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Presentation of financial informatien

The financial statements for the year ended

31 March 2022 have been prepared on the historrcal
cost basis, except for the revaluation of properties,
investments classilied as fair value through profit
or 1055 and derivalives. The finantial stalements
are prepared in accordance with UK-adopted
Internatignal Accaunling Standards and the relevant
legal requirements of the Companies Act 2006
{SFRS). On 31 Decernber 2020 EV-adopted IFRS
was brought into UK law and became UK-adopted
International Accounling Standards. with Tuture
changes to IFRS being subject to endoraement by
the UK Endorsement Board. The consolidated
financ¢ial statements have transitioned 1o UK-
adopted Iniernational Accounting Standards far the
year ended 31 March 2022. This change constitutes
a change in accounting framework, Mowever, there
is no impacl on recognitign, Measurement or
disclosure in the year reporied as a result of the
change in frameéwork. In the surrent financial year

the Group has adopted a number of minor
amendments to standards effective in the year
issued by the I1ASB. none of which have had a
malterial impact on the Group. The accounting
policies used are othérwise consistent with those
contained in the Graup’s peevious Annal Repart
and Accounts for the year ended 31 March 2021.
The Greup's interests in joint ventures and funds
are shown as a single line item on the incame
statermient and halance sheet and all subsidiaries
are consolidated at 100%.

Managemenl considers the business principally
an a proportionally consolidated basis when setting
e strateqy, determining annwat priorities, making
investinent and financing decisions and reviewing
perfarmance. This includes the Group's share of
joint ventures and funds an a tine-by-line basis and
exctudes non-controting interests in the Group's
subsidianes. The financial key performance
indicaters are also presented on this basis Refer
ta the Financial review for a discussion of the IFRS

results. We supplement aur IFRS figures with
non-GAAP measures. which management uses
internatly. tFRS measures are labatled as such.
See our supplementary disclosures which starg

on page 233 for reconoliations, in agdition to Nate 2
in the financial statements and the glassacy found
at britishland.com/glossary.

Integrated reporting

We integrate social and environmentalintormation
throughout this Report in line wath the International
Integrated Reporting Framewark. This reflects

how our industry-ieading sustainability straiegy

is integrated inta our business, delivering lasting
value for all our stakeholders. We publish additional
social and enviranmental data in our Suslatnability
Accounis found at britishland.com/data.

Tris Report was signeq off by the Board

on 17 May 2022,
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Places People Prefer

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

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

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

Vis#t britishland.com for more information



2022 KEY FINANCIAL AND NON-FINANCIAL HIGHLIGHTS

Financial highlights

The British Land Company PLC 00621920

Underlying EPS [diluted) Underlying Profit EPRA NTA per share Dividend per share
2021:18.8p 2027 E£200m 2021: 648p 2021:15.04p

IFRS EPS \FRS profit after tax IFRS net assets Assets under management
103.3p 960m  £6,733m £14.3bn
2021:1111.2p 2021: £(1,083[m 2021: £5.983m 2021: €12 .7bn

~ " Operational highlights —

'Stakeholder outcomes

39m sq ft

leasing activity

Our strongest performance in
10 years

1.7m sq ft

committed developments

Including 585,000 sq fi
at Canada Waler

14.8%

total accounting return

Driven by the EPRA NTA per
share uplift of 12.2%

23,949

beneficiaries fram our
community activities

Focused on education,
employment, local business,
wellbeing and conrecting local
people and organisations

6.8%

valuation gain across
the partfolio

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

£1.3bn

gross development value of
urban logistics pipeline

Assembled in 12 months

632

kg CO,e per sqm
average embodied carbon in

office developments

Prioritising re-use of existing
maleriats and pilating mere
sustainable alternatives

£2.2bn

capital activity

Including £290m from Canada
Water and £694m fram
Paddingtaon Central

|post year end)

A

senior unsecured credit rating

With £1.1bn of financing activity
during the year

2 British Land Annual Report and Accounts 2022

S-star
GRESB rating

Including a 5 star rating in both
slanding assets and
developments

69%

staff engagement score

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

Focus on value creation

We focus on epportunities where we can leverage our competitive
strengths in active asset management and development 1o create
value. We identify key themes in our markets and invest behind
them. Ta do this, we make timely decisions to recycle capital out of
mature assets and into developnenl and value accretive acquisitions.

Read about our Strategy on pages 15-27

Attractive development pipeline

We have created a strong pipeline of development opporlunities
within our portfolie which is a key driver of value creation. The total
pipeline covers 11.4m sq ftincluding 5m sq ft at Canada Water, a
ES.ébn redevelopment scheme, and 2.8m sq ft of

opportunities with a gross develepment value of

Read more about our developments an pages 20-21

Strong balance sheet

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

to progress our strategy.

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

Best in class platform

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

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

Excellent ESG track record

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

Read about cur pipeline of develapments on pages 20-21 and our decisicn
making process an page 100

British Land Annual Report and Accounts 2022 3



REASONS TO INVEST IN BRITISK LAND continved

Canada Water:
our investment
case in action

Focus on value
creation

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

Read about our stralegy on pages 16-27

Image is a CGI
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Best in class |
platform :

Our expertise across investment,

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

the scheme. We will continue to use our
platform to develep and manage the
Masterplan on behalf of the joint venture.

Read about our peopie on pages 17 and 35-37



Attractive
development pipeline

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

Read more about our developments an
pages 20-21

Excellent ESG
track record

Understanding the environmental impact
of our buildings is ingrained in what we do.
At Canada Water, we are pilating more
sustainable buitding materials such as
Earth Friendly Cancrete to minimise our
carbon emissions in line with our 2030
Sustainability strategy. Qur strong track
record of cornmunity engagement was key
to achieving planning for this scheme and
we cantinue to support local people for
example through affordable space, helping
young entrepreneurs grow their business.

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

The British Land Company PLC 00421920

Strong balance
sheet

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

we prioritise development, working in
partnership is an impartant part of our
approach to managing risk as well as
providing access to new opportunities.

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

British Land Annual Report and Accounts 2022 13



QUR PORTFOLID
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Knawiedge Quarter
B Haxtan & Shoreditch  Broadgate
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11 acre office-led
Campus close ta
Paddingtan Station

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

Our Campuses combine well cannected.
trgh quality and sustainable buildings
with an attractive public realm where
businesses can cluster tagether to

drive growth and innovation.

We are delivering 3 fourth Campus

at Canada Water and have identified

opportumities to take this successful
.model outside London, targeling centres

of inngvation such as Oxford, Cambridge

and well established research parks.

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

[ British Land Anaual Report and Accounts 2022

53 acre redevelopment
scheme in zone 2

8.6m sq ft pipeline of Campus developments

2-3 Finsbury Avenue,
Broadgate

Canada Water

Some images are CGls

Read more abou!l our strategy on pages 16.27

Priestley Centre, Surrey
Research Park
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Retail & Fulfilment

Qur Retail & Fuliilment L United Kingdom
portfolio focuses on formats which

complement the growth of online,

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

This cormplements our retail parks business
where we are the UK ng. 1 owner and
operator in the sector which has emerged
as the preferred format for retaiters.

Qur portiolg of shopping centres includes Retail & Fulfitment
well located open air schemes, as well as A modern, well located
Iraditional-covered centres——— - - UK network

Portfolio highlights -~

$£14.3bn

managed assets

£10.5bn

owned assets

22.2m

sq ft of floar space

£458m

anhualised rent

11.4m

5q ft development pipeline

$1.3bn

gross development value of
Urban lagistics pipeline

) Traditional covered
schemes

Open air schemes
primarily retail parks
Pipeline urban
logistics

Innovation Campuses
apportunity

British Land Annual Repart and Accounts 222 7



HOW WE BELIVER VALUE

Places
People
Prefer

Our inputs —>

People

- Breadth and depih of our expertise

- [Diverse and inglusive environment.

- Culture of teamwork and collaboration

Portfolio
i oL =2 Well canaected, high quality London Campuses
- Prime portfalic of well located retail parks
- Atiractive development pipeline focused an
Campuses and urban logistics in London

Relationships

- Close custamer relationships

- Successful joint venture partnerships
~ Streng links with local communities
- Trusted partner for local authorities
- Gaood relatianships with key suppliers

Finanecial strength

- Strong balance sheet

- Diverse and flexible sources of finance

- Successful partnerships which mitigate risk

The British Land Company PLC 00621920

Our purpose is to create and
manage Places People Prefer

Our competitive strengths  —>
in development and active
asset management

Sustainahle Operations &
buildings placemuking

Our values underpin everything we do:

Bring your Listen and
whole self understand

] British Land Annual Repart and Accounts 2022

Be smarter Build for
together the future



-Qur business model —

British
S Land

Places People Prefer

The British Land Company PLC 00621920

Delivering value for
our stakeholders

Investors

Woe target an average total accounting
return [TAR) of 8-10% through the cycle by
focusing our capital on opportunities which
leverage our skill set in asset management
and development to create value,

14.8% TAR

People

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

'69%

engagement score

Customers

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

3.9m sq ft

leasing

Source growth &

value opportunities
We focus on opportunities
where we can creale value
through our strengihs in
assel management and
development. We pursue
value accretive acquisitions
in the market and create
development opportunities
within our portfolio.

Actively manage

& develop

We provide high quality,
madern and sustainable
space which we manage
ourselves to respond to
customers’ needs. We
provide the flexibility for
customers Lo grow with us
and we redevelop our space

to drive incremental returns.

All our developments are
net zero carbon.

Recycle eapital

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

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

with partners to mitigate
financial risk and access the
best gpportunities and we
supplement returns with
management fees from
joint projecis.

Sustainability

Sustainabitity is ingrained in everything we do. Our strang track record in environmental
and social sustainability drives value far our business and delivers pasitive outcames for

our stakeholders.

