
Cumulative liquidity deficit 88 ETY (3%0) {1,718)
2020
Within Fallgwing Three to Qver five
ang year year hve yaars years Total
£m im £m £m [
Debt! 438 179 581 1,980 3378
Interest on debt 90 81 215 3% 742
Derivative payments M 156 132 238 557
Head lease payments 11 a 25 465 511
Total payments - 750 426 953 3,059 5,188
Derivative receipis (31t 1207] 1179] (193] 1610]
Net payment 719 219 774 2,866 4,578
Operating leases with tenants 404 342 724 211 2.383
Liquidity surplus [deficit] [313) 123 1501 11.9551 (2,199
Cumulative liquidity surplus [deficit) 313} (1991 1240 12,195

1 Gross debt of £2,410m [2015/20: £3,502m reprasents the total of £2,330m 12019720 £3,378m), less unamortised issue costs of £10m [2619/20: £10mk. plus fair value
adjustmenis to debt of £90m 2019/20: £134ml.

Any shart term liguidity gap between the net payments required and the rentais receivable can be mel through other liquidity sources

available ta the Group, such as cormmitted undrawn borrowing facilbies. The Group currently holds cash and shart term deposits of

£154m of which £145m is not subject lo a security interest [see footnote 5 to net debt table on page 193], Further liquidity can be

achieved through sales of property assels or investments and financing activity.

The Group's property partiolio is valued externally at £6,247rm and the share of jeint ventures and funds’ property is valued at £3,048m.
The committed undrawn borrowing facilities available to the Group are a further source of liquidity. The maturity profile of committed
undrawn barrowing facilities is shown below.

Maturity of committed undrawn borrowing facilities

2021 2020

£m Em

Maturity date:  over five years A7 50
between four and five years . 1,049 1.046

hetween three and four years 294 -

Total facilities avariable for maore than three years 1,690 1.096
Between two and three years - 20
Between cne and two years - -
Within one year - -
Tatal 1,490 1116
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17 Net debt continued

Liquidity risk management continued

The undrawn facilities are comprised of British Land undrawn facilities of £1,620m plus undrawn faciities of Hercules Unit Trust
tatalling Lrrt.

18 Leasing

Operating leases with tenants

The Group leases out all of its investrant properties under operating leases with a weighted average lease length of five years
[2019/20: six years]. The luture aggregate minimum rentals receivable under non-cancellable operating teases are as follows.

2021 2920

Em £m

Less than one year 290 406
Between ong and two years _ 241 342
Between three and live years 505 T2
Between six and ten years 392 538
Between ewcven and hiteen yeors 10 192
Between sixteen and twenty years 33 52
After twenty years 20 29
Total 1,591 2383

Lease cammitments

The Group's leasehold investment properties are typically under non-renawable leases without significant resirictions. Lease liahilities
are payable in line with the disclosure below and no contingent rents were payable in either period. The lease payments mairly relate
to head leases where the Group does not own the freehold of 2 property,

262% 2020

—_‘H‘mimum Mirwmum

lease ) lease
paymenis tnterest Principal payments interasi Principat
Em m €m £m Em £m

British Land Group

Less than gne year 8 k] 5 " 4 7
Between one and two years 9 3 & 0 4 [
Between two and {ive years 29 9 20 25 12 13
Mare than live years 32% 227 102 485 328 137
Total 375 242 133 911 348 163

Less fulure finance charges (242) 1348

Present value of lease obligations 133 163
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19 Dividends

As announced on 9 October 2020, dividend payments were resumed in the year ended 31 March 2021 following the temporary
suspension in March 2020. Under the Group's revised dividend policy, going forward the dwidend will be paid semi-annually, fixed at 80%
of Underlying earnings per share based on the most recently completed six-month period.

The Final dividend payment for the six-month peried ending 31 March 2021 will be 6.64¢. Payment will be made on 4 August 2021 to
shareholders on the register at close of business on 25 June 2021. The Final diwdend will be a Properly Incorne Distribution and no
SCRIP alternative will be offered.

PID dividends are paid, as required by REIT legislation, after deduction of withholding tax al the basic rate lcurrently 20%), where appropriate.
Certain classes of shareholders may be able to elect to receve dividends gross. Please refer to our website britishland.com/dividends
for details.

Pance per 2021 2020
Payment date Mividend share im £m
Current year dividends
06.08 2021 2021 Final 6.64
19.02.2021 2021 tnterim 8.40 78
15.04
Prior year dividends
07.02.2020 2020 2nd interim 7.9825 74
08.11,2019 2020 1st interim 7.9825 4
1597
02.08.2019 2019 4ih interim 7.75' 73
03.05.2019 2019 3rd interim 7.75 74
Dividends in consaolidated staternent of changes in equity 74 295
Dividends settled in shares - -
Dividends seliled in cash 78 295
Timing difference relating to payment of withhalding tax 12) -
Dividends in cash flow statement 76 295
1. Dividend split hatf PID, haf non-2iD,
20 Share capital and reserves
2071 2020
Number of ordinary shares in issue at 1 April 937,938,097 9¢0.589.072
Share issues 43,895 1,144,135
Repurchased and cancelled - 123,795,110
At 31 March 937,981,992  937.938.G97

Of the issued 25p ordinary shares, 7,376 shares were held in the ESOP trust (2019/20: 7,376], 11,266,245 shares were held as treasury
shares (2619/20: 11,266,245] and 926,708,371 shares were in free issue (2019/20: 926,564.476]. No treasury shares were acquired by the
ESOP trust during the year. Allissued shares are fully paid.

Hedging and translation reserve

The hedging and translation reserve comprises the effective portion of the cumulative net change in the fair valve of cash flow and
foreign currency hedging instruments, as welt as ali foreign exchange differences arising from the translation of the financial
statements of foreign operations. The foreign exchange differences also include the translation of the Liabilities that hedge the
Company’s net investment n a foreign subsidiary

Revaluation reserve
The revaluation reserve relates to owner-occupied properties and investments in joint ventures and tunds E30m has been transferred
from the revaluation reserve to retained earnings in the year ended 31 March 2021, relating 1o the disposal of owner-occupied properties

Merger reserve
This comprises the premium on the share placing in March 2013. No share premium is recorded in the Company's financial statements,
through the operation of the merger relief provisions of the Companies Act 2006.
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20 Share capital and reserves continued

At 31 March 2021, apliens over 2.990.894 crdinary shares were autslanding under employee share oplion plans, The aptions had a
weighted average life of 2.1 years. Detals of outstanding share options and shares awarded to employees including Executive Directors

are set out below and on the following page:

Exertise dates

ALY Apnl Vested but Exercised/ At 31 March Exercise
Date of grant 2020 Granted nol exercried Wested Lapsed 2021 price Ipence] Frawm To
Share options Sharesave Scheme
22.06.15 5379 - - - 15.379) ~ £97.00 01.0920  01.032%
20.06.16 2.960 - - - {2.596G1 - £08.00 G1.09.19  0103.20
2006 16 11,348 - - - 16,118] 5,230 408.00 01.09.21  01.03.22
21.06.17 112499 - - 12.833] (1096681 - 508.00 0r.09.20 01032
21.0607 21197 - - - 18.148) 13,049 508.00 01.09.22 01.03.23
29.06.18 56,932 - - - [33.504) 23,426 549.00 010927 01.03.22
29.06 18 33928 - - - 10,9271 23,001 54%2.00 01.09.23 ©1.032%
18.0619 284,702 - - 12,251} 11818300 120,621 43500 m.osz? 010323
18.06.1% 145,080 - - - 1125500 19,580 43500 01.09.24  01.03.25
07.07.20 - 495,740 - - [26.675) 469,065 33600 01.09.23 01.03.24
07.07.20 - 351,932 - - 11.785] 350,147 336.00 01.09.25 01.03.26
474,025 847,472 - 15084 [492,494) 1,024,119
Long Term Incentive Plan - options vested, not exercised
11.06.10 34,258 - - - 342981 - 46700 110613 11.0620
14.12.10 32.853 - - - 132.853) - 510.00 151213 141220
28.06 11 795,199 - - - 13.895] 791,304 57500 28.06.14 280421
19.12.11 48,417 - - - 11,108} 47,509 491.00 191214 19.12.21
14.03.12 798,803 - - - {13.084] 785,719 538.00 14.09.15  14.09.22
20.12.12 3303 - - - 15918 33,095 563.00 201215 2042.22
050813 180.250 - - - 71,6621 108,588 601.00 05.08.16 050823
05.52.13 133.578 - - - 1169601 116,618 400.00 05.12.16  05.12.23
28.06.17 96,212 - - - 196.212] - 51717 28.06.20 28 06.27
2,158,783 - - - (275350 1,882,833
Long Term Incentive Plan - unvested options
28.06.17 1032912 - - - (1.032712] - &1717 28.06.20 28.06.27
260618 83942 - - - - 83,942 581.40 260631 2606728
1,116,854 - - - (1032912 83,942
Total 3.949 662 B47 672 - 15.084] 11801354 2,990,894
Weighted average exercise
price of options [pencel 563 336 - 474 372 495
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20 Share capital and reserves continued

At 1 Apnl Exercised/ At 31 March alszf;:lp:;l:
Date of grant 2020 Granted Vested Lapsad 2021 {pence)  Vesiing dale
Performance Shares Long Term Incentive Plan
28.06.17 1,657,709 - - 11,657.709} - 617,17 28.06 20
260618 1.035.370 - - 1284004 752,366 68140  26.06.21
23.07.19 1,040,588 - - [215.293) 825,295 535.60 2307.29
22.06.20 - 1,247130 - [397.3400 849,790 408.90 220630
3736,667 1,247120 - 12.554.344] 2,427,451
Restricted Share Plan
26.06.18 59017 - - 138,358) 551,813 681.40 250621
19.06.19 762,293 - - 122,931 739,300 £38.20 19.06.29
22.06.20 - B&9 946 - 127 884) 842,062 412,40 250630
1,352,464 869 946 - 189,233) 2,133,175
Totat 5087131 2.117076 - 12,643,581} 4,540,626
Weighted average price of shares [pence} 409 410 - 585 531

21 Segmentinformation

The Group allocates resources o investment and asset managernent according to the sectors it expects ta perform over the medium
term. lts three principal sectors are Offices, Retail and Canada Water. The Retal sector includes leisure, as this is often incorporated

1nto Retail schemes. The Otherfunallocated sector includes residential properties.

The relevant gress rental income, net rents! incorna, operating result and property assets, being the measures of segment revenue,
segment result and segment assets used by the management of the business, are set out on the following page Management reviews
the performance of the business principatly on a proporticnally consolidated basis, which includes the Group's share of joint ventures
and funds on a line-by-line basis and excludes non-controliing interests in the Group’s subsidiaries. The chief operating decision maker
for the purpase of segment information 1s the Executive Commiltee.

Gross renlal incorme is derived from the rental of buildings. Operating result is the net of net rental incorne, fee income and
administrative expenses. No customer exceeded 10% of the Group's revenues in either year.

From 1 April 2021, tha Group intends to change ta reporting under two principal sectors, Campuses and Retail & Fulfilment, in line with

changes to how managemeni intends te review ihe performance of the business.
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21 Segment information cantinued
Segment result

Olfices Retail Canada Waler Other/unallocated Total
2021 2020 2021 2020 2021 2020 2021 2020 2021 2020
£m - Im £m £m £m £m £m Em m £m
Gross remal income
Briush Land Group 156 166 195 236 7 9 3 4 381 4195
Share of joint ventures and funds 84 N 56 1Al - - - - 142 142
Total 242 237 251 307 7 9 3 4 503 557
Net rental incame
British Land Group 134 145 124 189 ] 8 - 4 245 346
Share of joint ventures and funds &9 63 28 66 - - - - 97 129
Total 203 208 154 255 5 8 - 4 362 475
Operating resutt
British Land Group 133 1486 2 193 1 3 148) 142} 207 300
Share ol joint ventures and funds &9 57 28 ] - - - - 97 17
Total 202 203 149 253 1 3 (48} (%] 304 417
- 2020 2020
Reconciliation to Underlying Profit tm £m
Operating resuit 304 417
Net hinancing casts [103) 1111}
Underlying Profit 201 306
Reconciliation to loss on ordinary activities before taxation
Underlying Prafit 20t 306
Capital and cther 11,287)  (1,434)
Underlying Prafit atiributable Lo non-controtling interests 3 12
Loss on ordinary activities before taxation (1,0631 (1,118
Recanciliation to Group revenue
Gross rental income per gperating segment result 503 557
Less share of gross rental income of joinl ventures and funds (1421 [142)
Plus share of gross rental income atiributable to non-conlrolling interests 14 18
Gross rental income [Note 3 377 433
Trading property sales proceeds - 87
Service charge income L1 &4
Management and performance fees [from joint veritures and funds) 7 8
Other lees and commissions 20 21
Revenue [consolidated income statement) 448 613

A reconcibaton between net finansing costs in the consolidated income statement and net financing costs of £103m [2019/20: £111m}
il the segmental disclasures above can be found within Table A in the supplementary disclosures. Of the total revenues abave.