Read aboul our straleqy on pages 16-27

British Land Annual Report and Accounts 2022

Communities

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

354

supported into employment

Partners & suppliers

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

71%
main contractor spend within local
London boroughs

Read about our stakeholders on pages 32-34



CHAIRMAN'S STATEMENT

Tim Score
Chairman

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

for our business

“Qur platform at British Land
is unique”

Dear Shareholders

One year ago, aur Chief Executive, Siman
Carter, setout a clear strategy to focus
our business an what British Land does
best - development and active asset
management. Qur platform at British
Land is unigue: we have delivered some

of the highest quality and most complex
developments in London and we have a
full suite of operational capabilities ranging
fram investment 1o planning. development,
assel management and sustainability.
These are strong compelilive advantages
which we align to growth areas in

our markels.

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

The apportunities which currantly best
match our strengths include detivering the
best, maost sustainable workspace inta a
market thal is gravitating towards quality.
Qur Campus model, which combines
modern, sustainable workspace with
engaging places to spend time outside

the office is a key advantage in this respect,
underpinning a record year for teasing.
Building on this appreach, this year we have
acquired our first Campus assets outside
London, where we see a real opporiunity

to detiver a simiar proposition in markets
where supply is very constrained.

We have also targeted opportunities in
ucban logistics, where our abiiity to develop
complex schemes means we ¢an unlock
value by repurpasing or intensilying exisling
buildings which others may be unable to do.
From a standing start, our urban (agistics
pipeline is now £1.3bn 1n gross development
value and is focused on London.

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



Underpinning our approach is an active
programme of capital recycling. We agreed
a joint venture at Canada Water with
AusiralianSuper, enabling us to accelerate
tha detivery of our Masterplan, enhancing
our returns but also helping lo manage the
risk associated with a project of this scale.
Post year end. we sold a 7% interest in
the majority of cur assels at Paddington
Central, creating a new joint venture where
we have joint control and releasing capital
to target growth opportunities etsewhere.
Overall, our approach has delivered a total
accounting return of 14.8%.

Supporting Ukraine

To suppeort those affected by the war
in Wkraine we donated £25,000 to the
Disaster Emergancy Cemmitiee which
included matching personal donations
from our people. We aiso donated
£5,000 to the Wkrainian Cathedral in
Marylebene, close to our head office.

At Paddington Central, we pledged
£30,000 funding tor a scheme to
supparl the Ukrainian Institute setling
up an English Language Schoal for
refugees and have denated space to
host classrcoms al Storey Club. At a
number of assets, we have rolled out
specific QR codes to enable people te
make donations {o the British Red
Cross easily.

Continued focus on ESG

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

‘whole life’ carbon assessmenis on

our develepments long before that was
standard praclice and we are now reaping
the benetit as more and more businesses
wanl sustainable space. You can read more
about this approach on pages 38-59.

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

disclosure on the climate-related risks and

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

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

been impacled by Covid-19. One of our
slrongest secial contributions is connecting
customers with communily partners,
becsuse they have a real willingness and
ability 1o provide suppart in key areas like
education, emptoyment and local business.

The British Land Company PLC 00621920

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

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

Qur people

Our strategy is focused on our campelitive
strengths, so our people are critical to its
success. We know that to be maost effective,
we need to cultivate a truly diverse and
inclusive culture. sg this year we launched
our Diversity, Equality & Inclusion Strategy,
selling cut commitments to drive this
agenda at Brilish Land between now and
2030: you can read more about this on
pages 35-37. I was pleased that this

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

As the impact of Covid-19 has continued
throughout the year, the wellbeing of our
people has been our pricrity and we have
an established framework to support this,
focusing on mental health. We have been
delighted to see our own office return to
tife. Like our cccupiers, we believe that
physically working together 1s critical to
our success and we are already seeing
the benefit of that.

Broadgate

We are delighted that
1 Broadgate is fully
let [or placed under
oplien), four years
ahead of completion.
The strang
sustainability
credentials of this
building were a key
factor in attracting
accupiers JLL and
Allen & Overy

Image is a CGI

British Land Annual Report and Accounts 2022 "



CHAIRMAN'S STATEMENT continued

Financial position

Our strong financial position has supported
Qur strategy, enabling us ta invest in
opportunities which will create long term
value for our business. Ta maintain this
momenium, we are actively recycling
capital cut of mature assels, most recently
crystallising £694m of value from the part
sale of Paddington Central post year end,
which reduced loan to value to 28.4%

[on a pro forma basis).

Development is a key driver of returns and
central lo our sirategy, but we take a very
measured approach to new commilments,
In addition to focusing on areas of strength,
we increasingly wark in partnership ta
share risk and access the best opportunities,
with new joint ventures agreed at Canada
Water and post year end, at Paddington.

We act quickly to fix development costs

and have benefited from this in the current
environment, with $1% of committed __
development costs atready fixed. Our
strang relatienships with contractors,
built up over many years also position
us well on our future commitments.

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

Peterhouse
Technelogy Park

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

The Board

This year we strengthened our Board with
two new appointments. Bhavesh Mistry
Joined the Board as CFQ from Tesco in July
2021 and we are already benefiting from the
fresh perspective he brings to cur business.
We were also delighted to welcome Mark
Aedy to the Board in September 2021.

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

Qutlook

We have made strang progress in the
first year of our strategy and have clearly
established the building blacks which wilt
creale value going forward.

We have laid the foundations to take

BUF CINPUs Model utside taddon with
acquisitions in Cambridge and Guntdlord,
and continue to assess similar apportunities
in established hubs of innovation. We have
assembled a significant pipeline in urban
togistics and our expertise in comlex
development and assel management
pasitions us wetl to build on this. In addition
our platform provides an excetlent base
from which to embark on new opportunities;
at Canada Water, for example, we have the
scope to do thal, with education, healthcare
and residential all exciting potential

growth markets.

12 British Land Annual Repant and Accounts 2022
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However, we are very aware that globat
evenls and their repercussions inour
markets pose 2 polential challenge for us.
Escalating prices impact our occupiers,
consumers and our own development
activity. We are taking actions to mitigate
these risks and looking forward, we benefit
from very strong relationiships throughout
our supptly chain.

We have assembled some highly compelling
opportunities across our business. We have
the financial sirength to deliver on these
and the shitl set 1o o so exceplionally well,
50 we loak forward with confidence. On
behali of the Board, | would like to extend
my thanks to the whole British Land team
for the huge contribution they have made
this year, which once again, has often been
achieved in challenging circumstances.

Tim Score
Non-Executive Chatrman

Read aur Chairman’s introduciion 1o corporate
governance 00 page 99



CHIEF EXECUTIVE'S REVIEW

Simon Carter
Chief Executive

Delivery against strategy
driving strong performance

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

our teasing, where our Campus maodel

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

Operational performance

Campus teasing activity was strong at 1.7m
sq ft of lettings and renewals, 5 4% ahead
af ERV. Trws includes letting or placing
under option all the office space at our

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

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

inwards yield shift of 11bps.

The British Land Company PLC 006215920

in Retail & Fulfitment, tettings and renewals
covered 2.2m sq it of space, including 1.5m
sq ft of long term deats, overzll 2.8% ahead
of ERV. Retail Parks, where we are the UK
number 1 owner and operator, accounted
for 60% of that activity. They are the
preferred farmat for retailers. reflecting
their online channel compatibility and
affordabilily, underpinning imgroved
occupational demand. As a result,

Retail Parks delivered 19) bps of yield
campression, driving values up 20.7%.

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

early, foltowing which we agreed £400m

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

Strategy

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

- Campuses - Oynamic neighbourhoods
focused on customers in growth and
innovation seclors inctuding technology,
science, angineering and health; and

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

British Land Annual Report and Accounts 2022 13



CHIEF EXECUTIVE'S REVIEW continued

Progress against the Priorities for our business
Ayear ago, we identified four clear priarities for our business. We have delivered sirong progress in each area since the start of the

financial year which is summarised belaw:

Prigrity Progress in FY22

The British Land Cempany PLC 00621920

O - New joinl venture with AustralianSuper at Canada Walter accelerating delivery and returns {rom

Realising the potential of
our Campuses

the Masterptan
- Acguired £102m of assets outside of London aligned to grewth and innovation including
Peterhouse Technology Park in Cambridge, The Priestley Centre and Waterside House in Guildiord
Attracted innavative and growing businesses to our Campuses including tettings of 134.000 sq it to

JLL and 254,000 sq ft to Allen & Overy at 1 Broadgate and 315,000 sq f1 Lo Meta at 1 Triton Square
- Storey occupancy improved to B%

1)

O

Progressing value
accretive development

Delivered 1 Triton Square, our second net zero development, fully lei to Meta

- Onsite with 1.7m sq t of net zero development, with new commitments including Phase 1 of Canada
Waler and Phase 2 at Aldgate, our first build ta rent residential development

- Onsite at The Priestley Centre. Guildferd, our first Lab enabled office

- 91% of costs fixed across committed developments; benefitting from exceltent, long term relationships
with Tier 1 contractors

gross areal

1.3m sq {t planning consents received in the year with & further 2.5m sq ft under submission {based on

O

Targeting the
opportunities in
Retail & Fulfilment

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

Increased retail park occupancy by 270bps to 97.4%

O - Tatal capital activity of £2.2bn

Active capital recyeling

- £645m Retail & Fulfilment acquisitions

t

£102m additions to our Campuses portfolio

- E1.%bn af financing aciivity in the year

€494m sale of 75% of majority of assets at Paddinglon Central posl year end
- E£290m sale of 50% in the Canada Water Masterplan

Campuses

The key theme underpinning cur focus on
Campuses is thai demand will gravitate to
the best, mosl sustainable space. Building
on our success at Broadgate, Regent's
Place and Paddington Ceniral, we are
delivering a fourth Campus at Canada
Water, a 53 acre development apportunity.
In order o accelerate the delivery and
reterns of that scheme we sold 50% of

our share to AustralianSuper for £290m

in March 2022 creating a new joint venture
with a pariner wha shares our vision for
Canada Water. This praject will be a key
driver of value for our business; Phase 1
delivers an IRR for British Land of c.11%
and the whole project is expected to deliver
c. £2bn of value for British Land and
AustralianSuper, equating to an IRR in the
low teens. In April 2022, we atso anncunced
that we had exchanged on the sale of 75%
af the majority of assets in Paddington
Ceniral. This has been an excellent
investment for British t.and, delivering

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

this transaction wilt be invested in vatue
accretive davelopment cppartunities 3cross
aur partfolio, as well as the ether growth
areas we have identified,

We continue to evolve our Campus madel
to align with high growth and innovation
sectors. Our medel is particularly attractive

to businesses which like to cluster togather,

in seciors such as technology, science

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

We also see the potential to drive value

by taking the Campus model outside of
London. We are targeting development
opporiunities in innovalion hubs such as
the Golden Triangle and made £102m of
acquisitions in Cambridge and Guitdford

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

The Priestiey Centre which is one of two
properties we acquired on Surrey Research
Park. together tatalling £27m and in
Cambridge, we acquired the Peterhouse
Technotogy Park for £75m in August.

Retail & Fulfitment

In Retail, last year, we identilied a value
opportunity in Retail Parks reflecting
attractive relative yields coupled with
customer preferance for this format.
Our portfolio is now valued at £2.1bn
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which includes acquisitions of £3%0m in the
year {in addition Lo the £49m in FY21], This
timely investment meant we beqefitted froem
significant yield compression to deliver a
31.6% total properiy return on the retail
park portfolio as awhole. We expect to
make further, selective acquisitions given
our competitive advantage in sourcing,
underwriling and assel managing but

we will maintain our discipline on returns.

In Urban Logistics, the chronic shortage
of space in Londan is the key theme
underpinning eur fecus on this part of the
market, Demand is strang reflecting tha
growth of e-commerce and in pacticular
rising consumer expectations for same
dayfnext day delivery. This has been
supplemented by new saurces of demand
such as "quick commerce” and "dark
kitchens”. Supply of the right kind of
space in London is highly constrained and
requires innovaiive solulions to Increase
density and repurpose space which plays
well to our skill set in site assembly,
planning and delivering complex
developments in Central London.

In the first year of our stralegy, we have
established a pipeline of urban togistics
develapment opportunities totalling £1.3bn



of gross development value which focuses
on Lendan and will deliver a sizeable
platferm for British Land in this exciting
growth market. Hannah Close in Wembley,
our most recent acquisition, is an excelleni
example of how even in a highly compelitive
market, we can leverage our skills in
planning and development Lo intensify
existing buildings through multi-sterey
development to create value, We also invest
in repurpesing opporiusnities including the
Finshury Square car park. centrally located
in the City as well as other opportunities
across our pertfalio. Overall, the blended
farecast IRR from acquisition for our urban
logistics opportunities is ¢.15% which is at
the iop end cf our target range of 10%-15%.

Capital allocation and

balance sheet

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

cur nimble and value driven approach
with'€1.2bn of assel sales and £747m of
acquisitions. The recent Paddingion Central
transaction has further strengthened our
balance sheet with pro forma loan to value
now at 28.4%. well positioned i current
markets. Our performance demonstrates
that we are allocating capital smartly,

with strong vzluation uplifts on our
developmenis and our Retail Parks.

We largei an average total accounting
return of 8-10% through the cycle. This is
based on a total properly return of around
7-8%., adjusted for administration costs and
the positive impact of leverage. We seek tg
create vzlue through active management
and development. We target development
IRRs of 10-15% compared to our standing
investments where returns and risks are
typically lower. We will remain fecused on
aciively recycling capital and will Lock o
crystallise value from mature and lower
returning assets and reinvest into higher
returning opportunities.

We maintain good long terrn relationships
with debt providers across the markets and
have completed £1.10n of financing activity
in the year. This included & five year ‘Greea
Loan’ in our Broadgale joint venture,
secured on 100 Liverpoal Street which

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

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

Our people

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

hybrid working brings and to support aur
peaple with more flexible arrangements,
whilst also reaping the benelits of working
more collaboratively when together in

the office.

I recognise the impartant contribution that
diversity plays in delivering cur strategy so
was pleased thal we ranked 15" in the FTSE
Women Leadership Review for FTSE 100
women representation and we have
exceeded the recommendations of

the Parker Review on ethnic diversity

at Board level. We were also pleased to
te the first UK REIT to acheeve Disability
Smart Accreditation from the Business
Disability Forum.

Bhavesh Mistry joined us as Chief Financial
Officer in July 2021 and we are already
benefitting from the fresh perspective he
brings. We were also pleased o welcome
Mark Aedy to the Board as a Non-Executive
Director in September 2021. Nicholas
Macpherson has decided not to seek
re-election as a Non-Executive Director at
the AGM in July 2022, al the conclusion of
which he will stand down from the Board.
Nicholas has served with distinction on the
Board since joining it in 2016 and we thank
him for his valuable centribution.

Outlook

We are mindful that the year ahead will be
impacted by heightened macroeconomic
and geo-political uncertainty. In the contex!
of higher inflation, we are seeing investors
rotate out of bonds and increase their
allocations to real estate, particularly in
subsectors with strong pricing power and
affordable rents. We are well positioned

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

Our Campus offering provides customers
in London with best-in-class space where
we exgecl demnand te remain sirong,
particularly from the growing, inncvative
businesses we are targeteng. Rents typicatly
represent a small propertion of salary
costs, meaning demand is less sensitive

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

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

are BREEAM Outstanding. This year
construction cost inflation is likely to

be between B-10% &nd we are pleased to
have fixed 91% of the cost on our commilted
development programme af 1.7m sq fi.
Forecasting is difficuli with elevated
uncertainty, bul our base case is for
construction cost inflation to moderate

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

are more insulated to cost inflation than
development in other parts of the country
and we anlicipate being able 1o achieve

the modesl increase in rents needed to
offset any further cost inflaticn above

our base case.

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

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

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

over 3% p.a. with stable yields - a good
backdrop for delivering new space via our
repurposing and intensification strategy.

(Ao

Simon Carter
Chief Executive
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Qur strategy is to create value

by focusing on opportunities where we can

leverage our competitive strengths in active
asset management and development.

[ Our key focus areas: |

Campuses
N = Our Campuses combine well =~ “* Condon f:ampuses: Inngvation Campljse-s -
connecled, high quality and Gur Campuses are an important outside London:
systainable buildings with differentiator for us. With our expertise in planning,

an atlractive public realm
and greal amenities.

devetopment and asset
management, we see a clear
appartunity to take our Campus
model 1o key hubs of innovation
like Oxford and Cambridge.

Businesses are able to cluster
together and expand and their

As the market gravitates towards  employees benelit from the retail,
the bast space our Campus model letsure and open space that

is an important advantage. surrounds them.

4

Retail & Fulfilment

Dur Retail & Fulfitment portfolio Retail parks: Urban logistics:
is focused on retail parks which We are the market leader in UK Our strategy is to intensify and
camplement the grawth of onkine.  retail parks, which have emerged  repurpese existing buildings to

s as the preferred format for deliver new urban logistics space
We are also building 2 ) ; A
. retailers due to their lower in Landan whare supply is highly
development-led urban logistics - I .
business in Londan and have occupancy costs ang constrained, requiring innovative
usin an compatibility with enline. - development-led solutions.

assembled a pipeline wilh 3 gross
development value of £1.3bn.

| We have four strategic priorities for our business: r

O Realising the potential of O Targeting the opportunities
our Campuses in Retail & Fulfitment
O Progressing vatue O Aclive capital recycling

accretive development

SOy . .
T long term commi



OUR PEOPLE DELIVER OUR STRATEGY - OUR EXPERTISE 15 OUR COMPETITIVE ADVANTAGE

Elizabeth
Investment Assooiate: works on acquisitions and

disposats across the Company's retail, office and

urkan logistics portfolio, Part of Peterhouse
Technalogy Park acquisition team.

Michael
Head af Planning: responsible for Briish Land's
planning actwities across the UK, including

securing planning permission for the 718,000 sq {t

2 Finsbury Avenue.

7

Karina

Senigr Sustainability Manager: supports our
project teams to reduce embodied carbon in

our buildings and deliver nel zero develapmenis.

Alex
Office Leasing Director: part of the tearn which
teased 1 Broadgate ta Allen & Overy and JLL.

Lynn

Project Directer, Norton Folgate: responsible for
development design, procurement censtruclion
and managemaent.

Emma

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

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

Hursh

Head of Capital Markets: part of the Treasury
team which raises and manages linance for
British Land and its joint ventures. inctuding
the £420m Green Loan for 100 Liverpool Street.

9

Ade

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

1. Investment

- Acquired £295m of urban logistic
opportunities, amassing a portfolio
wilh a GOV over £1.3bn

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

2. Leasing & asset management

- 3.9m sq ft of leasing across the portfolio,

the strangest in len years

- 1 Broadgate fully pre-tet or under
option on the office space to JLL and
Allen & Qvery

3, Property management

- 4.4/5 customer satisfaclion score

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

4. Planning
- 1.3m sq ft [gross areal of planning
cansents achieved inctuding 2 Finsbury
. Avenue and Iniernational House, Ealing
- Further 2.5m sq it {gross areaj planning
applications under submission

5. Development

- ECompletion of 1 Triten Square

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

4. Finance

- f1.ibn of financing activity, including
Green Loan and ESG-linked RCFs

- Refinancing date extended to late 2025

- Senjor unsecured credit rating of A’

7. Sustainability

- Sacond net zero carbon develepment
at 1 Triton Sguare

- 29 net zero assel audils completed
at our assets

- 103 community nitiatives delivered
al our places

8. Marketing

- Creating brands, messaging and
experiences thal inspire and engage
our customers and the people who visit
our pfaces

9. People

- 9% staff engagement score, with B5%
recornmmending British Land as a place
to work

- 8.1% reduction in the ethnicity pay gap

- B.4% reduclionin the gender pay gap

British Land Annual Report and Accounts 2022 7
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Our unique
Campus model

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

of amenities nearby for people

to enjoy outside of office,

Qur Campuses are unique in delivering

in all these areas, making them the premier
~~office porifolic across Londen. Because we,
own the spaces hetween our buildings, we
can curate an engaging public realm and
our placemaking activities help to foster a
sense of community amongst our occupiers
and with local people. The Campus model
also enables occupiers to grow with us -
accupiers can upscale an or between our
Campuses and we provide additional
flexibility through Storey, enabling them to
take additional space on a shart term basis.