£l (2019/20: Enill was denved from outside the UK.
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21 Segment information continued
Segment assets

Cliices Retail Canada Waler Ouherfunallocated Tolal
2021 2020 2021 020 2021 2020 2021 2020 2021 2020
£rn £m £m £m &m m £m £m £m Em
Property assets
British Land Group 3622 44670 1,588 2,940 387 364 121 147 6,118 7.941
Share of join! venturas and funds 2,418 2323 604 913 - - - - 3,022 3.236
Total 6,040 6,793 2,592 3,873 387 364 121 147 9140 1177
Reconciliation to net assets
2021 2020

British Land Group €m fm
Property assets 2140 11177
Other non-current assels 51 12
Non-current assets 9,191 11308
Other net current liabilities {203) (292}
Adjusted net debt (2,938] (3,854
Cther nan-current Liabilities - -
EPRA net tangible assets {diluted) 4,050 7.202
MNon-coniralling interests 59 12
EPRA adjusiments 1126] (147}
Nel assets 5,983 7.147

22 Capital commitments

The aggregate capital commitments 1o purchase, construct or develop investrment property, for repairs, mamtenance or enhancements,
or for the purchase of investments which are contracted for but nat provided, are set cut below:

won 2020

im Em

British Land and subsidiaries 282 72
Share of joint ventures 51 56
Share of funds - -
333 128

23 Related party transactions

Details of transactions wiih joint ventures and funds are given in Notes 3, 6 and 11. During the year the Group recognised joint venture
manzgernent fees of £7m [2019/20: £8m). Directors are the key management personnel and have the autherity and responsibility for
planning, directing and controlling the activities of the entity. Details of Directors’ remuneration are given in the Remuneration Report
on pages 122 to 143, Details of transactions with The British Land Group of Companies Pension Scheme, and other smaller pension

schemes, are given in Note 9.

24 Contingent liabilities
Group, joint ventures and funds

The Group, joint ventures and funds have contingent liabilities in respect of legat claims, guarantees and warranties arising in the

ordinary course of business. Itis not antic:pated that any material liaoilities wilt arise from these contingent liabilities,
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25 Subsidiaries with material non-cantroiling interests

Set out below is summarised financiat information for each subsidiary that has nan-contralling interests that are matenal to the Group.
The information below is the amount before intercompany eliminations and represents the consolidated results of the Hercules Unit
Trust group.

Summarised income statement for the year ended 31 March
Hercules Unit Trust

021 2020

£m £m
Loss on ordinary activities after taxation {214) 1346}
Attributable 1o non-controlling interests (52) (87)
Attributable to the shareholders of the Company 1162] 1279}

Summarised balance sheet as at 31 March
Hercwes Unit Trust

W0t 2029

£m im

Total assats 627 1,002
Total liabilities [402) 1544}
Net assets 225 438
Non-contrglling interests : 159) {112)
Eguity attributable to shareholders of the Company - 146 ° 2%

Summarised cash flows

Hercules Unit Trust

2021 2020

&m £€m

Net increase / (decrease] in cash and cash equivalents 10 {1
Cash and cash equivalents at 1 April .29 40
Cash and cash equivalents at 31 March 9 29

The Hercules Unit Trusi is a closed-ended property Unit Trust. The unit price at 31 March 2021 is £127 12019/20: £280]. Non-controlling
interests callectively own 21.9% of units in issue. The Briuish Land Company PLC owns 78.1% of units in1ssue, each of which canfer
equal veting rights, and therefore is deemed to exercise conlrol over the trust.

Post 31 March 2021, the Group expects to purchase the rermaining 21.9% of units en issue under the terms of the Unit Trust Agreement,
in-line with 3 decision to extend the Trust following a unitholder vote in Fetruary 2021. The unit purchase price is expected to be
matenally in-line with the unit price as at 31 March 2021 which corresponds to zn anticipated aggregate purchase price and net

as5els 1o be acquired from the nan-centrolling interests of £E40m.

26 Subsequent events

There have been no significant events since year end.
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27 Audit exemnptions taken for subsidiaries

The following subsidiaries are exernpt from 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 req number Name reg numbgr
17-19 Bedtlord Street Limited 07398971 British Land Superstares [Non Securitised]

18-20 Craven Hill Gardens Limited 07667839  Number 7 Limited 06314283
20 Brock Street Limited 07401697  Caseplane Limited 05661132
39 Victaria Street Limited 07037133  Cavendish Geared Limiled 02779045
Aldgalte Place [GP} Limited 07829315  Drake Circus Lewsuse Limited 09190208
Bayeast Property Co Limited 00435800 FRP Group Limited 02844485
BF Propco [No. 1} Limited 05270158  Hempelf Holdings Limited 05341380
BF Propca (No. 3) Limited 05270194 Hempel Hotels Limited 02728453
BF Propca INo 4] Limited 05270137  Hyfleet Liruted 02835919
BF Propco [Ne. 5) Limited 05270219 ‘nsistmetal 2 Limied 04181514
BL Aldgate Development Limited 05070564  Linestair Limited 05636174
BL Aldgate Heldings Limited n5876405  Longford Street Residential Limited 08700158
BL Bradford Forster Limited 07780264  Moorage {Property Developments] Limited 01185513
BL Broadgate Fragment 1 Limited 09400407  Osnaburgh Street Limited 05886735
EL Broadgate Fragment 2 Limited 09400541  PC Canat Limited 09712919
BL Breadgate Fragment 3 Limited 09400411 Piltar [Futham| Limited 02850420
BL Broadgate Fragment 4 Limited 09400409  Pillar Projects Limited 02444288
BL Broadgate Fragment 5 Limited 09400413 Plymouth Retail Limited 10348357
BL Broadgate Fragment & Limited 09400414  Regent's Place Holding 2 Limited 11864307
BL CW Developments Infrastructure Limited 12253583  Regents Place Management Company Limited 07136724
BL CW Develapments Limited 106656198  Regents Place Residential Limited 11241644
8L CW Developments Plat Al Limiled 10782150  Reqis Property Holdings Limited 00891470
Bl CW Developments Plot A2 Limited 10792335  Shoreditch Support Limited 02360815
BL CW Developments Plot 61 Limited 10782458  Surrey Quays Limited 05294243
BL CW Develcprnenis Plot D1/Z Compary Limited 10997879 TBL [Lisnagelvini Limiled 03853983
BL CW Develapments Plot K1 Company Limited 10597455  1BL(Maidstonel Limited 03856615
BL CW Devs Plots F1 23 Company Limited 12253557  1BL Properties Limited 03863190
BL CW Developmentis Plots H1 H2 Comparny Limited 12141281  Teesside Leisure Park Limited 02672136
8L CW Develapments Plois L1 L2 L3 Company Limited 12140906  'opside Street Limited 11233428
BL CW Lower GP Company Limiied 10663292  United Kingdom Property Company Limited 00246484
BL Davidson Limited 04220125 Wardrobe Place Limited 00483257
BL Eden Walk Limiled 10620935

BL Goedman [LP] Limited (35056502

BL Holdings 2010 Limited 07333966

BL Osnaburgh S1 Residential Limited 06874523

BL Paddinglon Helding Company 2 Limited 11863744

BL Paddington Property 1 Limited 11863429

BL Paddington Property 3 Limited 118463747

8L Piccadilly Residential Limited 08707494

BL Retail Ind.rect Investments Limited 12288456

8L Shorediich Devetapment Limited 053256670

BL West End Investiments Limited 07793483

BL Whileley Retail Limited 11254281

BLD |Af Limited 00467242

BLD [Ebury Gate] Limited 13863852

BLD Property Holdings | imited 00823%07

BLSSF IPHC 5] Limited 04104081

BLU Securities Limited 03323061

Boldswitch Limited 023070%6

British Land Cily Offices Limited 03945069

British Land Department Stores Limited 05312262

British Land Dffices |Nan-Cityl Limited 02740378
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27 Audit exemgtiens taken for subsidiaries continued

The following partnerships are exernpt from the requirements to prepare, publish and have audited individual accounts by virtue
of regulation 7 of The Partnerships {Accounts| Regulations 2008. The resulls of these partnerships are consolidated wathin these
Group accounts.

Name MNare

BL Chess No. 1 Limited Parinership Paddington Block 8 Limited Partnership
BL CW Lower Limited Partnership Paddingten Central | Limied Partnership
BL CW Upper Limited Partnership Paddingion Central Il Limited Partnership
BL Lancaster Limited Partnership Paddington Kiosk Limited Partnership

BL Shoreditch Limited Partnership Power Courl Luton Limited Partnership
Hereford Shapping Centre Limited Partnership Tha Aldgate Place Limited Partnership
Paddington Block A Limited Partnership The Hercules Property Limited Partnership

210 British Land Annual Report and Accounts 2021



Company balance sheet

As at 31 March 2021

2001 2020
Note £m fm
Fixed assets
Investments and loans 10 subsidiaries 0 33,142 34,800
Investments in jaint ventures 0 104 404
Other invesiments 0 41 31
Interest rate and currency derivative assets E- 135 231
Daferred tax assets 5
33,624 35,471
Current assets
Debtors G 5 13
Cash and short term depnsits £ 89 142
9% 153
Current liabilities
Short term borrewings and overdrafts £ [141] (s}
Creditars H 701 ()
Amounts due o subsidiaries [27,374]  (28.682)
(27,6071 {28,758
Net current liabilities 127,513)  (28,603)
Total assets tess current liabilities 5,911 6,868
Non-current liabilities
Debentures and loans E 1,891) (2,435)
Lease liabilibes 125) -
Interest rate and currency derivative liabilities E 1128) {165)
12,044} {2,800)
Net assets 3,867 4.068
Equity
Calied up share capital i 234 234
Share pramium 1,307 1,307
Other reserves (S ]
Merger reserve 13 213
Retzined earnings 2,118 2319
Total equity 3,867 4,068
The loss after taxation for the year ended 31 March 2021 for the Company was £113m lyear ended 31 March 2020. £8%6m loss|.
4
Tim Score
Chgirman Interim Chief Financial Officer
The financial statements on pages 211 to 222 were approved by the Board of Directors and signed on its behalf on 25 May 2021.
Company number 621720
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FINANCIAL STATEMENTS continued

Company statement of changes in equity

For the year ended 31 March 2021

Share Share Otner Merger Praltand loss Tatal

capital premium rESErves reserve account aquity

£m €m Em £m Em £m

Balance at 1 April 2020 234 1,307 (5} 213 2,319 4,068
Diwdend paid ] - - - - 178) (78)
Fair value of share and share opuon awards - - - - 3 3
Net actuarial loss on pension schames - - - - {13] (13)
Lass for the year after taxation - - - - (113} 113]
Balance at 31 March 2021 234 1,307 {51 213 2,118 3,867
Balance at 1 April 2019 248 1302 15l 213 3.631 5.381
Share 155ues - 5 - - - 5
Purchase of own shares (6] - - - 119 (25)
Diidend paid - - - - (2951 1295}
Fair value of share and share apuon awards - - - - (2! f2)
Loss for the year after taxation - - - - (8961 (8941
Balance at 31 March 2020 234 1,307 [ 213 2,319 4,068

The value of distributable reserves within the grafit and loss account is £818m [2019/20: £918ml {unaudited] An explanation of how

distributable reserves are determined, and any limitations, is set cut an page 214 of Note A, within the Distributable reserves saction.
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Notes to the financial statements

|A) Accounting policies

The financial statements lor the year ended 31 March 2021 have been prepared on the historical cost basis, except for the revaluation
of derivatives which are measured at fair value. These financial staternents have been prepared in accordance with The Companies Act
20046 as applicable to companies using Financizl Reporling Standard 101 Reduced Disclosure Framewark ['FRS 1011,

The hinancial statements apply the recognition, measurement and presentalion requirements of international accounting siandards in
conformity with the requirements of the Companies Act 2004, bul make amendments where necessary in order to comply with the Act
and take advantage of the FRS 101 exemptions. Instances in which advantages of the FRS 101 disclosure exermnptions have been taken
are set out below.

The Carmpany has taken advantage of the exemption under $.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 disclaosure exemptions under FRS 10%:
(a) the requirements of IAS 1to provide a balance sheet at the beginning of the peried in the event of a prior period adjustmeat

[b] the requirements of 145 1 to prov-de a statement of cash flows for the period

fc) he requirements of 1AS 1to provide a statement of compliance with IFRS

ldl the requirements of IAS 1 to disclose information on the management of capital

[e) the requirernents of paragraphs 30 and 371 of IAS 8 Accounting Policies, Changes in Accounting Estimates and Errors to disclose new
IFRSs that have been issued but are not yet effective

lf] the requirementsin IAS 24 Related Party Disclosures to disclose related party transactions entered into between two ar more
members of a group, provided that any subsidiary which 1s a party to the transaction is wholly-owned by such a member

lgl the requirements of paragraph 17 of IAS 24 Related Party Disclosures to disclose key management personnel compensalion

Ih} the requirements of IFRS 7 te disclase financial instruments
[l the requirements of paragraphs 91-99 of {FRS 13 Fair Value Measurement to disclose infermation of fair valve valuaticn technigues
and inputs

New standards effective far the current accounting period do not have a material impact on the financial statements of the Company.
The accounting policies used are otherwise cansistent with those contained in the Company's financial statements for the year ended
31 March 2020.
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FINANCIAL STATEMENTS continued

Notes to the financial statements continued

(A) Accounting palicies centinued

Going concern

The financiai statements are prepared on a going concern basis. The balance sheet shows that the Company is i1 a net current Liability
position. This results from loans due to subsidiaries of £27,376m which are repayable on demand and therefore classified as current
liabilities. These kiabilities are not due to external counterparties and there is no expectation or intention thal these loans will be repaid
within the next 12 months. The ne: current liability posit:on also results from the $220m of Senior US Oollar Loan notes that are reaching
maturity within the next 12 months. The Company has access to £1.8bn of undrawn facilities and cash, which provides the Directors with
comfort that the Company wiil be able to meet these current liabilities as they fall due. As a consequence of this, the Directors feel that
the Company is well placed to manage its business risks successfully despite the current economic climate. Accordingly, they beliave
the going concern basis is an appropriate one. See the full assessment of preparation on a going concern basis in the corporate
governance section on page 100.

Investments and loans
Investments and loans in subsidiaries and joint ventures are stated at cost less any smpairment. Imgairment is caiculated in accordance
with IFRS 9. Impairment of investrments is calculated in accordance with IAS 36. Further detail is provided below.

Significant judgements and sources of estimation uncertainty

The key source of estimation uncertainty relates to the Company's investmenis in and loans to subsidiaries and jeint ventures, In
estimating the requirement for imparment of invesirments, management make assumptions and judgements on the value of these
investments using inherently subjectwve underlying asset valuaticns, supported by independent valuers with reference to investment
properties held by the subsidiary or joint ventures which are held ol [air value. The assumiptions and inputs used in determining the fair
value are disclosed :n Note 10 of the consolidated financial staterments.

In accordance with IFRS 7, management has assessed the recoverability of amounts due to the Company from its subsidiaries and

joint veniures. Ameunis due to the Company from subsidiaries and joint veniures are recovered through the sale of properties and
investments held by subsidiaries and joint ventures and through setiling financial assets, net of financial liabitities. that the subsidiaries
and jomtventures hold with counterparties other than the Company. This is essentially equal to the net assat value of the subsidiary or
joint venture and therefore the net asset value of the subsidary or joint venture is considered to be a reascnable approximation of the
available assels that could be realised to recover the amounts due and the requirement to reccgnise expected credit losses. As a result,
the expected credit loss 1s considered 1o be equal to the excess of the Company's interest in a subsidiary or joint venture in excess cf the
subsidiary or jaint venture's fair value.

At 31 March 2021, the Company has recognised a £1,123 million impairment in the Cempany’s financial statements, 1n relation to
investment in jaint ventures and subsidiaries and intercompany loans. The impairment is predeminantly 2s a result of the decline in
the value of the investment property held by each subsidiary and joint venture.

Distributable reserves

Included in the retained earnings the Company had distributable reserves of £818m as at 31 March 2021 {2019/2020. £918m] [unaudited}.
When making a aistribution to shareholders. the Directors determine profits available for distribution by reference to "Guidance on
realised and distributable profits under the Companies Act 20067 issued by the Instituie of Chartered Accountants in England and

Wales and the Institute of Chartered Accoantants of Scelland in Aprit 2017

The profits of the Campany have been received predominantly in the form of interest income, gains on disposal of investments,
management and adrministration fee income and dividends from subsidiaries. The availability of distributable reserves in the Carmnpany is
dependent an those dividends meeting the definitien of qualifying consideration within the guidance and on avallable cash resources of
the Group and other accessitle sources of funds. Additionally, the Company does not recognise internally generated gains in the currentl
and prior years from intra-Group sales of investments or investment properttes as distributable until they are realised. usually through
onward sale to external third parties. The distributabie -eserves are therefore subject to any future restrictions or limitaticns at the

time such distributicn is made )

(B] Dividends
Details of dividends paid and proposed are included in Note 19 of the consolidated financial staternents

[C] Employee information

Employee costs include wages and salaries of £35m [2019/20: £36m), social secunity costs of E5m (2019/20. £4m) and pension costs of
£1m (2019/20: £4m] Details of the Executive Qirectars’ remuneration are disclosed in ihe Remunaraticn Repart en pages 122 to 142
Details of the number of employees of the Company are disclosed in Nate 8 of the consclidated financial statements

Audit fees in relation to the parent Company only were £0 9m [2019/20: £0.3m)
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(D} Investments in subsidiaries and joint ventures, loans to subsidiaries and other investments

Sharesin Loanste Investmentsin QOther
subsidiaries sudsidiaries  joint venlures nvesiments

Tolal

fm £m Em Em Em
On 1 April 2020 18,856 15,944 404 31 35,235
Additions - 535 35 30 &00
Oisposals - {1,403 - 114} 11,419
Amortisation - - - 14l 141
Provision for impairment [34) [756) [333) - 11,123
As at 31 March 2021 18.822 14,320 106 41 33,289

The hestorical cost of shares in subsidiaries is £19,090m [2019/20: £19.090m). The historical cost of investments in joint ventures is
£439m [2019/20: £404m] net of provision for impairment of £333m (2019/20: Enill. The bistarical cost includes £236m (2015/20: £204m)
of loans to joint ventures by the Company. Results of the joint ventures are set out in Note 11 ¢of the consolidated linancial statements.

The historical cost of other investments is £71m [2019/20: £57m).
{E} Netdebt

2011 2020
£m Em
Secured on the assets of the Company
5.264% First Mortgage Oebeniure Bonds 2035 381 37
5.0055% First Mortgage Amaortising Debentures 2035 89 7N
5.357% First Mortgage Debenture Sonds 2028 241 249
&1 715
Unsecured
4.615% Seniar US Dollar Notes 20217 157 180
4.766% Seniar US Dollar Notes 2023 102 17
5.003% Seniar US Ocllar Notes 2026! &7 80
3.84% Senior Notes 2024 m 13
3.97% Senior Nates 2024 112 15
2.375% Sterling Unsecured Bond 2029 298 298
&.16% Senior US Dollar Notes 2025 77 89
2.67% Senior Nates 2025 37 37
2.75% Senior Notes 2026 37 "37
Floating Rate Senior Notes 2028 1] 80
Floatng Rate Senior Notes 2034 102 102
Facilities and overdrafts 181 677
1,361 1,929
Gross debt 2,052 2,640
Interest rate and currency derivative liabilities 128 165
Interest rate and currency derivative assets 1135} {23
Cash and short term deposils (89) 1142)
Net debt 1,956 2,432
1. Principal and interest on these borrowings were fully hedged mic Sterling at a floating rate 2t the time of is5ue,
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FINANCIAL STATEMENTS continued

Notes to the financial statements continued

{E] Net debt continued
Maturity analysis of net debt

201 2020
&m Em
Repayable within one year and on demand 161 5
between: one and two years - 188
two and five years 457 599
five and ten years 738 1.141
ten and fifteen years (A7) 187
fifteen and twenty years - 400
149 2,435
Grass debt 2,052 2.440
Interest rate and currency derivatives ¥ii 166}
Cash and shorl term deposits 89 §142]
Net deht 1,954 2.432

[F} Pension
The British Land Group of Companies Penston Scheme and the Dafined Centribution Pensian Scherne are the principal pension
schemes of the Compary and details are set out in Note 9 of the consalidated financial statements,

(G] Debtors

EXEL 2020

£m Em

Trade and other debtors 2 i3
Prepaymenlts and accrued incame 3 -
5 13

Trade and other debtors ars shown after deducting a provision for impairmen! against tenant debtors of £2m {2019/20- £nill. The
provisian for imparment i§ calculated as an expected credit loss on trade and other debtors in accardance with IFRS 9.

[H] Creditars

o 2020

om Em
Trade creditors 15 [
Caorparation tax k] 15
Other laxation and social security 15 21
Accruais and deferred incoma a7 29
70 71
(1] Share capital
Qrdinary shares
m ol 25p cach
Issued, catied and fully paid
At 1 Apnl 2020 234 937,938,097
Shareissues - 43,895
At 31 March 2021 234 937,981,992
Qrdinary shares
Em of 25p each
Issued, called and fully paig
AL 1 April 2019 240 960,58%.072
Share issues - 1,144,135
Repurchased and cancelled () (23,795,119
At 31 March 2020 234 937,938.097
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11} Contingent liabilities, capital commitments and related
party transactions

The Company has contingent liabilities in respect of legal claims,

guarantees and warranties arising in the ordinary course of
business. It is not anticipated that any material liabilities will
arise from the contingent liabilities.

At 3t March 2021, the Company has Enil of capitat commitments
[2019/20° Enil}.

Related party transactions are the same far the Company as for
the Greup. For details refer ta Note 23 of the consotidated
financial statements

(K| Disclosures retating to subsidiary undertakings

The Company's subsidiaries and other relaied undertakings

at 31 March 2021 are listed on the next page. Companies which
entered the tigudation process post 31 March 2021 are marked
with an asterisk |*) All Group entities are inciuded in the
consotidated financial results.

Unless otherwise stated, the Cermpany holds 100% ef the voting
rights and beneficial interests in the shares of the following
subsidiaries, partnerships, associates and joint ventures. Unless
otherwsse stated, the subsidiaries and related undertakings are
registered in the United Kingdom

The share capital of each af the companies, where applicable,
comarises ordinary shares unless ctherwise stated

The Campany holds the majarity of tts assets in UK companies,
although some are held in overseas cornpanies. In recent years
we have reduced the number of overseas companies in the Group.

Unless noted otherwise as per the fotlowing key, the registered
address of each company is York House, 45 Seymour Street,
London WiH 7LX.

1. 47 Esplanade, St Heler, Jersey JE1 080,

2. 44 Esplanade, St Helier, Jersey JE1 080,
3. 14 Porie de France, 4360 Esch-sur-Alzeite, Luxembourg
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FINANCIAL STATEMENTS continued

Notes to the financial statements continued

Direct holdings

Indirect holdings

Company Name

UK/Qverseas Tax
Resident Status

Company Name

UK Overseas Fax
Resident Stalus

BL Bluebutton 2014 Limited

BL Dawidson Limited

BL European Fund Management LLP

BL Guaranteeco Limited

BL intermediate Holding Company Limited
BL Intermediate Holdmng Cormnpany 2 Lirmited
BL Shoreditch Development Limited

BLSSP [Funding] Limited

Bluebutton Property Management UK Limited
{50% intarest]

Boldswiich (No 1] Limited
Boldswitch Lirmnited

British Land [White} 2015 Limited [Jerseyl
[Founder Shares)'

British Land City

British Land City 2005 Limited

British Land Company Secretarial Limted
British Land Properties Limited

British Land Real Estate Lirited
Brinsh Land Securires Limited
Broadgate [Funding! PL.C

Broadgate Estates Insurance Mediation
Services Limitad

Hyfleet Limited

Kingsmere Productions Limiled
Linestair Limited

Londan and Henley Hoidings Lirmited

Meadewhall Pensions Scheme
Trustee Limited

MSC Property Intermediate Holdings Limited
[50% interest)

Regis Property Holdings Lirnited
The British Land Corparation Limited
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UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Restdent
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residenl
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

18&4& 7 Triton Limited

10 Brock Street Limited

10 Triton Street Limited

17-1% Bedford Street Limited
18-20 Craven Hill Gardens Limited
20 Brock Streat Limited

20 Triton Street Limited

338 Euston Road Limited

350 Euston Road Limited

39 Victoria Streel Limited

Adamant Investment Corporation Limited

Aldgate Place [GP] Limited
Aldgate Land One Limited
Aldgale Land Two Limited
Apartpower Limited

Ashband Limited

B.L. Holdings Limited

BLET 12697 Limited [Jerseyl'
Barnclass Limited

Barndrill Limited

Bayeast Property Co Limited

BF Propco [No 1] Lirmited

Bf Propco INo 19) Limited

Bf Propce INa 3! Limiled

BF Propce [Na 4] Limited

BF Propco N6 5] Limied

BF Properties [No 4} Limitad

BF Properties (No 5] Limited
Birstall Ce-Ownership Trust
IMember interest] [41.25% interest]

BL iSP] Cannon Street Limited

BL Aldgate Development Limited
BL Aldgate Investment Limited
BL Bradford Forster Limited

BL Broadgate Fragment 1 Limsted
BL Broadgate Fragment 2 Limitad
BL Breadgate Fragment 3 Limited
BL Broadgate Fragment 4 Limited
BL Broadgate Fragment 5 Lsmited
8L Broadgate Fragment é Limited
BL Broadway Investment Limited
BL Chess Limiled

BL Cuty Qffices Holding Company Limited

BL CW Developments Infrastruciure
Company Limited

BL CW Devetopments Limited

BL CW Deveiopments Plot AT Limited
BL CW Developments Plat A2 Limited

BL CW Developments Plot D1/2
Company Limited

BL CW Developments Plaot G1 Limited

BL CW Developments Plot K1
Company Limited

BL CwW Developments Plots F1. F2, F3

Company Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Res:dent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residernt

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LUK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

U¥ Tax Resident
UK Tax Res:dent

UK Tax Resident

UK Tax Resident



Company Name

UK/Overseas Tax
Resident SLatus

Lompany Name

UK/Qyarseas Tax
Resident Siatus

BL CW Developments Plets HI, H2
Company Limited

BL CW Develgpments Plots L1, L2, L3
Cormpany Limited

BL CW Holdings Limited

BL CW Haldings No2 Company Limited
BL CW Haldings Plot A1 Company Limiled
BL CW Holdings Plot A2 Company Limited

BL CW Holdings Plot D1/2 Company Limitad

BL CW Holdings Plol G1 Company Limited
BL CW Holdings Plat X1 Company Limited
BL CW Heldings Plots F1, F2, F3
Company Limited

BL CW Holdings Plots H1, H2

Company Limited

BL CW Holdings Plots L1, L2, L3
Company Limited

BL CW Lower GP Company Limited

BL CW Lewer Limited Partnership
[Fartnership interest]

8L CW Lawer LP Company Limited

BL CW Upper GP Company Limited

8L CW Upper Limited Partnership
[Partnership interest)

8L CW Upper LP Company Limited

8L Depariment Stores Holding

Company Limited

BL Doncaster Wheatley Limited

BL Drummond Properties Limited

BL Ealing Limited

BL Eden Walk Limited

BL European Haldings Lirmited

BL Fixed Uplift Fund Limited Parinership
IPartnership inlerest)

BL Fixed Uplift General Partner Limiled
BL Fixed Uplift Nominee 1 Limited

BL Fixed Uplift Nominee 2 Limited

BL Goodrnan [General Parineri Limited
[50% interest)

BL Goodman Limited Partnership
[50% interest]