1 Broadgate
Image is a CG!

: Allen & Overy JLL
AttraOtlng "Our move to Broadgate is a really

"Working in partnership with British Land,

important step forward for every one of we have a real opportunity to achieve one of
Succ eS Sfu1 our partners, employees and ctients who the maost sustainable and technologically
come to our office in London. The new advanced workplaces in the UK. The
businesses office space is a step-change in terms of campus excels in the connectivity and
energy consumption and better reflects amenities, providing gur people and clients
the way we want the firm to werk in the with a vibrant, dynamic and collaborative
This year, we fully pre-let lor placed under  fyture. The building will contribute to an space. 1 Broadgate will enable us to
option| 1 Broadgate to lawyers Allen & estimated 80% reduction in our annual significantly push the boundaries to
Overy and real estate services firm JLL, London office carbon emissions as welt as  enhance productivity, improve wellbeing
four years ahead of completion. having market-leading certifications for its  and support a wider community through
This will be the most energy efficient environmenlal'impact and the wellb_eing British Land’s appreach to managing
building we have ever delwvered, a of those who m'!.lll. call Braadgate their the Broad_gate campus a.t'\d. its
factor which was key 1o both deals and place of work. Cammunity Framework.
demaonstrates the growing importance Gareth Price, Stephanie Hyde,
of sustainability to our accupiers. Managing Partner Chief Executive, JLL UK
Allen & Overy have taken a minimum of JLL have taken a minimum of

254,000 sq ft 134,000 sq ft
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Replicating the
Campus model

Peterhouse Technotogy Park

Building on our success in Londan, we see
an ppportunity to reproduce our Campus
madet in other hubs of innovatian.

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

These themes support rental growth and
create opportunities for operatars with
expertise in planning, asset management
and sustainable development and who can
demanstrate a solid track record of making
a positive local impact.
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Such opportunities piay to our strengths,
and we have demonstrated our ability te

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

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

one of the UK's most successful
technology businesses,

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

the buildings are lab-enabled enabling

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

Attractive
development
pipeline

We have created attractive
opportunities for development
across our portfolio.

Completed

A 1Triton Square

Office-led redevelopment at Regent’s Place, fully
pre-iet to Meta, Low embodied carbon at 436 kg
CQ:e per sqm, with residual embodied carban
offset through certified schemes, making this
our second net zers carbon development.

369,000 sq ft

20

Committed

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

oo - - 81,000 sq ft

A Norton Folgate

Office-led redevelopment in Shoreditch,
integrating 302.000 sq it of office space
alongside retail and residential to create
3 mixed use space that draws on the
historic fabric of the area.

336,000 sq ft
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<« Aldgate Place, Phase 2
Bujld-te-rent residential-led
scheme in Aldgate, delivering
159 homes with 19,000 sq ft
of olfice space,

136,000 sq it

A 1 Broadgate

Office-led redevelopment at Broadgate including
46,000 sq ft of retail cannecting Finsbury Avenue
Square with 100 Liverpoal Street and the
Broadgate Circle to create a retail, leisure and
dining hub. Office space is fully pre-let or under
option to JLL and Allen & Overy.

544,000 sq ft
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Near term Medium term

¥ Euston Tower

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

578,000 sq ft

A 2-3 Finsbury Avenue

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

718,000 sq ft

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

4.5m sq ft

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

Three buildings delivering a mix of office, retail, | Office-led redevelopment at Paddington Central,
teisure and residential with 265 homes planned achieved planning in 2021. British Land retains
across a range of tenures and affordability. a minimum 50% interest in the development

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

A Thurrock

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

All images are CGls apart from i Tritan Square 559,000 Sq ft
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STRATEGY IN ACTION - LEVERAGING QUR BEST IN CLASS PLATFORM continued

Our proven
track record
in sustainable
development

Sustainability has been central to
the way we develop our space for
more than two decades. In 2004 we
launched our Sustainability Brief for
Developments and we completed our
first ‘whole life’ carbon assessment
in 2009. This strong track record
means that we are leaders in this
field and today, we are well placed
to meet demand which is gravitating
towards more sustainable space.

This year 100 Liverpool Street, our first
net zero carbon development, was named
Green Building Project of the Year by
BusinessGreen and received a UK Civic Toomm T
Trust Award tor making an outstanding
contribution to the quality and appearance 5
of the built environg'lent.y P BREEAM
EXCELLENT

Blossom Yard & Studios
Image is 3 CGf

Refurbishing, extending and
creating new buildings

17.000 sq ft

Timber floors retained, together
with griginal brickwork and
Victorian irooware 130 years old to create new buildings,
delivering 336,000 sq ft af modern

workspace in a historic part of Londen.

for innovative construction techniques and
camplex temporary works. The project
draws heavily on our skitls and experience
of complex development in London.
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At Norton Folgate, we are refurbishing and
extending warehouses which are more than

Interlinking the old and the new has called

The Bratish Land Campany PLC 00621920

60%

of construction spend
to small and medium
sized businesses

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

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

guality benefits.



Achieving our sustainability goals
at Norton Folgate

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

hut we also re-use internal materials
wherever possible.

At Blossom Studios, one of the buildings
within the Norton Folgate development we
have done both. We retained atmost all of
the existing fagade and 80% of the floors,
and all the timber joists were individually
assessed with most being re-used. We
rebuilt some internal walls re-using
reclaimed bricks from the original building
and retained original features such asiron
cotumns and glazed bricks (o preserve the
original character of the building. New
materials focused on responsibly sourced

and low carbon alternatives; we are using
100% FSC [Forest Stewardship Council)
wocd and alt the concrete used has 40%
cement replacement.

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

redevelopment], ahead of our 2030 target.

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

To support wellbeing we are targeting the
highest standards of air quality and we have
capacity for 136 bicycles across the

scheme. We are providing over 3,000 sq ft
of outside space for people to enjoy

and to support biodiversity.

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

Circular econamy and materials

@ Almost all the existing fagade structure and
floors retained

€ 100% FSC/PEFC wood
€) Concrete with 40% cernent reptacement {GGBS|

Energy and carbon

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

o Air source heat pumps
o RooRaop solar panels
o Highly efficient heat recavery

Energy efficient internal/exter nal lighting
and control

o All etectric building with 100% green power

@ Smart enabled to analyse and optimise
operational performance

Climate resilience

0 Rainwater attenpuation tank enabling
rainwater harvesting

Water

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

Wellbeing

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

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

@ Slorage capacity for 134 bicycles
with changing facilities

Biediversity

@ Landscaped couriyard

L
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STRATEGY IN ACTION ~ LEVERAGING QUR BEST (N CLASS PLATFORM continued

Creating value
in Retail

Our Retail & Fulfilment porticlio

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

of retail park space in the UK.

They account for 60% of the Re(ai]
& Fulfilment portioclio.

ldentifying the vatue opportunity

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

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

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

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

- they are well suited to 'ship from store’,
where retailers deliver goeds to
customers directly from their
stores, effectively using them
as mini Logistics facilities.

24 British Land Annual Repert and Accounts 2022

The British Land Company PLC 00621720

A number of retaiters, including Marks &
Spencer and Next, have reported strong
performances on their retail parks and
continye to invest in this format.

Retail parks present a clear opportunity
tor us to drive value based on aur abitity

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

We have invested E400m since March 2021
in the acquisition of individual retail parks,
and by taking ownership of the 22% of
Hercules Unit Trust that we did not
already own.

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



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

Customer

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

area’s first multi screen cinema in 15 years.

We've had around 50 meelings with tocal
organisations which has helped to shape
our programme, transforming an old
nightclub inte a cornmunity destination,
reinvigorating this part of the high street.”

Preston Bensan,
The Really Locat Group

The British Land Company PLC 00621920

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

For exameple, this year, at Ealing we

let space to the Really Local Group, a
community ariented cinema concept that
shows films, comedy shaws and music,
a timely additien bringing communities
together past Covid.

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

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

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

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

Community partner

"The reason our recruitment and skills
partnership works so well is because
there's a real family feel at Fort Kinnaird.
Retailers trust us to understand what they
need. Drawing on our network of resource,
we've supparted nearly 90 people into jobs
since April 2021 and delivered employability
sessions to over 130 young people.
Retailers know that, if problems come up,
we'll step in for our vulnerable clients,
helping with childeare, work sutfits and
foad, and keeping families going until their
wages come in.”

Rona Hunter
Capital City Partnership, Edinburgh
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STRATEGY IN ACTION - LEVERAGING QUR BEST IN CLASS PLATFORM cantinued

i Identifying
opportunities
in Urban
Logistics

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

0/

>5% pa
Average rental growth
farecast 2022-2024

£82m

acguisition

Image isa CG!

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

At the same time the ability to create

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

[ Urbanlogisties |

Thurrock Shopping Park

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

tn July 2021 we acquired the Thurrock
Shopping Park, where we see an
oppertunity to repurpese around two
thirds of the space to urban logistics
with the remaining space continuing
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Our strategy is to deliver new urban
logistics space threugh the intensification
and repurposing of existing buildings

in Landon.

We focus on sites within the M25 which are
accessible to large vehicles travelling into
London from around the country and wetll
lacated far smaller, electri¢ vehicles or
bikes which manage the last mile delivery.

We have now built up a pipeling of urban
logistics space with a gross development
value of £1.3bn which spans Greater London,

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

Our expertise in asset managament
means we can manage the trapsition
from Fully occupied retail park to hybrid
logishics facibity, enabling us to unlock
this atiractive opportunity.



Hannah Close, Wembley

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

The warehouses sit in a Strategic
Industrial Land location, promoting
industrial employment and devélopment,
and its location within the M25 and just
beyond the North Circular 1oad make it
ideal for urban logistics operaters.