BL Goodman (LPI Limited
BL HB Investrments Limited
8L HC [OSCH) Limited

BL HC {0SCLI Limited

BL HC Dollview Limited

BL HC Hamgpshire PH LLP [Member inleresil

BL HC Health And Fitness Holdings Limited
BL HC Invic Leisure Limited

BL HC PH CRG LLP [Member interest]

BL HC PH LLP {Member interest)

BL HC PH Na 1 LLP {Member inlerest}

BL HC PH No 2 LLP {Member inlerestj

BL HC PH No 3 LLP {Member inlerest}

BL HC Praoperty Holdings Limitad

Bt Health Clubs PH No 1 Limited

BL Health Clubs PH Mo 2 Limited

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residant
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UA Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LUK Tax Resident
UK Tax Resident
UK Tax Rezigent

BL Hign Street and Shopping Centres Holding

Company Limited
BL Holdings 2010 Lirmnited
BL Lancaster Invesiments Limited

BL Lancaster Limited Partnership
|Partnership interest)

BL Leisure and Industrial Holding
Company Limited

BL*Logistics Investment Limited
BL Meadawhall Holdings Limited
BL Meadowhall Limited

BL Newport Limited

BL Offices GP Limited

BL Office {Non-Cityl Holding Cormpany Limited

BL Gffice Holding Company Limited

BL Osnaburgh 5t Residential Ltg

BL Paddington Helding Company 1 Limited
BL Paddingten Hotding Company 2 Limited
BL Paddinigton Property I Limited

BL Paddington Property 2 Limited

BL Paddington Properiy 3 Limited

BL Paddington Property 4 Limited

BL Piccadilly Residential Limited

BL Piccadilly Residential Managemant
Co Limited

BL Residential Investment Limiled

BL Residential Management Limited
BL. Residual Holding Company Limited
BL Retail Holding Company Limited
BL Retail Indirect Investrments Limited
BL Retail Investment Holdings Limited
BL Retail Properties Limited

BL Retail Property Holdings Limited
BL Relaill Warehousing Holding
Company Limited

BL Sainsbury Superstores Limited
[50% interest]

BL Shoreditch General Partner Limited

BL Shorediich Limited Partnership
[Partnership interest)

BL Shorediich No. 1 Limited

BL Shoreditch Na. 2 Limited

BL Suparstores Holding Campany Limited
BL Triton Building Residential Limited

BL Tunbridge Wells Limited

BL Unitholder No. ¥ LJ] Limsted (Jersey]
BL Unithotder No. 2 [JI Limited (Jersey]’
BL Universal Limited

BL Wardrobe Court Holdings Limited

BL West [Watling Housel Liruted

BL West End Investments Limited

BL West End Offices Limiled Partnarship
BL West End Offices Limited {25% intergst)
BL Whiteley Limitad

BL Whiteley Retail Limited

BI. Woolwich Limited

BL Woolwich Nominee 1 Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UX Tax Resident
UK Tax Resideni
UK Tax Resident
UK Tax Resident
UK Tax Resideni
UK Tax Resident
UK Tax Residenl
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residen:
UK Tax Residen:
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

Overseas Tax Resident
Qverseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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FINANCIAL STATEMENTS continued

Notes to the financial statements continued

Company Name

UK/Qverseas Tax
Resident Slatus

Company Name

UK/Overseas Tax
Resident Slatus

BL Woalwich Nominee ? Limited
Blackgten Limited

Blackwall [1}

Blaxmili [Twenty-ninel Limited

BLO [A) Limited

BLU [Ebury Gate) Limilec

BLD (SJ) Investmets Limited

BLD (S1) Limited

BLD Properties Limited

BLD Properly Holdings Limiied

BLSSP [PHC §) Limited

BLU Estates Limited

BLU Property Management Limited

BLU Secunities Limited

British Land [Jaint Ventures| Linited
British Land Acquisitians Limited

Briuish Land Aqua Partnership (2] Limited
British Land Agua Partnership Limited
British Land City Offices Limited

British Land Construction Limited

British Land Department Stores Lirmited
British Land Developments Limited
British Land Fund Management Limited
British Land Hercules Limited

British Land {n Town Retail Limited
British Land Industrial Limited

British Land Investment Management Limited
British Land Offices [Non-Cityl Limited
Sritish Land Offices (Nen-Cityl Na. 2 Limited
3ritish Land Offices Limited

British Land Offices No.1 Limited

British Land Property Advisers Limited
British Land Property Management Limited
8roadgate [PHC 8] Limited

Broadgate Adjoiring Properties Limiied
Broadgate City Limiied

Broadgate Courd investments Limited
Broadgate Estates Limited

Brcadgate Estates People
Management Limited

Breadgate Investment Holdings Lirniled
Broadgate Properties Limited
Broadgate REIT Limited [50% irterest]?
Broadgate Square Limited

Broughton Retail Park Limited (Jerseyl [Units)
178.14% interest)!

Broughton Unit Trust [78.14% interest)'
Brunswick Park Limited

BYP Oevelopments Limited

Canada Water Offices Limited
Casegood Enterprises

Caseplane Limited

Cavendish Geared Il Limited

Cavendish Geared Limited

Caymall Limited
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UK Tax Resident
UK Tax Resident
UK Tax Resident
U¥ Tax Resident
UK Tax Residenl
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Restdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residant
UK Tax Resident
UK Taz Resident
UK Tax Resident
UK Tax Resident
UK Tax Restdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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 Residem
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Rezident

Cheshine Properties Limited
Chester Limited'
Chrisitu Nominees Limited

City of Londen Office Unit Trust [Jerseyl
{Units] 35.94% interest)!

Clarges Estate Properly Management
Co Limited

Comgenic Limited

Corrush Residential Praperties
Trading bimited

Crescent Wesl Properties

Deepdale Co-Ownerskip Trust

139.07% interest)

Derby investment Haldings Limited
Drake Circus Centre Limited

Drake Circus Leisure Limited

Drake Property Holdings Limuted

Drake Property Nominee [No. 1] Limited
Drake Property Nominee [No. 2] Limited

Eden Walk Shopping Centre General Partner
Limited {50% interest)

Eden Walk Shopping Centre Unit Trust?
150% interest] {lersey] (Units)

Elementvirtue Limiled

Elk Milt Qldham Limited

Estata Management {Brick] Limited
Euston Tower Limited

Exchange House Holdings Limited

Fort Kinnaird GP Limited [39.07% interest]

Fort Kinnaird Limited Partnarship
[39.07% interest|

Fort Kinnaird Nominee Limited
(39 07% interest|

Four Broadgate Limited

FRP Group Limited
Garamead Properties Limited
Gardenray Limited

Gibraltar General Partner Limited
(39.07% interest}

Gibrattar Norinees Linited (39.07% interest)
Giltbrook Retail Park Netungham Limited
Glenway Lirnited

Hempel Holdings Limited

Hempel Hotels Limited

Hercules Property UK Holdings Limnited
Hercules Property UK Limited

Hercules Unit Trust (78.14% interest]
lJerseyl (Units)'

Hereford Old Markel Limited

Hereford Shopping Centre GF Limiied

Rereford Shopping Centre
Limited Parinership

HUT Investments Limited (Jersey)
[78.14% interest]’

Industrial Real Estate Limited
Insistrnetal 2 Lirited

UK Tax Resident
UK Tax Resident
UK Tax Resident

Cverseas Tax Resident

UK Tax Residant
UK Tax Residant

UK Tax Residant
UK Tax Resident

U Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residant
UK Tax Resident
UK Tax Resicent

UK Tax Residant

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 Residant
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

Overseas Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

Overseas Tax Resident
UK Tax Resident
UK Tax Resident



Company Name

UK/Overseas Tax
Resident Slalys

Company Name

UK/QOverseas Tax
Resident Status

Ivarydell Limited

vorydell Subsidiary Lirruted

Jetbloom Limited

Lancaster General Partner Limited
London and Hentey (UK) Limited
London and Hentey Limited

Lonebridge UK Limited

Longford Street Residential Limited
Ludgate Investment Holdings Limited
Ludgate West Limited

Mayfair Properties

Maylower Retail Park Basiidon Limited
Meadowbank Retail Park Edinburgh Lirnited
Meadowhall Centre {1999] Limited
Meadowhall Centre Limited

Meadowhall Centre Pension Scheme
Trustees Limited

Meadawhall Estates [UK] Limited
Meadawhall Group IMLP] Limited
Meadowhall Holdings Limited

Meadowhail IMLP] Lirmited

Meadowhatl Opportunities Nominee 1 Lirmited
Meadewhall Qpportunities Naminee 2 Limted
Mercari

Mercari Holdings Limited

Minhil Investments Limitad

Moorage (Property Developments] Limited
Nugent Shopping Park Limited

One Hundred Ludgate Hill

One Sheldon Square Limited [Jerseyl'
Orbital Shopping Park Swindon Limited
Osnaburgh Street Limited

Paddingten Block A (GF] Lid

Paddingtan Black A LP [Partnership interest
Paddington Block 8 [GP! Ltd

Paddington Block B LP [Partnership inierest}
Paddingian Central § [GPi Limited
Paddingten Central | LP [Partnarship interest]
Paddingtan Central | Unis Trust
|Jersey?[Unitsl‘

Paddingten Central Il [GF] Limiled
Paddington Central il LP

|Partnership interestl

Paddingten Central il Unit Trust
IJersey?iUnitsl'

Paddington Central IV Unit Trust
Uersey?[Unitsl‘

Paddinglon Kiosk (GP] Lid

Paddington Kiask LP [Partnership interest}

PaddingtonCentral Management Company
Lirmnited |188.9% interest|

Parwick Holdings Limited
Parwick Investments Lirmnited
PC Canal Limited

PC Lease Nominee Ltd

PC Partnership Mominee Ltd
Piccadilly Residential Lim.led

K Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residant
UK Tax Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
LHK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resideni
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resigent
UK 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

Overseas Tax Resident

UK Tax Resident

UK Tax Resident

Overseas Tax Resident

Overseas Tax Resident

UK Tax Resident
LK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Pillar [Cricklewood) Limited
Cillar [Dartford} Limited

Pillar [Fulham] Limited

Sillar Broadway Limited
Piliar City Limited

Pittar Dartford No.1 Limited
Pillar Denton Limited

Pillar Developments Limiled
Pillar Europe Managemenl Limited
Pillar Fort Limiled

Pillar Gallions Reach Limited
Pillar Glasgow 1 Limited
Piliar Hercules No.2 Limited
Pillar Nugent Limiled

Pillar Prajects Limited

Pillar Property Groug Limited
PillarStore Limited

Plymouth Retail Limited
Power Court GP Limited

Power Court Luton Limited Partnership
|Partnership interest]

Power Court Nominee Limited

PREF Mznagement Company SA
[Luxembourgl®

Project Sunrise lavestments Limited
Project Sunrise Limited

Projeci Sunrise Properties Limited
Prudential Property Investments Limited
Rebaline Limited

Regent's Place Helding 1 Limited
Regent’'s Place Holding 2 Limited
Regeni's Place Holding Company Limited

Regents Place Management Company
Limited (89.9%l

Ragents Place Residential Limited
Rigphone Limited

Rehawk Properties Limited
Salmax Properties

Seymour Strest Homes Limited
Shepping Centres Limited
Shoreditch Support Limited

Six Broadgate Limited

Sauthgate General Partner Limited
{50% interest)

Southgate Property Unit Trust [Jerseyl [Units]

[50% interest)!

Speke Unit Trust (47 34% interest]
(Jersayl [Uniisk

St. Slephens Shopping Centre Limited
Stocklen Retait Park Limited
Storey London Offices Limited
Storey Cffices Limited

Storey Spaces Limited

Surrey Quays Limited

Tailress Limited

TBL (Bromley] Lirmited

TBL (Buryl Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
U Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
L#K Tax Resident
UK Tax Resident
UK Tax Resident
UK Fax 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

Overseas Tax Residenl

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Hesident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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FINANCIAL STATEMENTS continved

Notes to the financial statements continued

UK/Overseas Tax
Campany Name Resident Status
TBL (Lisnagelvin} Limited UK Tax Resident
TBL [Maidstone) Limited UK Tax Resident
TBL Haldings Limited UK Tax Resident
TBL Properties Limited UK Tax Resident
Teesside Leisure Park Limited |51% interest UK Tax Resident
The Aldgate Place Limited Partnershup
[Partnership interest) UK Tax Resident
The Qartford Partnership [(Member interest] .
|50% intgrest) UK Tax Resident

The Gibrallar Limited Partaership
[Partnership interest] 139 07% interest]

The Hercules Property Limted Partnership
|Partnershipt

The Leadenhall Qevelopment Company
Limited {50% interest|

The Liverpool Exchange Company Limited
The Mary Sireel Estate Limited

The Retail and Warehouse Company Limited
The Whiteley Co-Ownership [Member interest]
[50% interest)

Tollgate Centre Colchester Limited

Topside Street Limited

Tweed Premier 4 Limited

Unicn Property Corporation Limited

Unian Property Holdings ILonden, Limited
United Kingdom Property Company Limited

Valentine Co-ownership Trust
IMember interest) |39.07% nieresi!

Vatentine Unit Trust [Jersey] [Units]
[78.16% interest)'

Vicinitee Limied

Vintners’ Place Limited

Wardrobe Court Limited

Wardrabe Haldings Limited
Wardrobe Place Limited

Wates City of Londor: Properties Limited
Westbourne Terrace Partrerstup
[Partnership interest]

Whiteley Shopping Centre Unit Trust
{Jerseyl (Units)!

WK Boeldings Limited

WOSC GP Limited [25% interest]

WOSC Partrers LP [Partnership interest]
[25% nterest|
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UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

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
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Regident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident



Supplementary disclosures
Unaudited unless otherwise stated

Table A: Summary income statement and balance sheet {Unaudited)

Summary incomne statement based on proportional consolidation for the year ended 31 March 2021

The following pro forma mformation is unaudited and does not form part of the consclidated primary statements or the notes thereto.

It presents the results of the Group, with its share of the results of joint ventures and funds included on a line-by-line basis and excluding
non-controlling interests.

Year ended 31 March 2021 Year ended 11 March 2020
Joint Less non- Less non-

vealuyys contralng  Mroportonally Joint ventures controlling  Proportionatly

Group and junds interests  consolidated Group and funds inlarests consolidated

im €m €m m £m Em £m £m

Gross rental income! aa2 142 (161 508 436 142 (8] 560

Property operating expenses [105) 145) 9 11411 [70) 131 1 1821

Netrental income 277 97 7] 87 346 129 (1N 478

Administralive expenses {74 - - 174} (73] [ - [74]

Net fees and olher incorme 1" - - 11 12 - i 13

Ungeared income return 214 97 7 304 305 128 (18] 417

HNet financing costs 162) [45) 4 [103} (64 49] 4 (nnm

Underlying Profit 152 52 [3) 201 39 79 [12] 06

Underlying taxation [F] - - (24) - - - -

Underlying Profit after taxation 126 52 [3) 175 239 79 (12) 304

Valuation movement {1,298) 11,389)

Other capital ang taxation [net)? 87 57
Result attributable ta shareholders of

the Company £1,034) 1,026

1 Group gross rental income includes E5m (2019/20- £3m) of ail-inciusive rents relating lo service charge income.

2. Includes other comprehensve income, moverment in dilution of share oplicns and the movernent in items excluded for EPRA NTA,

Summary balance sheet based on proportional conselidation as at 31 March 2021

The following pro farma infarmation is unaudited and does not form part of the consolidated primary statements or the notes thereto.
It presents the compositicn of the EPRA Net Tangible Assets of the Group, with its share of the net assets of the jeint venture and fund
assets and liabilties included on a line-by-line basis, and excluding non-controlling interests, and assuming full ditution.

Mark-ta-

marketen
Share derivatives Yaluatian EPRA EPRA
oljeint  Less non- and retated surplus on NTA NTA
ventures  canlrolling Share dabt Lease irading 31 March 31 March
Group and lunds intaresis aplians adjustments {iabilities properties  Inlangibles 021 2020
£m £m Em £m im £m &m £m £m £m
Retail properties 2,183 846 {163) - - 174) - - 2,592 3.873
Office propecties 3,683 2,421 - - - {53) ¢ - 6,040 6,793
Canada Water properties 387 - - - - - - - a7 354
Other properties 121 - - - - - - - 121 147
Total properties’ 6,354 3,067 1143) - - {127 9 - 9,140 11177

Invesimenis in joint ventures

and funds 2,120 12,1200 - - - - - - - -
Other investmenis 20 30 - - - - - (121 38 125
Other net (liabilities} assets (262) {74) 5 14 - 127 - - {1%0) [246)
Net debt 12,249) 1903) 99 - 115 - - - (2,938)  (3.854)
Net assets 5,983 - [59) 14 115 - 9 (121 4,090 7.202
EPRA NTA per share [Note 2| 648p 773p

1. Included within the total property value of £9,140m (2019/20 €11.177m are right-of-use assets net of tease liabilites of £8m {2019/20. L20m. which in substance. relate to
praperies held under leasing agreements, The fair value ol right-of-vse asseis are determined by calculating the presentvalue of nel renlal cash lows over the term of the
lease agreements.
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FINANCIAL STATEMENTS continued

Supplementary disclosures continued

Unaudited unless otherwise stated

Table A continued
EPRA Net Tangible Assets movement

Year ended Year ended
3t March 1021 A1 March 2020
Pence Pence
£m per share £m per share
Opening EPRA NTA 7,202 773 8,639 204
Incgme return 178 19 306 33
Capital return 11,249] [138) [1,323) [139]
Diwdand paid 78] 18 1295) 3]
Purchase of own shares - - 125 [
Closing EPRANTA 6,050 448 7.202 173
Table B: EPRA Performance measures
EPRA Parformance measures summary table
2021 2020
Pence Pente
£m fer share £m per sharg
EPRA Earnings - basic 175 18.9 304 3z8
- diluted 175 18.8 306 327
EPRA Net initial Yield 6.6% 4.8%
EPRA topped-up’ Net Initial Yield 5.2% 5.1%
EPRA Vacancy Rate 8.2% & 3%
2021 2020
Net asset Net asset
valye per value per
Nat assels share Net assels share
£m Ipencel im Ipencel
EPRA NTA 6,050 548 7,202 773
EPRA NRV s 6,599 707 7.872 84S
EPRA NOV 5,678 609 6,762 726
Calculation and reconciliation of EPRA/IFRS earnings and EPRA/IFRS earnings per share
[Audited| !llcz':‘ zosznr:
Lass attnibutable to the shareholders of the Company 1,03 11,027}
Exclude-
Group - current taxation 25 (4)
Group - deferred (axation 5 2
Jaint ventures and funds - taxation 1} -
Group - valuation movement 888 1,109
Group - profit on disposal of investrnent properties and investments 128] [t}
Group - profit on disposal of trading propernies - 17
Joint ventures and funds ~ net valuation movernent lincluding result on disposals) 410 284
Joint ventures and funds - capital financing costs - 22
Changes in fair value of inancial instruments and assooialed close-out costs 112 43
Non-contralling interests in respect of the above {55} 195)
Undertying Profit 20 306
Group - underlying current taxation [24) -
EPRA earnings - basic and diluted 175 306
Loss attribusable to the sharehalders of the Company [1,031) 11,0271
Dilutive effect of 2015 canverible bond Il b
IFRS earnings - diluted {1,021] 1.027)

224 British Land Anrual Report and Accounts 2021



Table B continued

2 2020
Number Murnber

miliion million

Weighted average number of shares 938 945
Adjustment lor treasury shares 111) 1AL}
IFRS/EPRA Weighted average number of shares [basic] 927 934
Dilutive effect of share options - -
Dilustive effect of ESOP shares k] 3
EPRA Weighted average number of shares [diluted) 930 937
Remove anti-dilutive effect 13) (3]
IFRS Weighted average number af shares [diluted) 927 334

Net assets per share [Audited)]

EPRA published its latest Best Practices Recommendations in October 2019 which included three new Net Asset Valuation melrics,
EPRA Net Tangible Assets [NTAJ, EPRA Net Reinstaterment Value [NRV] and EPRA Net Disposal Value INDV) These metrics are effective
from 1 January 2020 and have been adopted in the curvent year A reconcilialion between the new EPRA net asset valuation metrics and
the previous measures is shown on the following page.

2021 2070
Pance Pence
Lm per share £m per sharg
Balance sheet net assets 5,983 747
Deferred tax arising on revaluation movemaents - [
Mark-ta-market on derivatives and re.ated debl adjustments 115 141
Dilution effect of share oplions 14 18
Surplus on trading properties g 13
Intangible assats (12l i
Less non-controlling interests (591 1112}
EPRA Net Tangible Assets INTA} 6,050 548 7.202 773
Intangible assats 12 1"
Purchasers’ costs 537 459
EPRA Net Reinstatement Value [NRY) 6,599 707 7872 B45
Deferred tax arising on revaiuation movements 1 9
Purchasers’ costs {5371 (6593
Mark-to-market on derivatives and related debl adjustments {1151 {141)
Mark-lg-market on debt {268) {301
EPRA Disposal Yalue [NDV) 5,678 409 6,762 726

EPRA NTA is considered to be the most relevant measure for the Group and is now the primary measure of net assets, replacing

the previously reported EPRA NAY metric. EPRA NTA assumaes that entities buy and sell assels, thereby crystatlising certain levels of
unavoidable deferred tax. Due lo the Group’s REIT status, deferred tax 15 only provided al each balance sheet dale on properties outside
the REIT regime. As a result deferred taxes are excluded from EPRA NTA for properties within the REIT regime. For praperties outside
of the REIT regime, deferred tax :s inciuded to the exient that it is expected to crystallise, based on the Group's track record and tax
structuring. EPRA NRV reftecls what would be needed to recreate the Group through the investment markets based on its current
cagital and financing structure. EPRA NDV reflects sharehalders’ value which would be recoverable under a disposal scenario, with
deferred tax and financial instruments recognised at the full extant of their liability.

7021 2020

Number Number

million millien
Number of shares at year end %38 938
Adjustmant for treasury shares 111 1R}
IFRS/EPRA number of shares (basic) 927 927
Ohutive effect of share oplions 3 3
Oilutive effect of ESCP shares 3 2
IFRS/EPRA number of shares (diluted| 913 932
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FINANCIAL STATEMENTS continued

Supplementary disclosures continued
Unaudited unless otherwise stated

Table B continued
Reconciliation of new EPRA net asset valuation metrics to previgus metrics

31 March 31 March
2021 2020
£m tm
EPRA Net Tangible Assels 6,050 7,202
Adjustment for:
Intangibles 12 il
EPRA Net Asset Value 6,062 7.213
Per share measure 550p 774p
31 March 31 March
2021 2020
£m £m
EPRA Net Reinsiaternent Value 6,599 7.872
Adjustment for:
Purchasers’ cosls 15371 (6591
EPRA Net Asset Value 6,062 7.213
Per share measure &50p 774p
As the Group’s EPRA NDV is the same as the EPRA NNNAV, there are no recenciling items
) 31 March 1) March
202 2020
£m €m
EPRA Net Disposal Value 5,478 6,762
EPRA NNNAY 5,678 6.742
Per share measure £09p 726p
EPRA Net Initial Yield and 'topped-up’ Net Initial Yield [Unaudited]
‘i “
Investment property - wholly-owned 6,118 7941
Investment property - share of joint ventures and funds 3,022 3236
Less developments, resideniial and land 11,224) (1.140)
Completed praperty portfolio 7.916 10.037
Allowance for estimated purchasers’ costs 648 724
Gross up complated property pertfolio valuation (Al 8,564 10.761
Annualised cash passing rental income 425 317
Properly outgoings 1291 {21)
Annualised net rents (B) % 494
Rent expiration of rent-free periods and fixed uplifts’ 51 L9
‘Topped-up’ net annualised rent IC| 457 545
EPRA Net Initial Yield [B/A) 4.6% 4.6%
EPRA ‘topped-up’ Net Initial Yield (C/A) 5.2% 5.1%
Including Iixed/minimum upiilts received in lieu of rental growth 5 10
Total topped-up’ net rents (D) 452 955
Overall 'topped-up’ Net Initial Yield [D/A) 5.3% 5 2%
‘Topped-up' net annualised rent 447 545
ERVvacant space 42 38
Reversions 12 13
Total ERV [E) 501 594
Net Reversionary Yield [E/A) 59% 55%

1. The weighted average period over which rent-free perods expire is one yea- 2019/20; one year)
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Table B continued
EPRA Net Initial Yield (NIY] basis of calculation

EPRA NIY 13 calculaied as the annualised net rent (on a cash flow basisl, dwided by the gross value of the completed property portfolio.

The valuation of aur compleled property porifolio 1s determined by our external valuers as at 31 March 2021, plus an allowance for

estimated purchasers costs Estimated purchasers costs are datermined by the relevant stamp duty Liability, plus an estimate by aur
valuers of agent and legal fees on notional acquisition. The net rent deduction allowed for property outgoings is hased on our valuers’

assumptions on future recurring non-recaverable revenue expenditure.

In ¢alculating the EPRA “topped-up’ NIY, the annualised ret rent is increased by the total contracted rent from expiry of rent-free periods
and future contracted rental uplifts where defined as not in beu of growth, Overall ‘topped-up” NIY is calculated by adding any other

contracted future uplift to the ‘topped-up’ net annualised rent.

The net reversiorary yield is calculated by dividing the total estimated rentat value [(ERV} for the completed property portfolio,

as determined by our external valuers, by the gross completed property portfolic valuation.

The EPRA vacancy rate is calculated as the ERV of the unrented, lettable space as a proportion of the 1otal rental value of the completed

property portfolio.