Its excellent public transport connectivity
will also help attract employees to

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

Finsbury Square Car Park

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

To target this opportunity, we acquired

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

£1.3bn

GDV urban logistics
development pipeline

$£157m

acquisition

The British Land Company PLC 00621920

¥20m

acquisition
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MARKET DRIVERS

Investing in key themes and
responding to macro trends

— = Oncstrategy.is closely

aligned to key themes in
our markets and we are
responding effectively

to the macro trends

‘which impact our

operating environment

Atignment with strategic and
sustamnability priorities

London office market

Key theme:
Dermand gravitating towards
best in class space

Retail market

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

The British Land Company PLC 00621920

Logistics market

Key theme:
Accelerating derand for
urban locations

Driven by:

- Demand for space that
supports collaboration,
innovation and culture

- Emphasis on space which
is attractive to staff and
promotes wellness; excellent
transport cannections, range
of amenities and engaging
public reaim preferred

- Sustainability credentiats
high an the carporate agenda

Driven by:

- Lower occupancy costs which
are more aitractive in a
higher inflation environment

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

- Poltential for sorne well
located retail parks to be
converted to logislics has
supported demand in
invesiment markets

Qur response;

- Progressing Campus
developments

- Targeting customers
from growth and
innovation seclors

- Retrofitting our standing
portfolio ta smprove
suslainabiiity credentals

- Rolling cut BREEAM
certifications

- Recycling out of
malure asseis

D Reatising the potential of
our Campuses

(O Active capital recycling

(O Progressing value
accretive development

O Net zerc by 2030
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Qur respanse:

- Investing in undervalued
retail parks

- Identilying and investing in
retail park opportunities with
potential for logistics uses

- Identilying opportunilies for
logistics development en
our portiotio

(O Targeting the opportunities
in Retail & Fulfilment

QO Active capital recycling

Driven by:

- BGrowth of e-commerce
during the pandemic
which fuetled demand
for logistics space

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

- Additiorat sources of
demand, including "quick
commaerce” and "dark
kitchens” focused on Leadon

Qur response:

- Investing in development-led
urban logistics opportunities
in Landon

- jdentifying opportunities
far yrban logistics on
our Campuses

() Targeting the oppartunities
in Retail & Fulfilment

(O Active capital recycling

O Progressing value
accretive development



context

Key theme:

Heightened uncertainty, with
increasing input cosis and rising
interesl rates

Environment

Key theme: ‘
Continuing focus on net zero

Society

Key theme:
Biggest real income squeeze in
a3 generation

The British Land Company PLC 00621920

Science & technology

Key theme; ) )
Innovation sectors an emerging .
engine of UK growth

Driven by:

- Continuing fatlout from
Covid-1% coupled wilh the
impact of the war in Ukraine
has stretched supply chains
and put pressure on input
prices including energy
and raw materials

- The impact of leaving the EU,
continues tg impaci labour
markets and drive
shortages in sectors
such as consiruclion

Driven by:

- Occupiers wanting buildings
which support their own
sustainability targets

- Shareholders wanting to
invest in companies which
meet the sustainability
ambitions af their investars

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

Driven by:

- 54% increase in the
market enargy price cap,
disproportionately impacling
low-income households

- Inflation rising faster
than expected

- Rising nationzl insurance
contributions and frozen
income tax threshelds

- Increasing wage expectations
and the impact of the
cost of living crisis on
disposable incomes

Driven by:

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

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

- Macro drivers such as
Covid-19 and clunzte change
driving innovatian in iife
sciences and green tech

Our response:

- Acting early to lock
in construction costs

- Supporting the Ukrainian
Institute selling up an
English Language Schoot
for refugees; donations to
the Disaster Emergency
Committee and Ukrainian
Churchin London

- Revised our nterest rate
management policy lo ensure
debt is appropriately hedged

O Pragressing value
accretive development

(CPlace Based approach

Qur response:

- Delivering on our Pathway
to Net Zerc

- Adding sustainability
metrics to Board
rernuneration targets

- Ensuring that all
Exco members have
suslainability objectives

(O Realising the potential of
our Campuses

(O Progressing value
accretive development

(O Net zero by 2030

Our response:

- Delivering an qur Place
Based approach. Priaritising
strong local partnerships,
focusing on areas we can
make the biggest impact

- Comirmitment to paying
the Living Wage where
we have direct contral

- Helping local people access
‘good work” through our
Bright Lights skitls and
employment programme

- Keeping the employee
proposition attractive
and under review

(O Place Based approach
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Qur response:

- Investing in innovation
Campuses in areas of
academic excellence

- Targeting growth and
innovation cusiomers

- Investment into Fifth Wall's
Climate Technology Fund

() Realising the patential of
aur Campuses

{)Progressing value
accretive development

(O Active capital recycling
(O Net zero by 2030
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OUR KEY PERFORMANCE INDICATORS The 8ritish Land Company PLC 00821920

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

Monitoring our
performance

KPis
Corporate & Total property return Loan to value {LTV] - proportionatly consolidated
financial
Total accounting return G 29 Committed and near term develcpments
Total shareholder return o ] Years until refinance date WZN
Environment GRESB rating Reduction in energy intensity Energy intensity was lower than usual this
of offices year as a resutt of Covid-19 resirictions
S - Star 0 which required assets la close ar oparate
28 A at lower capacity.
Retained for the second year
2021:31%
Community Number of community Number of community Beneficiaries are individuals who directly
initiatives beneficiaries took part in aclivittes resourced by our
| community invastment programme. The
103 23 949 majority of these beneficiaries are either
? young people or people who are currently
2021: 94 2021:23.024 unemplayed.
People Gender pay gap Ethnicity pay gap Staff engagement
19.2% 19.2% 69%
2021: 27 6% 2021.27.3% with 85% recemmending British Land as
a place to work

Links 1o remuneration: Long Term Incentive Plar  WEM Annual lncentive Award

Read mare abaut cur arincipal risks an pages 88-94

1. 329% as at 31 March 2022. Following the sale of a 75% interest in the majority of cur assels sl Paddington Central, LTV (alts to 28.4% on a pro forma basis,

2. Ona pro farma basis, fallowing the sate of a 73% interest in the majority of our assets at Paddington Central.

a0 British Land Annual Report and Accounts 2022



Progress

Priorities for FY23

The British Land Company PLC 60621920

Key risk indicators

Campuses

1.7m sq 1t of teasing, the highest in ten years
Cifice space at 1 Broadgale fully pre-let or under
option to JLL and Allen & Overy

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

Cornmitment to Aldgate Place and Phase 1 at
Canada Water

Developments 53% pre-let or under offer

Sale of 50% interest in Canada Water, crealing a
new JV {o accelerate the Masterpian

Post year end, sale of 75% interest in majority of
assels al Paddington Central. locking in 9% pa
total property returns since acquisition

Retail & Fulfilment

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

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

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

Assembled an urban logistics devetoprnenti pipeline
with a gross development value aof £1.3bn

Campuses

Pre-lets at Nerten Folgate and

Canada Water

Increase occupier exposure to growth
sectors, including life sciences
Increase scale in Galden Triangle
Progress pipeline including 5 Kingdom
Street, Euston Tower and next phase at
Canada Water

Retail & Fulfilment

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

" Submit planning for medium term

legistics opportunities
Matntain high sccupancy, focusing en
occupiers with strong cavenants

Development exposure

Market letting risk

vacancies, expiries,
speculative development|
Occupier covenant sirength
and concentration

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

Net debt to EBITDA

Financial covenant headraom
Period until refinancing

Is required

Delivered our second nei zerc develapment at

| Triton Square

Average embodied carbon on develapments on track
to achieve 500kg CO,e by 2030 at §32kg COqe per
sqm for offices

Completed 29 net zera carbon asset audits
Establishing pathways o raise the portfolio’s

EPC ratings to a minimum of a B

Achieved GRESE 5-star rating

Maintain progress with our Pathway to
Net Zero Carbon

Average embodied carben en
developments to remain on track te
achieve 300 kg COze per sgm by 2030
Deliver net zero carbon interventions
increase A/B EPC rating across

the portfalio

Maintain GRESB 5-star rating

Energy intensity and carben
emissions (EPCs)

Future cost of carben offsets
Portfolio flood risk

Community Funds launched at Broadgale and
Paddington Central

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

Affordable space provided at 5 preority assets and
identified at the remaining 3

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

Further increase afferdable space
pravision, including all priority assets

Community engagement

Maintained cver 30% female representation at
board level

Exceed recommendations of Parker Review on
ethric diversity at Board level

Reduced gender and ethnicity pay gaps
Launched DE&I Strategy

Continue te reduce our gender and
ethnicity pay gap

Conlinue to improve our staff
engagement score

1

Voluntary staff turnover
Employee engagement
and wellbeing

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

QOur stakeholders

The British Land Company PLC 005621920

We regularly engage with our stakeholders across a variety
of formats including face to face meetings, surveys and

assessments. This insight provides a wide range of
perspectives which informs our strategy and helps
us deliver outstanding places and positive outcomes

Our customers

for all our stakeholders.

[PPSR N

Cur comrmunities

Qur investors

Wha they are Qur accupiers, their emplayees,
and the people who visit ar live

in and araund our buildings.

The peonle wha live in and
around our assets as well as local
organisaltions and enterprises.

The peaple and institutions wha
ewn British Land shares or bonds,

Cuslomer surveys: 15,800
completed annually

Key engagement -
metrics

- 23,949 beneficiaries from
our aclivities

- 103 community initiatives at
our places

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

- QOwer 200 uwestors or polential
investors met

What matters to them |~ High quality, sustainable space

which can flex according te

their needs

- Places which erthance
wellbeing and offer leisure

and enteriainment experiences

- Education and
employment oppartunities

- Places which foster
soctal connections and
enhance wellbeing

- Scope o use our places 1o
suppart local business

~ Altractive return oninvestment
- Clarity on strategy and outlook
- Liguidity - the ability to enter
and exit their investment easily
- Ambitious ESG commitrments

Evolving and extending our
Campus cffer o appeal to
growing innavalive businesses
- Delivering space which targets
the highest environmental and
wetllbeing certifications

Ways we are -
responding

- Delivering Plsce Based
initiatives which target key
locat issues

- Fostering networks which
connecl our occupiers with local
communities and organisations

- Returns-focused strategy with
clear targets get

315.000 sq ft let to Meta
[previously Facebook] which

has expanded rapidly on our
Regent's Place Campus

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

Example oulcomes -
fram our engagement

- At Regent's Place, through
the Triton Café, we provided
space 1o BlackDur UK 1o run
five events that provided paer
suppart, learning and debales
for 75 black queer men

- 12 pupils participated in
retail and enterprise activities at
Teesside Park as part of its 'Raise
Your Game’ parinership with
Middlesbrough FC Foundation

- 14.8% total accounting return
~ 45 7% increase in dividend

* NABERS [National Australian Built Environment Rating System] is a system for trzcking the energy efliciency of a building from development to use.
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Statement on section 172 of
the Companies Act 2006

Section 172{1) of the Companies Act
reguires directors of a company to actin
the way they consider, in good faith, would
be most Lkely to promote the success of
the ccmpany for the benefit of its members
as a whole, 1aking into account the
following: the likely consequences of any
decision in the lang term; the interests of
the company's employees: the need ta

Our partners & suppliers

foster the company's business
relatienships with suppliers, customers
and cthers; the impact of the company's
operalians on the community and the
environment; the desirability of the
company mainlaining a reputation for high
standards of business conduct; and the
need to act fairly as between members of
the company. The nature of our business
means that we have a continuous dialogue
with a wide group of stakeholtders and
their views are taken into account

Qur people

The British Land Company PLC 00421920

vefore proposals are put to the Board for a
decision (nformation on how the Directors
discharged their duty under section 172
during the year, including how they
engaged with key slakeholders, and how
they had regard to the maiters sel oul
above in their discussions and decision
making, can be found within our Applied
governance section starling on page 111,

Read more about our stakeholders on pages 32-34

The environment

Who they are

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

Everyane employed at British Land.