EPRA Vacancy Rate
o1 2020
£m Em
Annualised potential rental value of vacant premises 42 38
Annualised potential rental value for the completed oroperty porifalio 507 403
EPRA Vacancy Rate 8.3% 4.3%

The above is stated for the UK portfalio only. A discussion of significant factors affecting vacancy rates is included within the Strategic

Reportipage 57I.
EPRA Cost Ratios (Unaudited)

2021

2020

£m fm
Properiy operating expenses 96 89
Administrative expenses 74 73
Share of jgint ventures and funds expenses 45 Y4
Less: Performance and management fees [from joint ventures and funds) 7 it]
Net other fees and commissions [4) {5l
Ground rent costs and operating expenses de facte included in rents (21) (18]
EPRA Costs lincluding direct vacancy costs) (Al 183 127
Direct vacancy cosls (31 (30
EPRA Costs lexcluding direct vacancy costs) (B 152 97
Gross Rental Income less ground rent costs and operating expenses de facio included in rents k2A 398
Share of joint ventures and funds IGRE less ground rent costsl 142 142
Total Gross Rental Income less ground rent costs (C) 483 540
EPRA Cost Ratio {including direct vacancy costsl (A/C} 37.9% 23.5%
EPRA Cuost Ratio [excluding direct vacancy costs) [B/C) 31.5% 18.0%
Impairment of tenani debiors. tenant incentives and accrued income (D) a3 26
Adjusted EPRA Cost ratio lincluding direct vacancy costs and excluding impairment of tenant debtors, accrued
income, tenant incentives and guaranteed rent increases) (A-D)/C 20.7% 18.7%
Adjusted EPRA Cost ratia lexcluding direct vacancy costs and excluding impairment of tenant debtors, accrued
income, tenant incentives and guaranteed rent increasesl [B-D)/C 14.3% 13.1%
Overhead and operaling expenses capilalised (including share of joint vantures angd funds) [ [

In the current year, employee costs in relation to staff time on development projects have been capitalised intc the base cost of relevant
development assets. In addition to the standard EPRA Cost ratios [both including and excluding direct vacancy costs], adjusted versions
of these ralios have also been presented which rernove the impact of the impairment of tenant debtors, tenant incentives and accrued

incame which are exceptional items in the current year, to show the impact of these items on the ratios.
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FINANCIAL STATEMENTS continved

Supplementary disclosures continued
Unaudited unless otherwise stated

Table C: Grossrental income

021 202¢
Em £m
Rent recevable’ 493 558
Spreading of tenant incentives and guaranteed rent Increases 1 [3l
Surrender premia 4 5
Gross rental income . 508 560
1. Group gross rental incorne includes £5m |2019/20- £3m] of all-inclusive rents relating 1o service ¢harge income.
The current and prior year informaticn 15 presented on a proportignally consolidated basis, excluding non-contrelling interests.
Table D: Property related capital expenditure
Year anded 31 March 2021 Yaar ended 31 March 2020
Joint Jaint
wventures ventures
Grovp and lunds Tatal Group and tunds Toial
tm £m im Em Em Em
Acquisitions 52 - 52 94 54 148
Development 104 25 129 136 126 282
Investment properties
Incrementat lettable space 1 - 1 1 - ]
Mo incremental lettable space n 28 59 82 20 102
Tenantincentivas 2 5 7 9 [ 15
Cther material non-allocated types of expendilure 5 1 é 5 1 6
Capitalised interast & 2 8 & 4 8
Total property related capital expenditure 201 61 262 391 2N 562
Conversion from ac¢rual to cash basis 34 14 48 9 A 20
Total property related capital expenditure on cash basis 235 75 310 360 222 532

The above is presented on a proportionally consalidated basis, excluding non-controlling interests and business combinations. The
‘Other material non-allacated types of expenditure’ categary conmains capitalised staff costs of £6m {2019/20- £4m}
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OTHER INFORMATION {UNAUDITED)

Data includes Group’s share of Joint Ventures and Funds fincludes Hercules Unit Trust]

FY21 rent collection’

Rent due beiween 25 March 2020 and 24 March 2021 Oifices Reta l* Taial
Received 9% 1% 83%
Rent deferrais 1% 5% 3%
Rent forgiven - 9% 5%
Moved (o administration - 3% 2%
Oulstanding - 12% 7%
Tatal 100% 100% 100%
£225m £305m £530m
Collection of adjusted bitling? 100% 83% 90%
March 2021 rent collection!
Rant due betwaen 23 March and 19 mMay Dffices Relail” Foral
Received 98% 72% B4%
Rent deferrals - - -
Rent forgiven - 1% 1%
Customer paid monthly 1% 5% 3%
Outstanding 1% 22% 12%
Total 100% 100% 100%
£45m £50m £95m
Collection aof adjusied biliing® F9% 76% 87%

1 As at 18 May.

2 Includes non-aftice cuslomers located within our Londan campuses.

3 Total billed rents excluswe of rent deferrals, renl forgiven and tenants meoved Lo monthly payments.

Since 1 Aprit 2020 Price (10C%) Price [BL Share) annual Passing Rent
Purchases Seclor £m £m fm'
Completed
Al Retail Park, Biggleswade Retail 49 4% 5
Heritage House, Enfield? Logistics 87 87 2
Exchanged
Hercules Unit Trust units 148 148 12
Total 284 284 19
1. BL share of annuatised rent topped up for rent frees.
2. Exchanged and completed post period end.
Since i April 2020 Price (100%) Price (Bl Sharel  Annual Passing R:en:
Salas Seclor £m £m £m!
Completed
Tescos, Milton Keynes & Peterborough Retait 149 149 b4
Portfolio of Sainsbury’s storas? Retail 102 102 -
B&0s. Varicus Retail 100 100 8
Beaumaont Leys (Bradgate Mall) Retait 63 43 5
Beaumont Leys [Fletcher Mall)? Retail 9 9 !
David Lloyd, Narthwood Retail a1 51 2
Tesco, Bristington Retail a2 42 3
Valenine Retail Park, Lincoln Retail 24 g 1
Picton Place/James Straat, London Retail 14 14 i
Studlands Retail Park, New Market Retail 1 1 1
Oebenhams, Chelmsfard Retail 4 4 -
Deepdale Retail Park funit A}, Preston Retart 4 2 -
Marble Arch House, York House & 30 Portman Sgq  Offices 535 401 12
Clarges, Maylair Offices 177 177 5
Yalding House, London Dffices 42 42 2
Orwell House, London Offices 23 23 I
Clearwaler Development, Theale Residenbal 12 12 -
1. BL share of annuzlised rent (opped up for rent frees.
2. The portfolo was the indirect gwnership 125 5% of the reversionary interest of 24 Sainsbury’s stores.
3. Exchanged and completed posi periad end
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OTHER INFORMATION (UNAUDITED) continued

Since | April 2020 Price 110Q%] Price {BL Share] Annual Pass#g Reni
Sales Setlor £m £m Em’
Exchanged
St Anne’s, Regents Place Residential [ ] -
Total 1,348 1,217 51
1 BL share of annuabised rent topped up for rent frees
Portfolio Valuation by Sector

Group Vs & Fungs Total Change®'
At 31 March 2021 &m Em Em Hi H2 Fr
West End 2,297 167 3,464 12.51 08) 3.2
City 7 2.251 2.568 14.01 07 {4.6]
Offices 3,614 2,418 6,032 13.1) [0.81 {3.6)
Ratail Parks 831 534 t367 [13.1] 16.5] 118.6]
Shapping Centre 409 487 394 8.1 [19.9] 135.7}
Superstores 47 - 47 [0.21 1.7 07
Department Stores 10 - 10 (34 3) 132.3) 185.31
High Street 91 1 92 {120 (9.8 122.4]
Leisure 162 18 180 111.3) {3.3) 114.2]
Retail 1,550 1,042 1,592 114.9) (11.4) (24.7)
Residential? 121 - 121 19.1) 11.9] {10.5)
Canada Water 387 - 387 6.0 3.4 [2.5)
Total 5,672 3,440 91232 (7.3} [3.81 (10.8]
Standing Invastments 4,55% 3,357 7918 8.1} 4.5} f12.4}
Developments .13 103 1.218 {0.9) 1.9 0.4}

1 Valuation movement during the year |after 1aking account of capital expenditurel of properties held at 1he balance sheel date. inciuding developments [classified by

end use), purchases and sales,
2 Stand-alone reswdential.

Grass Rental Income’

1Z moriths to 31 March 2021

Annyalised as at 31 March 2021

Accgunting Basis £m Graup Ns & Funds Total Group J¥s & Funds Total
Wesl End 131 18 149 116 7 123
City 14 80 74 & 77 B3
Offices 147 98 245 122 B4 204
Retail Parks 84 51 135 71 &b 117
Shopping Centre 50 43 %3 40 40 80
Superstores 5 - 5 3 - 3
Cepartment Stores i - i 1 - )
High Street 5 - 5 5 - 5
Leisure 12 1 13 12 i 12
Retail 157 95 252 132 a7 21%
Residential? 3 - 3 1 - 1
Canada Water 7 - 7 - - -
Taotal 314 193 507 255 171 426

Canada Water s now excluded from iha standing investment anslysis as it is valued as a development assel on a residualised basis

1 Grass renlal incame will dilfer from annualised valuation rents due (o accounung adusiments for fixed & minmum contracted rental uplifts and lease incentives,

2. Stand-zlone residential
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Portfolio Net Yields'?

EPRA net initiat

EPRA {opped up  Cverall ropped up

Nel equivatent Nel equavalenl  Nal revarsicnary

yield netintial yeld nat intial yeld vield  yield movemnent yiald ERV Growth
As at 1 March 2021 % %7 i % hps % +
West £nd 37 4.4 4.4 4.5 13 53 20
City 3.0 38 38 4.4 2z 50 [1.6]
Offices 34 4.1 4.1 4.5 9 5.1 0.7
Retail Parks 78 81 8.2 1.5 45 T4 [15.2
Shopping Centre 5.8 7.1 7.3 7.6 143 7.0 [20.3)
Superstores 59 7.3 7.3 9.7 (31) 5.9 02
Department Steres [0.4) 0.4} (0.4} 9.4 (231 151 (235
High Streat 48 5.0 5C 8.0 47 6.5 [re
Leisure 63 b4 7.0 &9 %0 55 (10.3!
Retail 7.1 75 7.6 7.4 81 71 (14.8]
Total [ X} 5.2 5.3 5.4 33 5.9 17.8)
On a proporlionally consolidated basis including the Greup's share of joint ventures and funds
Canada Water is now excluded from the standing investment analysis as 1l is valued as a devetopment assel on a residvalised basis
1. Including notonal purchaser’s costs.
2. Excluding committed developments. assels held lor development and residenbal assets.
3. Ineluding rent contracted from expiry of rent-free periods and fixed uplifts not i Lev of rental growtk
4. Including fixed/minimum uplits [excluded trom EPRA definition].
5. As calculated by M5SCIL
Total Property Return las calculated by M5CI)
12 montns to 31 March 2021 Offizes Retail Total
% Bribish Lang MSCI British Land M5CI British Land MSCI
Capital Return [3.4) 16.5) (2.7 i12.9] 110.8) (3.2]
- ERV Growth 0.7 1.0 (16.8) [2.01 17.6) 12.8]
- Yield Movemeat! " 9bps 20 bps 81 bps 30 bps 33bps 1 hps
Income Return 3.0 18 7.3 5.5 4.2 45
Total Property Return 10.8) 10.8) {19.1] 18.1) (7.0) 1.2
Qn a proportionally consolidated basis ncluding the Group's share of joint ventures and tunds
1. Net equivalent yield mavement.
Top 20 Tenants by Sector
A5 3t J) March 2021 % ol retail rgnt % af office rent
Retail Oftices
Next 5.4 Facebook B.&
Walgreens [Boatsl 4.7 UK Government 69
M&S Ple 4.2  Dentsu Aegis' 4.8
Tesco 31 Visa 43
J Sainsbury 3.1 Herbert Smith Freehills 35
JD Sports ?9 Gazprom 29
Dixons Carphone 2.¢ Microsoft Corp 2.7
Frasers Group 24 TPICAPPIc 25
TJX [Tk Maxx) 25 SMBC 24
Virgin 20 Vodzfone 22
Asda Group 2.0 Deutsche Bank 21
Hutchison Wharmpoa Lid 1.9 Henderson 1.9
DFS Furmiture 1.2 Reed Smith 1.8
TGl Fridays 1.8 The Interpublic Groug {McCannl 1.7
River island 1.6 Mayer Brown 1.4
H&M 1.5 Ctrip.com |Skyscanner] 15
Primark 1.5 Mimecast Ltg 1.4
Wilkinson 1.5 Credit Agricole 1.3
Homebase 1.5 HKingfisher 1.3
Pets at Home 1.2 Milbank LLP 1.2
1. Taking into accaunt their pre-let of 310,000 sg 1t at 1 Tritun Squar e, aid the bieak of existing space al 10 & 20 Triten Si, % cantracted rent would rise to 8.9%
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OTHER INFORMATION (UNAUDITED] continued

Major Holdings

BL Share Sqft Renl {100%I| Occupancy Lease
As al 31 March 2021 % 000 Emps'® rale %** tength yrs®s
Broadgate 50 4,468 184 92.0 73
Regent's Place 10C 1,760 78 96.1 38
Paddington Central 100 958 &4 98.4 53
Meadowhall, Sheffield 50 1,900 7?2 4.9 L1
Drake’s Circus, Plyrmouth 100 1,190 14 87.0 5.4
Glasgow Fert 78 510 16 91.7 5.4
Esling Broadway 100 540 13 907 34
Teesside, Stockian 100 56% 14 S0.9 3z
New Mersey, Speke 48 502 13 95.8 L6
Giltbrook, Mottingham 160 198 7 100.0 56
1. Annualised EPRA contracted rent including 100% of Joint Veniures & Funds.
2. Includes accommedalion under offer or subjeet to asset management
3. Weighted average to first break.
4, Excludes commitied and near lerm developments.
Lease Length & Occupancy

Average lease lengin yrs Occupancy rate %

As al 3t March 2021 To expiry Tobreak  EPRA Decupancy Dreupancy*™
West Eng 5.5 4.3 963 26.6
City 8.4 7.2 84.4 Q0.7
Offices 6.7 5.5 91.3 94.1
Retail Parks 6.4 4.7 233 9L 7
Shapping Centre 5.7 44 $1.0 933
Superstores 4.3 6.3 94.6 96.6
Department Stores 23.1 229 27.0 97.0
High Street 37 3.1 1.0 937
Leisure 13.0 128 94.0 940
Retail 6.5 5.1 925 94.1
Total 6.4 5.3 91.8 94.1

Canada Water is now excluded fram the standing investmenl analysis as it 15 valued as a development assel on a residualised basis

. Space altocated 1o Siorey is shown as occupiad where there is a Siorey lenantin place otherwise it is shown as vacani. Total occupancy would nise from 94.1% to
95 4% it Starey space were assumed 10 be fully let

. Includes accommedation under offer or subject to asset management.

. Where occupiers have entered administration or CVA but are siill iable for rates. these are treated as a¢cupied. 11 units In adrmimisiration are treated as vacant, then
the accupancy rate for Retail would reduce frorn 94.1% te 30.6%. and total eccupancy would reduce from 94.1% to 92 &%

Portfolioc Weighting

[RY S)

2020 202} 2021
As al 31 March % % £m
West End 31.7 379 3464
City 230 28.1 2,568
Offices 60.7 66.0 6,032
Retail Parks 165 15.0 13567
Shopping Cenlre 135 9.8 896
Superstores 08 05 L7
Department Stores . 0.3 [IA] 10
High Street 12 1o g2
Leisure 24 2.0 180
Retail 34.7 28.4 2,592
Residantial’ 1.3 t.3 121
Canada Water 3.3 4.0 g7
Total 100.0 100.0 9,122
Landon Weighting T1% 7% 6,984

1. Stand-alone residential
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Annualised Rent & Estimated Rental Value (ERV)

Annualised rent [valuation basisi £Rv Average rent
Em' fm Epsl
45 gt I March 2821 Sroup SV & Funds Toral Tois! Loniracied” ERY
West Eng? 108 7 115 165 5%.9 690
Cuty? 7 n 78 124 54.5 552
Ofices? 115 78 193 289 57.4 62.5
Retail Parks 74 30 124 114 222 19.4
Shopping Centre 42 43 85 84 261 24.1
Superstores 3 - 3 3 17.8 144
Oepartment Stores i - | 2 0.7 31
tHigh Street ) - 5 7 11.5 14.5
Leisure 12 1 13 " 17.3 14.6
Retail 137 94 2N 225 206 19.3
Residential® 1 - 1 1 12.7 11.4
Total 253 172 425 515 28.1 0.6

Canada Water is now excluded from the slanding investment analysis as it is vatued as a development asset on a residualised basis

1. Gross rents plus. where rent reviews are oulstanding, any increases ta ERY las delermined Dy the Group’s external valuersl, less any ground rents payable under
head leases. excludes contracted rent subject to renl free ard future uplift

2. Annyalised renl. plus rent subject to rent free.
3. Epsl metrics shown for office space onty.
4. Stand-glone residentia!l.

Rent Subject to Open Market Rent Review’

For period to 11 March 2022 2023 2024 2025 2026 2022-24 2022-26
As al 31 March 2021 £m £m £m Em £m Em £m
West End 7 2 [4 15 1 33 A
City - 1 14 8 27 17 52
Difices 7 23 20 23 28 50 101
Retail Parks " g b 7 ) 26 39
Shopping Centre [ 8 3 3 2 17 22
Superstores - 1 1 - - 2 2
Department Stares - - - - - - -
Hign Street - - - - - - -
Leisure - - - 1 - - 1
Retail . 17 18 10 11 B 45 b4
Residential 1 - - - - 1 1
Total 25 Al 30 34 36 36 166
Qn a proportionally congelidated basis including the Group's share of joint venlures and lunds
Canada Waler is now excluded from the standing investmenl analysss as it is valued as a development assel pn a residualised basis
1. Reflects standing invastment only.
Rent Subject to Lease Break or Expiry’
For period tq 31 March 2022 2023 2024 2025 2026 2022-24 2022-2
As 2L 31 Marcch 2021 £m Em Em €m fm £m fm
West End 29 24 12 9 12 45 84
City 7 4 13 4 i1 24 44
Offices 36 28 25 13 28 B89 130
Relail Parks 17 15 24 12 14 55 82
Shopping Centre 16 15 0 8 13 £1 &2
Superstores - 2 - - - 2 2
Department Stores - - - - - - -
High Street 2 1 1 1 - 4 5
Leisure - - - - 1 - 1
Retail 35 33 a5 21 28 103 152
Residential - - - - - - -
Total i 51 60 34 54 192 282
% of contracted rent 14.8 12.8 12.8 7.2 11.8 40.4 59.4
On a propert onally consolidated basis in¢luding the Group's share of joint ventures and funds
Canada Water is now exclyded from the standing investment analysis as it is valued as a development asset on a residuatised basis
1. Reflects standing invgsiment only.
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OTHER INFORMATION {UNAUDBITEDI continued

Recently Completed and Committed Developments

As al BL Share 100% sq h Current Value Costio come ERY Pre-ley
31 March 2031 Seclor % ‘000 ¢ Calendar Year £m £m’ Em® €m
100 uiverpool Street Office 50 520 Q32220 403 - 19.4 15.5
Totak Recently Completed 520 403 - 19.4 15.5
1 Triion Square? Office 100 365 Q2 2021 443 32 22.8 219
Norton Folgate Dilice 100 336 Q32023 120 229 222 -
1 Broadgate Office 90 546 Q22025 94 221 20.1 5.0
Total Committed 1,247 657 488 65.1 269
Other Capital Expenditure? 34

1. Fram 1 April 2621, Cost to come excludes notional interest as interest is capitalised individually on each development al our capialisation rate.

2. Estimated headline rental value nel of rent payable under head leases (excluding Lenant incentives]
3. Capex comrmtted and underway within our investment partfolio relating ta leasing and asset management.

4. Cornpleled post year end in May

Near Term Development Pipeline

Bl Share W00% sq It Eatiest Start CurrentValue  Cost o Come ERY Underl'oelil:; PBlanning
As al 31 March 2021 Sector % ‘000 on Site Em im' Em? Em  Status
5 Kingdom Streeg Office 100 438 Q22022 117 344 o - Caonsented
Aldgale Place, Phase 2 Residential 100 136 Q32021 28 93 6.5 - Consented
Canada Water, Plot A1? Mixed Use 100 272 Q3o 30 218 6.7 - Consented
Canada Water, Plot A2® Mixed use 100 248 Q32020 16 120 10.4 - Consented
Canada Waler, Plol K1} Residential 100 62 032021 - 25 - - Consenled
Total Near Term 1,156 191 804 53.7 -
Other Capital Expendifure® 97

. From 1 april 2021, Cosl to come excludes notional interest as interestis capitalised individually on each development at our capitalisation rale

1
2. Estimated headline rental value net af rent payable under head leases lexcluding tenant incentives),
3

The Londan Borough of Southwark has confirmed they wilt not be inwasung in Phase | The BL ownership share wilt change aver time as costs ave incurred and is

expected to be ¢ 98-99% by PC

e~

Medium Term Development Pipeline

. Ferecast capital cammitments within our investment portlolio over the next 12 monlths relating o leasing and asset enhancement.

BL Share 100% Sq it
As at 31 March 202! Secior % ‘000 Planning Slatus
2-3 Finsbury Avenue Dffice 50 704 Consented
Eden Walk Retail & Residential Mixed Use 50 452 Consented
Ealing - 10-40 The Broadway Mixed Use 100 303 Pre-submission
Ealing - Intermai.onal House Cffice 100 165 Pre-submission
Gareway Building Leisure 160 165 Consented
Euston Tower Other 100 4620 Pre-submission
Canada Water - Future phases’ Mixed Use 100 4498 Cansented
Total Medium Term 6,847

1. The London Borough of Souvihwark has the right to investin up 10 20% cf the compleied development. The BL ownership share will change over time depending an

the level af contribulions made. but will be na tess than 80%
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SUSTAIMABILITY PCRFORMANCE MEASURES

EPRA best practice recommendations an
sustainability reporting

We report on all assets where we have
day-to-day operational or rmanagement
inftuence [cur managed portiolio) and
all developments over £300,000 with
plannming permission, on skte or
completed in the year. The exception

in this table rs Energy Performance
Certificates, where we report on all
assets under management. As at

31 March 2021, our managed portéolio
comprised 84% of our assets under
management Please see the scope

since 2007. Selecled data in the
Sustainability Accounts for 2021 has
been independently assured by ONV
10 accordance wilh the International
Standard on Assurance Engagements
|ISAE} 3000 revised - Assurance
Engagements other than Audits

and Reviews of Historical Financiat
Information” [revised]. issued by the
International Auditing and Assurance
Standards Board.

column for indicator-specific
reporting coverage.

We have received Gold Awards for
sustainability reporting from the European
Public Real Eztate Association [EPRAI,
nine years running. For our full EPRA
sustainability regorting. methodology

and the 2021 DNV Assurance Stalement,
please see our Sustainability Accounts
2021 at britishland comn/data Selected
data has been independently assured

Environmental performance!

Sen
nn 2020 2019 lasseisor unir:l
Total electricity consumption {MWh) 123,328 151,504 154,532 108/112

Total district heating and cocling

consumption (MWh) 1] 0 [ 108/112
Total fuel consumption (MWh) 38,134 37.313 34,290 81/82
Building energy intensity (kwh) Offices (per sgmi 210 257 305 35/35
Shopping centres (per sgm) 95 126 118 99
Retail Parks |per car parking space) 129 149 149 31/31

To be reported from 2022
To be reported [rom 2022

Shopping villages
Retait, High Strest

Total direct (Scope 1] greenhouse

gas emissions (tennes CO,el 6,663 5945 4,596 109/113

Total indirect {Scope 2} greenhouse gas Location based 12,435 15,373 20,258 109/113
emissions (tonnes CO,e| Market based 839 669 1,549 109/113
Greenhouse gas intensity from building Offices (per sgm. whote building} 0.067 0.087 0.113 36136
energy consumption [tonnes CO.el Shopping centres fper sgm) 0.021 0.031 0.034 9/9

Relail Parks [per car parking spacel 0.032 0.040 0.044 31/31
Shopping villages To be reported fram 2022
Retail, High Street To bereported from 2022

Total water consumption [m3] £§58,932 814,658 553,282 73175
Building water intensity Offices 50.5 12.11 14 09
(m? per FTE or 10,000 visitors) Shopping centres 16.74 17.42 nr

Retail Parks 41.79 893 nr 60/61
Shepping vitlages 52.31 46.45 nr
Retail, High Street - - -

Total non-hazardous waste by Re-used and recycled 3,189 10,065 13,818 £9/97
disposal route (tonnes and %) 53% 58% 57%
Incimerated 2,878 7.348 8182

/9

47% L% 43% 89432
Landfilied 1 2 2

0% 5% 0% 89192

Total hazardous waste by Re-used and recycled 40 8 5 89/92
disposal route (tonnes and %) 79% Bd% L6%
Incingrated 10 2 7

/92

21% 16% 56% 59/

Landlilled 0 0 0

0% 0% 1% 89/92

Sustainably certified assets - Ao B 24% 25% 22%  2578/2865

Energy Performance Certificates CloE 71% 0% 13%  2578/2865

% by floor area] FloG 5% 5% 5% _ 2578/2865
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SUSTAINABILITY PERFORMANCE MEASURES conlinued

Social performance?

Scope
2021 2020 2019 lassets or units|
Employee diversity — gender Male 50% 49% 47% -
Female 50% 51% 53% -
Gender pay ratio (total remuneration,  Executive Directors nfa néa n/a -
median female 1o malg) Senipr managemenl 81% 89% 88% -
Middle and non-management 9% 1% 6% -
Emplayee training - average hours 14 242 16.2 -
Employee training - annual
performance review 1% 100% 100% -
New employees and New hires rate [%] 15% 16% 20% -
employee turnover Departures rate (%] 1% 12% 19% -
Employee health and safety Absentee rate 0% 1% 1% -
injury frequency rate g i 0 -
Lost day rate 0 0 3.68 -
Wark-related fatalities 0 0 0 -
Asset health and safety Proportion subject to health and safety
review [%} 100% 100% 100% V14/114
Incidents of non-compliance [ 0 i 1140114
Proportion of managed portfolio
[floor areal where community
activity imptemanted 74% 80% 83% ?29/99

- As per EPRA best practice recommendatians. 1oial energy and water data covers epergy and water procured by British Land. Energy and carbonintensity dala

covers whole building for Offices and comrman parts for Retail Waler intensity data covers whole buildings for Qffices and camman parts far Retal Per sqm
carnprises nel inlernal areas for Oflices and commoan parts far Retail. From 2071, intensity metrics are no (onger degree day adjusied and previous years have

been restated,

2. Employee data has been restated using headcount rather than FTE.

Governance indicators

Annyal Repart and Accounts 2020

Compositicn of the highest governance body

Board's Executive and Nan-Executive Directers pages 90-92 and 115

Nominating and selecting the highest governance body

Appaintment process for new Directors pages 112-115

Process for managing conflicts on interest

Board procedure for managing conilicts of interest page 97
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TEN YEAR RECORD

The table below summarises the last ten years’ resulls, cash flows and balance sheets.