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

Key engagement ° -
metrics

in 30 days

Recognition through our - Annual voluntary staff
Supplier Excellence Awarg
- Aim to pay 95% of suppliers

engagement survey

- Ralling out energy, water and
waste audits

- NABERS adapted on all new
office developments®

What matters to them |-

Customer recommendations, -

enabling them to win new/

additional business

- Centributing to the success -
of the British Land brand

- Long term partnerships - Achieving work-life balance

UK real estate
and prometion

- Compensation

Opportunities to work on the -
most interesting projects in -

Poiential for development

Minimising carbon emissions
Minimising waste and
conserving water

- Preserving and enhancing
biodiversity

Ways we are -

responding

Maintaining an active dialogue -

Developing long term
relationships with suppliers.
supporied by our supplier
conference and

recognition awards

QOpporivnities to work on
innavative development projects
investing in professianal
development

Employee-led networks
focusing on areas that matter
1o our people

- Desigring and delivering

low-car&an buildings
Reducing carbon emissions 01
existing buildings

Identifying opportunities to
increase biodiversity on and
around buildings

Example outcomes
from our engagement

Supplier Excellence Awards
covering six key focus areas

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

49% engagement score with
85% recommending British
Land as a place to work

74 people received a
promotion or opportunity

to move roles internally

14 sponsored to study for
professtonal qualifications

1 Broadgate an track lo achigve
our 2030 targets for operational
energy intensity

Targeting BREEAM Outstanding
on all new ¢ffice developments
New 1.5 acre park at Exchange
Square delivered

British Land Annual Report and Accounts 2022 3



STAKEHOLDER ENGAGEMENT continved

[llustrating
stakeholder
engagement

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

Customers

"We were looking to grow our featprint

in Scotland, and Glasgow in panicular,

and British Land were able to oifer a greal
oppartunity. The assel manager was very
enthusiastic aboul our brang and really
pushed to {ind the right space for us.
Glasgaw Fort cffers the right brand and
occupler mix, access ta the right customers,
it's easy to shop and customers feel safe.”

Ricardo Thomas
Mango, retail occupier

“British Land’s space ang partnership
enabled New Oiorama Theatre,
Broadgate, the UK's most ambitious artist
suppart project for independent artists -
supercharging the recovery of the arts
post-pandemic. Together, acress a single
year, we'lt support a foatfall of mare than
80,000 artists, praviding more than 100,000
creative hours - all cormnpletely free

of charge.”

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

"It was the Masterplan itself that attracted
us te Canada Water. We have ambitious
plans for our campus and at Canada Water
we have a unigque oppoTiunity 1o grow and
develop and at the same time, io have

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

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

Judy Raper
Oean & CEQ. TEDI {The Engineering &
Design institute] London, Canada Water

Communities

"Even when we haven't been able to

meei candidates face-to-face becayse of
the pandemic, we've continued to upskill
peopte through online training and place
them inta jobs where they do well. We've
supported 79 people thraugh training since

March 2021 and helped 25 people into jobs.”

Anthony Lee

East Londen Business Alliance,
education and employment
communily partner Broadgate

The British Land Company PLC 00621920

Environment

"British Land is very aware of the real and
positive impact thal biodiversity can have
on its portfolio and on the people visiting
their spaces. They have made some very
progressive commitments 10 improving
urban biodiversity and ecosystem
performance across the standing assels
which go far beyond any planning
requirements and are quantitatively
measuring the impact that has.”

Morgan Taylor
Director, Greengage, consuliant ecologist

Qur people

"t first started at Baitish Land in 2017 and
have worked in properly management, in
operalions delivering the flexible workspace
praduct Storgy, and I've just started as an
assel manager, looking aflter Southgate in
Bath and Drake Circus in Plymouth, British
Land is great al recognising individual
strengths - | have been supported with
new gpportunilies and sponsored through
professional qualifications, most recenily
my Royal Institute of Chartered Surveyors
gualification and t have had some great
champions along the way.”

Emma Padget
Asset Manager, British Land

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

lan Perry
Operations Director, Skanksa, contraclor
at Norton Folgate



PEOPLE AND CULTURE

People and
culture

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

the way we do business.

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

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

As Covid restrictions relaxad over the year.
our colleaques have radiscevered the
importance of interacting in the same
physical location, its contribution to
personal wellbeing and haw 1t helps with
working towards a common purpose. We
ran three short pulse surveys in 2021 and
the feedback overwhelmingly demonstraied
that the way people like Lo work is evolving:
while there was a clear desire toreturn to
the office, many also wished te retain an
element of flexibility. We are embracing
more hybrid ways of working as a result

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

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

Listen and
understand

Bring vour

whole self

Listen and understand is a core value at
Britsh Land, se building on the work done
last year, in early 2022 we ran a more in
depth employee engagement survey to
get a deeper understanding of employee
wellbeing and identify where we can tend
mare suppart. This identified areas where
we are very streng, but also areas fer
improvement and we are engaging with
employees at every level to identify ways
inwhich we can further support them.

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

in the last 12 months by listening to

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

Diversity, Equality & Inclusion
(DE&I)

In November 2021, the Corporate Social
Responsibility Committee [CSR Committegl

approved our DE&I strategy, which was then

communicated ta the business in early
2022. The siralegy brings ali our diversity
activities together in one place, and was
the result of the hard work of a number of
colleagues. Itis a powerful demonstration
of our Be smarter together and Build for
the future values. This work followed the
Race Equality Framewark we published in
Qctober 2020, when we saw an opgortunity
Lo broaden our scope and challenge
aurselves more widely in these areas.
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Build for
the future

Be smarter
together

We are making good pregress with our

DF &I strategy, which sets out aur medium
terrn aims and commitments and can be
found an our website ai britishland.com/
diversily-equalily-inclusion. Te ensure that
our teams reflect the people who work,
shop, tive and spend time ai gur places,
our DE&I strategy structures our actions
around the nine protected characteristics:
gender, gender reassignment, age, race,
sexual orientation, religion or belief,
disability, marriage and civit partnership,
and pregnancy and maternity. In addition,
the strategy 1s aligned to the Uniled
Nations’ Sysltainable Development Goals
- 3 global framework to tackle social and
environmental chalienges.

Specifically, our goals align to progressing
gender equalily, decent wark and econamic
growlh, and reducing inequalities. The
strategy document concludes by setting

out our 2030 DE&| Perfarmance Indicators,
for example in terms of ethnic and gender
diversity, to enable us to coniinue to deliver
on our pramise of continuous improvement.

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

" listened Lo no matter their background and

alsc to understand where employees of

kL]



PEOPLE AND CULTURE continued

different backgrounds, ethnicity,
experiences may be encountering
challenges al British Land so we can
improva. (n the 2022 engagement survey,
89% of employees agreed thai Diversity

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

our DE&! strategy but also shows we

can always improve.

As part of the strategy, we have continued to
fotus v our recruitment 1o aitract a more
diverse wackfarce. We have ensuced that
aur hiring managers have anti-bias training
and are cammitted to blind CVs where

we can so that indications of diversity are
removed at the point when the CVs are first
reviewed by line managers (o reduce the
risks af uncanscious bias in selactian for
interview. We work with a number of
agencies such as BAME Recruitment and
London Works, 1o enable us to attract a
wider range of candidates from varied
backgrounds. We are also dedicated to
understanding the experiences of our
candidates during recruitment and

collect DE&I demographic data to

analyse where we can improve or

amend ouf recraitment practices.

Our ten employee-led networks

support our DE&I ambittons by providing
another mechanism for feadback from

our employees and a voice far change.

For example, our Pride and REACH

[Race, Equality and Celebrating Heritage)
commitiees worked on a short documentary
wiih our long term charity partner Jusi Like
Us, which interviawed stalf and students
and explored the need for diversity and
inclysion in both school and the workplace.

Our Parents and Carers comumittee
launched our new carers’ policy and carers
support guide during National Carers Week

Workforce gender diversity at
31 March 2022

All employees
[excludes Non-Executive Directors)

Senior management

Board

Female Male

The British Land Company PLC 00521920

British Land journey

“Duning my Career Ready internship,

i got to expand my network and envision
a career warking for Beitish Land. After
leaving universily my Career Ready
mentor, the Paddington Central Estate
Director, informed me of an opportunity
at British Land. ! was eager to apply for
this role and was successiul in becoming
an Assistant Property Manager at
Regent s Place. The tleam on Campus is
absolutely amazing and the support and
oppaorlunities [ have been given, not only
by the people on this Campus but from
the wider business, have truly made me
feel a part af the British Land family.”

Mohammad
Assistant Property Manager

in June 2021. This gutlined all the support
ouT employees, who are carers, have o
access all the assislance they need,

Qur women's commitiee rebranded itself
as equitaBle {o reflect the network’s core
purpose, which is to achieve gender equality
across the business. Over the last year the
network has worked to break the stigma of
menopause, and launched webinars and

an online toatkil to help emptoyees find 2
suite of helpful informaltion. There is also
quidance for team members and managers
in understanding the menopause in the
workplace. EquitaBLe has continued to host
“In Conversation” sessions with a number
of successiut women including Dr Jane
Riddifard, co-founder af Glabal Generation
and Irvinder Goodhew, British Land’s own
Non-Executive Director. In 2021, our
enaBle committee was successful in
gaining 2 Disability Smart Accreditation,

on behalf of British Land, irem the
Business Disability Farum,

We work closely with a range of sirategic
pariners to deliver our DE&I strategy and
have always been keen g 355655 gurselvas
against nationally recognised benchmarks.
This is not only te highlight areas that we
are most effective and competent in, but,
more importantly, to help us identify areas
where we can further improve. in 2023, we
exceeded a key recommendation af the
Parker Review, of having at teast one board
member from an ethnic mingrity group. In
the 2021 FTSE Women Leadership review
we were proud 1o be ranked 15" in the FTSE
100 for women representation in leadership
positions and we have exceedad their larget
of 33% women on boards by 2020. For the
fourth consecutive year we were ranked in
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the tap 75 emplayers by the Social Mobility
Foundation. lLast year we were one of a
small number of FTSE 100 companies to
report our ethnicily pay gap. even thaugh
this is not yet a mandatory requirement. We
are committed to reducing both our gender
and ethnicity pay gaps. Qur executive and
leaderships teams have an objeclive Lo
reduce the median pay gap in both

cases by 2% year on year.

Employee engagement

Our strategy is focused on leveraging the
skill sel we have across our business. We
recognise that an engaged and motivated
warkforce is key o its success and we
need to understand what is important

to our peaple (o ensure we maintain a
malivated and engaged team. Our employee
engagement survey provided valuabte
insight into the priorities of pur people

and how effectively we were meeting them.
There were some very positive messages:
0% of stalf reported that they were proud
to work for British Lang, with 85%
confirming that they would recommend
British Land as a greatl place to work.

Read more about sur CSR Commiltee on
pages 112-115

However, we also undersiand we have
areas in which lo improve and we want to
mecrease our averall employee engagement
score from 69%. To better understand the
feedback from this survey, our leadership
leams are having detailed sessions across
their departrments to understand what we
are doing well and where we ¢an improve.
Waorking with emplayees and leaders
coflabaratively, we will then create an
action plan to address the key points raised.



Wellbeing,

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

Qver the last 12 months, cur Wellbeing
Committee launched our suicide prevention
strategy and rolled out our suicide
awareness training. Tepics such as these
have historically been taboo, but British
Land feels that awareness on this tapic

is valuable to all employees to ensure
everyone has the toals tc support those
who are in any way affectad by this.

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

pilates classes, cycling clubs, Steptober

and mare.

During the last year, our Execulive
Commitiee has continued to ensure
employees are up to date wilh the

latest government Covid-19 adwvice and
Company policy te ensure employee safety.

Developing talent

QOur aim 1s to continue to grow cur
workforce and leadership capabilities,
skills, competencies and behaviours as we
help deliver a sustainable, successiul and
future-focussed organisatian with a diverse
pipaline of talent.

in September 2021, our newest employee
network, NextGen, was set up by a group
of young colleagues, with the aim of
“representing and supporling the next
generation of properly professionals at
British Land™. This also embodies our
Build for the future value. The network’s
objectives include helping career starters
develop the necessary skills to advance their
careers and widen their netwaorks. 1t also
acts as an enabler for change by providing
a forum for colleagues to share ideas and
assist in delivering initialives, and supporls
the integration of new employees including
those new to the property industry.

Externally, British Land continues to

be a Platinurmn sponsor for "Pathways to
Property’, which aims to make it easier
for young people to enter the real estate
profession by raising awareness of and
aspirations about the vasi range of careers
available within the industry. In 2021/22,
we welcomed five students through our
Pathways to Froperly and Career Ready

internship programmes, providing valuabte
experience and insights into the real estale
industry for young peaple from

diverse backgrounds.

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

We are alsu delighted ta be continuing

ouf partnership with the Change 100
programme after a successful pilot

last year. This offers paid internships to
university siudents or recent graduates with
disabitities or long term canditions. This
year, we are inviling one person as part of
this scheme an an internship for six months
at British Land. Programmes such as this
enable British Land to source a more
diverse group of talent for the long term
both far our own business and Lhe real
estate industry in general.

Bringing fresh new talent into the business
remnains key to our success. We will shortly
be welcoming four new graduates to our
cormmercial property programme, joining
the three curreni graduates in this scheme
and the three graduates on our strategy
graduate scheme. We also have seven
apprenlices across different areas of

the business.

As well as bringing in new talent, we

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

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

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

Far the second year running, we are
delighted to have partnered with the Circl
L.eadership Development programme,
which helps our aspiring pecple leaders to
develop practical coaching skilis. Pecple
from local schools and communities are
paired with an employee from 8ritish Land
to practise the ceaching skills they learn
with Circl. It's a uniquely effective way to
build a coaching culture in the warkplace,
while helping talented students develop
the skills they need to succeed.
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"I spent the first 3.5 years of my time at
8ritish Land working at Breadgate,
waorking with sore great people ang
being involved in projects like the
refurbishment of the Estate |
Management Office and the uniform
roll out ta over 500 employees as part
of the Broadgate rebrand. | have since
moved iniernally and | have worked as
Customer Relaticnship Manager at
Storey for the last six months. The
opportunity to grow and develop within
British Land has been a whirlwind and
I'm lucky that throughout my time at
British Land I've had great managers,
waorked with nice pecple, and our
fantastic HR team have always
supported and encouraged me.”

Kate
Customer Relationship Manager,
Storey

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

Our internal mentorship scheme at

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

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

Net zero carbon

2 e

o

This 2030 sustainability focus area
aligrs with the UN's Sustainable
Devetopment Goal 12

carbon across our portfolio.

Embodied carbon targets

We have camnmitted to achieving a net zerg carbon partfalia by 2030 and have set eut clear
targets lo reduce both the embodied carbon in our developments and the aperational

FY22 Highlights

50%

lower embodied carbon intensity at our
offices develapments to below 500kg COe
per sqm from 2030

632 kg COzepersqm

Embodied carbon in offices developments

100%

of developments delivered alter April 2020
to be net zero embedied carbon

Second net zero carhon develapment
delivered at 1 Triton Sguare

Operational carbon targets

75%
reduction in operationral carbon intensity
across our portfolio by 2030 vs 2019

25%

improvement in whole building energy

efficiency of existing assets by 2030 vs 2019

Programme of net zero audits completed
identifying energy saving initiatives which
align te our targets

Environmental
leadership

e s 2030 sustainability focus area
&n aligns with the UN's Sustainabie

Development Geal 12

We demonstrate the strong progress we are delivering by participating in leading

tnternatienal benchmarks.

Our target is to achieve a 5 star GRESB rating by 2022 and we are pleased to have achieved

1S two years ahead of target.

Our performance in leading international benchmarks

A GRESB 2021: provva MSCI ESG

%dlf S star rating, e Rating 2021;

CRES Green Star AAD

Y CDP 2021: FTSE4Good
="(:Dp A- score Index 2021;
FTSE4Good Top 81% percentite

EPRA £ scEncs Science Based
Rating 2021: @Q gim.  Targets:
Gold e 2 st approvat in 2021
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Place Based approach

Responsible business

7 e

&

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

The British Land Company PLC 00621920

Please find our materiality assessment on aur
website at britishland.comfmaleriality

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

FY22 Highlights.

Connect - £2.7m community investment, including cash, space,
volunteering and fundraising
- Community Funds established at Broadgate and
Paddington Central, in addition to an existing fund
at Regent’s Place
Education - 58 needs-based education initiatives
- Continuing to partner with the National Literacy Trust
across our portlolio
Employment ~ 34 employment initiatives
- Refocused our programrnes to support thase most
impacted by the pandemic
Business - Provided 20,000 sq {t of space to NOT at Broadgate
as part of a pilot project to offer meanwhile
affordable space
Wellbeing - Aligning our develapments to the WELL Standard

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

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

F¥22 Highlighis

Responsible employment

Achieved Disability Smart Accreditation fram the
Business Disability Forum

£440,000 spent an training and professicnal
qualifications; 14 sponsered through
professional qualifications

Diversity and inclusion

Ranked 15" in the FTSE Women Leadership Review
for FTSEL00

Exceeded the Parker Review recommendations of at
teast one board member from an ethnic minority group
Launched new Diversity, Equality & Incluston sirategy
Ranked &1 in tap 75 Social Mobility Index

Responsible procurement

Provided anti-modern slavery training to all employzes
Independent anti-meodern stavery audits of

key suppliers

Introduced our Contractor Framework, identifying

key sustainability KPls far new contractars

Launched Supplier Excellence Awards
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SUSTAINABILITY continued

Environmental review

We have a clear responsibility to manage
our business in the most environmentally
responsible and sustainable way we <an,

Qur key environmental commitment is to
achieve a net zero carbon pertfolic by 2030
and we have maintained our focus on that
despite the pandemic. This year we have
made good progress on our Pathway to Net
Zerg and our work on TCFD reporting is an
important stepin understanding the climate
resilience of our business.

Our Sustainabiity Brief for Development
and Dperation, updated last year, sets out
the key requirements for our assels at each
stage of the property lifecycle; progress in
each areas reported below.

Energy and carbon

There are two principal ways in which we
can reduce the carbon emissions associated
with our activities - reducing the ernbodied
carbon in eur developrnents and reducing
the operational carbop across our portfolio,

Developments

Reducing embodied carbon

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

a building and all etements of its
construction and deconstruction.

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

eur develgpments net zere carban

at completion.

Ta da this, we undertake whale life carbon
assessments on all of our developmenis

and majer refurbishments. This year

we adopted the OneClick LCA life

cycle assessment software for all que
developments, delivering on oneg of the early
commitments in our Pathway to Net Zers.

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

Kg COz¢ per
Offices developmenis sgm
Completed developments 408
Development pipeling
including completed
developrnents 632
Development pipeline
exciuding completed
devetlopmerts 678

For completed developments which include
1 Tritar Square and 100 Liverpaol Street, we
benefited from our ability to re-use much af
the existing structure.