2021 2020 2019 2013 2017 015 2015 2014 2013 012
Em fm £m Em £m Em Em Em {m £m
Income’
Gross rentat income 508 560 576 413 643 654 618 597 567 572
Net rental income 347 478 532 576 410 620 585 562 541 B4é
Net fees and other income 1 13. 10 15 17 17 17 15 15 17
Interesl expense (net) [103] 1111) [12il 1128 {1511 (180) 201) 1202) [206) [218)
Adminislralive expense 174) (74} 183 (83 (86 [5&) 188] |78) (76} [76)
Underlying Profit 201 304 340 380 390 363 313 297 274 249
Exceptional costs
Inot inctuded in Underlying Profit} - - - - - - - - - -
Dividends declared 78 148 298 302 294 287 277 264 234 231
Summarised balance sheets®
Total properties at valuation? 9,040 11177 12316 13714 13940 14648 13677 12,040 10,499 10,237
Net debt 12,938)  (3.854] (3521 [3.973) (42231 [4,765] 149181 [48901 [4.266] {46900
Other assets ang labilities {152) [110] [144) [183] 219) 191 274 (123] [266] (256
EPRA NTA / NAY [lully diluted)? 4,050 7,213 8,649 %.560 9.498 10,074 5,035 7.027 5,967 5,381
Cash flow movement - Group only
Cash generated from operations 218 40d 417 351 379 341 318 243 197 211
Other cashtlows from operations 149] 29) [4} ? {14) {47) 133) |24} 7] (5)
Net cash :nflow from
operating actwities 4% 375 613 353 363 294 285 219 190 206
Cash inflow [outflaw| from
capital expenditure, invesiments,
acguisitions and disposals 910 1361) 187 346 470 236 1111) 16601 {202) (547
Equity dividends paid [76) [295) (298) (304} {295 {235} 1228) {1591 {203) (212
Cash [outflow] inflaw from
rmanagerment of hiquid resources
and financing 11,022) 232 1345) [404) [538) 1283) 20 a07 233 530
|Decreasel increase in cash® 139) 1491 137 %] - [ (34) 7 (2} 77
Capital returns
[Reduction) grawth in net assets? (16.00% 116.6)%  [1951% 07% 157% 115% 284% 178% 10.9% 5.5%
Total accounting relurn 1e1l% NiQ%  13.31% 89% 2.7% 14 7% 265%  200% 4.5% 9.5%
Total accourting relurn -
pre-exceplional [15.11% [11.01%  [3.31% 8.9% 27%  142%  245%  20.0% 4.5% 9.5%
Per share information
EPRA NTA/ NAY per share’ 648p 7ip 905p 967p 915p 919p 82%p 588p 5%4p 595p
Memorandum
Omwdends declared in the year 15.0p 16.0p N.0p 30.1p 25.2p 2B.4p 27.7p 27.0p 26.4p 26.1p
Dividends paid in the year 8.4p 315 30.5p 29.6p 28.8p 28.0p 27.3p 26.7p 26.3p 26.0p
Diluted earnings
Underlying earnings per share 18.8p 327 34.9p 37.4p 37.8p 34.1p 0.6p 29.4p 303p 29.7p
iFRS (loss] earnings per share! {111.2]p (1100lp  [30.0lp 48.5p 147p  119.7p  167.3p  110.2p 315 53.8p
1. lncluding share of joint ventures and funds. )
Z. Represenls movement in diluteg EPRA NTA in 2021 and movernent in diluted EPRA NAY from 2020 to 2012.
1. Including surplus gver book value of trading and developrment praperties,
4 Including restalement in 2014,
5. Represents movement in cash and cash equivalents under IFRS and maovernents in cash under UK GAAP.
6 EPRA NTA s disclosed in 2021 and EPRA NAV s disclosed fram 2020 1o 2012
7 EPRA NTA per share s dsciosed in 2021 and EPRA MAV per share 1s disclased Irom 2020 to 2012
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SHAREHOLDER INFORMATION

Analysis of shareholders —
31 March 2021

Numbar Balance as at

2020/ af holdings % 31 March 2021 %
1-1.000 4,488 8672 1,826,034 0.19
1.001-5,000 2,092 26.44 4,422,454 049
5.001-20,000 548 £53 £.541,2846 0&9
20,001-50,000 203 297 6.670.530 071
50.001-Highest 581 7.34 919321686 98.01
Tolal 7912 10000 %37.981,992 10000
Holder type

individuals 3.402 68.28 92,571,102 102
Naminee and

inslistional investors 2.510 3172 928,410.8%0 98 98
TJotal 7.912 10000 937981992  100.00

1 Excluding 11,264,245 shares held in treasury

Registrars

British Land has appeinted Equiniti Limited {EQ) to administer
its sharehelder register EQ can be contacted at:

Aspect House
Spencer Road
Lancing, West Sassex BN9G 6DA

Tel: 0371 384 2143 |UK callers]
Tel +44 (01121 415 7047 [Overseas callers]

Lines are open from %:00am to 5.00pm Monday to Friday
excluding public holidays in England and Wales.

Website: shareview.co.uk
By registering with Shareview, shareholders can:

- view your British Land shareholding online
- update your delails
- elect to recewe shareholder mailings electranically

EQ is also the Reqistrar for the BLD FProperty Holdings
Lim.ted Stock.
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Share dealing facilities

By registering with Shareview, EQ alse provides existing and
prospective UK shareholders with a share dealing facility for
tuying and selling British Land shares onlina or by phone.

For more intermation, contact EQ at shareview.co.uk/dealing or
call 0845 603 7037 {Monday to Friday exctuding public holidays
from 8.00am to 6.00pm]. Existing British Land shareholders will
need the reference numbear given on your share certificate to
register. Similar share dealing facilities are provided by other
brokers, banks and financial services.

Website and shareholder communications

The British Land corporate website contains a wealth of
material fcr shareholders, including the current share price.
press releases and information on dividends. The website can
be accessed at britishiand com.

British Land encourages its shargholders Lo receive
shareholder communications electronically. This enables
sharehoiders to receive information quickly and securely as
well as in @ more environmmentally triendly and cost-effective
manner. Further information can ke obtained from Shareview
or the Starehalder Helplina.

ShareGift

Sharsholders with a small number of shares, the value of
which makes it uneconomie 1o selt them, may wish to consider
donating their shares to charity. ShareGift 1s a registered
charity [No. 1052686] which collects and sells unwanted shares
and uses the proceeds to suppert a wide range of UK chanties,
A ShareGift donation form can be obtained from Equiniti

Further information about ShareGifl can be obtained from their
websile: sharegift.org.

Honerary President

In recognition of his work building British Land inte the industry
leading campany 1t 1s today, Sir John Ritblat was appointed as
Honorary President on his retirement frem the Board in
Oecember 2006.

Registered office

The Bntish Land Company PLC

York House

45 Seymour Street, London W1H 7LX

Telephone: +44 (G120 7485 4466
Registerec number 621920

Website  britishland.com



Dividends

As a REIT, British Land pays Prcperty tncome Distribution (P10
and non-Property Income Distribution [non-PiD] dividends.
More information on REITs and Pl0s can be foundin the
Investors section of aur website at britishland.com/
investors/dividends.

British Land dividends can be paid directly into your bank or
building society account instead of being despatched to you by
cheque. Mare information zbout the benefits of having dividends
paid directly into your bank or building sociely account, and

the mandate furm to set this up, can be found in the Investors
section of our website at britishland com/investors/dividends/
dividends-direct-to-your-bank.

Serip Dividend Scheme

British Land may offer sharehalders the appaortunity to
participate in the Scrip Dividend Scheme by offering a

Scrip Allernative tg a particular dividend from time to time
The Serip Dvidend Scheme altows participating shareholders
to receive agdoitionsl shares instead of a cash dividend.

For mare information please visit the Investors section

of our website at britishland.com/investors/dividends/
scrp-dividend-scheme

Unsolicited mail

British Land is required by law lo make its share register
available on request to other organisations. This may resuit
in the receipt af unsglicited mail. Ta limit this, shareholders
may register with the Mailing Preference Service. For more
infermation, or to register, visit mpsonline org uk

Shareholders are also advised 1o be vigilant of share fraud
which includes telephone calls offering free investment advice
or offers to buy and sell shares at discounted or highly inflated
prices. If it sounds too good to be true, it eften1s Further
information can be found on the Financial Canduct Authority’s
website fca.org.uk/scams or by calling the FCA Consumer
Hetpline on 0800 111 4746.

Tax

The Group elected for REIT status on 1 January 2007, paying
a £308m conversicn charge to HMRC n the same year. As a
consequence o} the Group's REIT status, tax is not levied within
the carporate group on the qualifying property rental business
but is instead deducled from distributions of such income

as Property Income Distributions {P10] to sharehelders. Any
income which does not fall within the REIT regime 15 subject
ta tax within the Group in the usual way. This includes profits
on progerly trading actwity, property related fee income and
interest income. As cutlined in Note 7 1o the accounts, there
was 4 shortfall in PID payments tor the year to 31 March Z020.
We remained comgliant with the REIT regime through the
payment of additional corperation tax. We continue lo pass

all REIT tests ensuring that our REIT status is maintained.

We work proactively and opeanly to maintain a constructive
relationship with HMRC. We discuss matters in real-time
with HMRC and disclose all relevant facts and circumstances,
particuiarly where there may be tax uncertaimty ar the law s
unclear HMRC assigns risk ratings to all large companies.
We have a low appetite for tax risk and HMRC considers us

to be "Low Risk’ |a status we have held since 2007 when the
rating was first introduced by HMRCI.

Further information on our Tax Strategy can be found in
Cur Approach to Tax Strategy at britishiand.cam/governance.

British Land Annual Report and Accounts 2021 219



SHAREHOLDER INFORMATION continued

Forward-looking statements

This Annual Report contains certain [and we may make other
verbal or written] "forward-looking statements These forward-
locking statements include all matters that are not historical
fact. Such statements reflect current views, intentions,
expeciations, forecasts and beliefs of British Land concerning,
among ather things, our markets, activities, projections,
strategy. plans, initiatives, objectives, performance, financial
condition, Liquidily, growth and prospects, as well as
assumptions about future events. Such "forward-locking’
statements can somebmes, but nat always, be identified by
their reference to a date or peint in the future, the future tense,
or the use of 'forward-looking” terminolagy, including terms
such as ‘believes', ‘considers’, ‘estimates’, ‘anlicipates’,
‘expects’, ‘forecasts’, ‘intends’, ‘continues’, 'due’, ‘potential’,
‘possible’, ‘plans’, ‘sesks’, ‘projects’. ‘bugdget’, ‘goal’, ‘guidance’,
trends’, fulure’, outlook’, ‘schedule’, targel’, ‘aim’, ‘'may’,
Likely to’, ‘'will’, 'would’, ‘could’, 'sheutd” or similar expressions
orin each ¢ase their negative or other variations or comparable
terminology. By their nature, forward-tooking statements
involve inherent known and unknown risks, assumptions

and uncertainties because they relate to futyre events and
circumstances and depend on circumstances which may

or may not occur and rmay be beyond our ability ta control,
predict or estimate. Forward-looking statements should be
regarded with caution as actual cutcomes or results, or plans
or objectives, may differ materiaily from those expressed in

or implied by such statemnents Recipients should not place
reliance on, and are cautioned aboul relying on, any
forward-looking statements.

Important faciors that could cause actual results fincluding
the payment of dividends), performance or achievements of
British Land to differ materially from any outcomes or resulls
expressed or implied by such forward-looking staterments
include, amang other things (a] general business and political,
sotial an3 econamiz conditions globally, [b) the consequences
of the United Kingdom's withdrawal from the Surgpean Union,
{c) industry and markel trends lincluding damand in the
property invesiment market and property price volatitity].

[dl competition, (e} the behaviour of other market participants,
tfi changes 1n gavernment and other regulation including in
relation to the environment, health and satety and taxation lin
particular, in respect af British Land's status a5 a Real Estate
investment Trust}, g inflation and consumer confidence, (h)
labour relations and work stoppages, i) natural disasters and
adverse weather conditions, jl terrorism and acts of war,

ikl British Land's overall business strategy, risk appetite and
investment choices in its portfolio management, (] legal or
other proceedings against or affecting British Land, im) reliable
and secure |T infrastructure. [n] changes in occupier demand
and tenant default, [o] changes in financial and equity markets
including interast and exchange rate fluctuations, ipl changes
in accounting practices and the interpreiation of accounting
standards. g} the availability and cost of inance and (r} the
consequences of the Covid- 1% pandemic. The Company's
principal risks are described in greater delail in the section of
this Annual Report headed "Risk Management” on pages 78-87
(inclustvel. Forward-looking statements in this Annual Report,
ar the British Land website or made subsequently, which are
attributable to 8ritish Land or persons acting on its behalf,
should therefare be construed in Lght of all such facters
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information contained in this Annual Report relating to

British Land ar its share price or the yield on its shares are not
guarantees of, and should not be relied upan as an indicator of,
future performance, and nothing in this Annual Regort should
be construed as a profit farecast or profit estimate, or be taken
as implying that the earnings of British Land {or the current
year or future years will necessarily maich or exceed the
historical or published earnings of British Land. Any forward-
logking statements made by or on behalf of Britsh Land speak
anly as of the date they are made. Such farward-looking
staterments are expressly qualified in their entirety by the
factors relferred to above and no representation, assurance,
guarantee or warranly is gven in relation te them [whether

by British Lang or any of iis associales, Direciors, officers,
ernplayees or advisers), including as to their completeness,
accuracy, fairness, reliability, the basis an which they were
prepared, or their achievernent or reascnableness. Other

than in accordance with our legal and regulatory obligations
lincluding under the UK Firancial Conduct Authority's Listing
Rules, Disclosure Guidance and Transparency Rules, the

EU Market Abuse Regulation. and the requirements of the
Financial Canduct Authority and the London Steck Exchangel,
British Land does not intend or undertake any obligation to
update or rewise publicly forward-looking stalemenls to

reflect any changes in British Land's expectations with regard
thereto or any changes in infarmation, events, conditions,
circumstances or other infermation on which any such
statement is based [regardless of whether those forward-
looking statements are affected as a result). This document
shall not, under any circumstances, create any implication that
there has been no change in the business ar affairs of British
Land since the date of this document or thal the infermation
cantained herein is correct 55 at any time subsequent to

this date

Nothing in this documeat shatl constitute, in any jurisdiction,

an offer or solicitation to sell or purchase any securities or other
financial instruments, nar shall it constitute a recammendation,
invitation or inducement, or advice, in respect of any securities
or other frnancial instruments or any other matter.

The Annual Repori has been prepared for, and only for, the
members of British Land, as a body, and no other persans.
British Land, its Directors, officers, employees or atvisers do
not accept or assume responsibility to any other person to who
this document 1s shown or into whose hands it may come, and
any such respongitility or liabibity 15 expressly disclaimed.
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