Going forward, several of our near term
developrents will e substantially new
builds and in these cases, our facus will
be on using more sustainable malerials
and techniques.

Residential and retail developments have
a 2030 target of 450kg COze per sqm with
average embodied carbon in the pipeline
of 642 kg COze per sqm:

Reducing operational carbon

Where we are delivering new developments,
we have a clear opportunity to larget more
ambitious goals in energy efficiency. Qur
2030 target of 90kWh, per sqm [on 2 whole
building basisl for new developments atigns
with the UK Green Buitding Council's
interim targets and the trajectory for the
Paris Proof target of 70kWh, ger sgm

for 2035-50.

Reducing aperatianal carbon case study:

1 Broadgate

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

of the previous building at ?5kWhe per sgm.
This building includes intelligent systems
which manitor usage and adjust
automnatically to energy demands helping

to reduce wastage and enhance efficiency.
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We have also adopted NABERS UK an

all our new office developments. The
NABERS methodology praduces an
energy performance rating for each
office development, helping us (o track
performance to ensure we megt our
targeted tevels of efficiency. | Broadgate,
aur pilot NABERS scheme, is currently
on track for a 9-star rating.

Offsetting strategy

On completion of a development, we offsat
the residual embodied carbon which ¢ould
nol be avoided through design and material
chaice. We use nature based offset credits
fram accredited projects. Where possible
we select projects which also support
biodiversity or have economic benefits

for lecal communities.

Standing porifolio
Reducing operational carbon
Trus year we cornpleted net zero audits

of 29 of our majar office and reiail assets,

accounting lor 0% of landiord-procured
energy, identifying energy saving
interventions ta support our target of 2 25%
improvement {on a whale building basis} by
2030. Each audited building has a net zera
pathway which is now being embedded
within its business plan.

Alongside this process, we are identifying
interventions which improve the EPC
ratings of buildings rated C or betow to
comply with expected MEES [Minimum
Energy Efficiency Standards! legislation
reguiring buildings to be A or Brated by
2030. Currenity 34% of our porticlio is A or
B rated and we expect it will cost around
£100m to deliver A or B ratings across the
partfalia by 2030. Many of these are law
cast interventions which deliver financial
savings, effectively paying back in a few

Offsetting case study: 1 Tritan Square

This year, we offset residual embodied
carhon at 1 Triten Square and the St Aane's
affordable housing scheme with offset
credits from twe forestry projects, a
reforestatian project in Ghana and a
sustainable timber plantation in Mexico.



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

At Exchange House, our net zero

audits have identified £2.5m of initiatives,
equivalent to 0.5% of the buildings’ value
which our modelling suggesis will deliver a
B rating from a E. Key interventions include
LED lighting and a heat pump replacement
nverall reducing energy intensity by ¢.50%

For costs which cannot be covered by

the service charge, we have established a
Transition Vehicle, tnanced by an internal
levy af £60 per tonne of embodied carbon in
new developmenis as well as a £5m annual
float. Total funding in the Vehicle is now
E15.6m. One recent example was the
chiller replacement at Broadwalk House,
which was nearing end of life; the modern
replacement was iwice as efficient,
generating £65.000 annual casl savings.
representing 5% of the whole building
energy costs and equating to a seven

year payback on current energy cosis.

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

Reducing embodied carbon case study:
Canada Water

Al Canada Water, we were the first ta use
cement free, Earth Friendly Concrete in
permanent piling warks in the UK, saving
240 tannes of carbon emissions, a saving
af 45% compared to the embodied carbon
of traditional piling concrete mix. We are
exploring the use of ultra-low carbon,
flexible floorplate cassettes which use
Cemfree, an alternative to traditional

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

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

re-use of materials.

Renewables

We have undertaken feasibility

studies across the portfolio for rooftop

and solar car port passibilities identifying
opportunities Lo add to the Z mega watts of
capacity we already have installed lof which
half is at Meadowhalll. We are now doing
delailed feasibility studies for two retail
sites and Meadowhall shopping centre.

We continue to purchase both REGO
batked electricity and RGGO backed gas,
accaunting far 93% and 85% respectively
of electricity and gas purchased.

Circular economy & materials
We are a signalory to the Architects’
Journal Retrofirst campaign which
encourages the use of retrofitting and
refurbishment. We have delivered on that at
pur completed developments (see page 40|
and across all our schemes priorilise

Materials re-use at 1 Broadgate

780 tonnes

Total materials re-used or upcycled

200 tonnes

of granite, repurposed from the facade as
terrazzo floaring

140 tonnes

of steel recycled elsewhere

We also received an innovation credit by
industry body BRE {Building Research
Establishment| for implementing a
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malertals passport at 1 Broadgate which
provides information about the materials,
products and companents in the building
to enable their recovery and fulure re-yse,

Climate resilience

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

Our focus on energy and carbon forms

3 key part of our work 1o deliver 3 mare
climate-resilient portfolio. This year we
comprehensively updated our sustainability
checklist for acquisitions and formally
integrated sustainability considerations
into our Investmeant Cammittee process o
enable potential environmental risks to be
identified and mitigated at the outsel. All of
our acquisitions exposed to flood risk have
undergone a flood risk assessment, as
have 100% of our managed assets and
major developments.

Biodiversity

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

our places, and with over 100 acres of

land in London under our conlrol this is

a key consideration for us. This year, we
refreshed our Biodiversity Framework for
Broadgate and introduced new frameworks
at Regenl’s Place and Paddington Central.
These identified four key areas of focus:

i| open space and habital management;

in} the built environment; iiil education

and community engagemeni: and ivl dala
caltection. Building on this, the Framework
sets oul the key species and habitals of
relevance to the area and seis targets for
biediversity net gain, improving health and
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SUSTAINABILITY continued

wellbeing and ecosystem services. We are
axploring similar plans for all aur managed
relail assets.

We are complementing this with roof
gardens at Exchange House and 1 Appald
Streel, helping to create a network of green
spaces for biodwersity in the City. Qur

1 Broadgate development includes nearly
12,800 sq ft of planted area across the site
including balceniaes, terraces and ground
Llevel with a further 3,000 sq it of green

roof space at Narton Folgate.

Air quality

Each of our Camguses has an air

guality action plan which is reviewed

at least annually. At Broadgate, we have
implemented a delivery booksng system that
enables the tracking of assaciated carbon
emissions which is idenlifying opportunities
to reduce vehicle movemenis and
associated emissions. In addition, at our
™ajor construction sies, we use dalivery
consatidation to significantly reduce
vehicle maovements to the site.

Water )

Across our developments, we are using
low-flow water lixtures to achieve a 40%
reduction in potable waier use to 20 litres
per pecson per day. We are on track io
achieve this at 1 Broadgate and Norton
Folgate. On our standing partiolio, we have
undertaken over 10 hybrid energy/water
audits al our managed siles to identify
further reduction oppartunities.

Biondiversity case study: Exchange Square
At Exchange Sgquare we delivered a new
park which quadrupled the amount of
green space at Broadgate. We warked with
ecologists to add tens of theusands of
plants, including native and flowering
varieties which encourage birds, bees,
butterflies and other insects.
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Apprentices at
Paddington Central

Social review

Building on the independent research we
commissioned last year into the sociat and
economic issues in the communities around
our places, this year, we identified the key
social tssues we will focus on at esch place.
We have integrated these into the business
plans far gur eight priority assets covering
52% of our portiotio by value.

We also updated our Local Charter. This
provides a clear framework for delivering
our Place Based approach, focusing on key
local issues where we can collactively make
the biggest impact; progress on each area
is reported below.
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“We work with British Land la run
emplayability programmes that give local
residents the skills to land sustainable
jobs, including ringfenced opportunities
wilh businesses al British Land's places.
Oespite the obstacles that Covid-19
presents, and not being able to work
face-to-face, we've engaged over 130
candidates across eight sites this year,
providing virtual training and one-tc-one
support. Quer half have already gained
empleyment in a range of saciors.”

David Cooke

The Launch Group, wha warked
with us to deliver Bright Lights
employahility programmes

23,949

beneficiaries from our
community programme

103

Place Based initiatives at our places,
including 64 at our eight priority assets.



Connect

We cannecl with local communities ¢n
priority issues and opporlunities where we
can have the biggest impacl. This year, we
achieved our targel of at least one Place
Based initiative on a key social issue at
each priority asset.

Connecling customers and community
partners is one of our strengest sociat
contributions Our Campus Community
Funds are a good example of that approach.
Fnllowing the success of the Regent's Place
Community Fund, this year we werked with
our customers to launch funds at Broadgate
and Paddington Central. Together, we agree
priority local themes, pledge funds and
-award granis to community organisations
doing vital wark locally. In the first year,

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

and Paddington Central Cammunity Funds.

Education

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

This year, we delivered 58 educalion
initiatives at our pricrity assets. These
ranged from primary school projects and
secondary schoeol workshops to catlege
events and university challenges, along
with mentoring, site tours, lalks ang
educational events.

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

We support local training and jobs through
Bright Lights, our skills and employment
programme, working with customers,
suppliers and tocal partners across

our portfolio.

This year, we achieved our target of at least
one naeds-based employment initiatve

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

We reached over 135 people thraugh

virtual employment training and one-16-one
support at six retail sites across the UK aad
two London Campuses. Designed to give
local residents the skills to land lasting

Eve

abo

Kat

‘I can’t thank Andrew, the Ealing Broadway

team and British Land enough for getling

behind this placemaking initiative and for being
so supporiive. We've been able to work with 25
local creative partners and maintain cur focus on
‘'shop small, shop lecal and shop with purpose’.

in the store and people in Ealing have loved being
able to interacl with ihe people who made the
itemns they are buying. We're accidental retailers
and we've gone from a market stall to thinking

done that without the support of British Land.”

Curated Collective

ryane who selis items in the store also works

ut five year leases and we couldn’t have

e McKenzie

Education case study: Partnership with
the National Literacy Trust

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

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

in October 2021, this showed that if alt
children in the UK read for pleasure daily,
the number achieving five good GCSE
grades could increase by 1.1 million in 30
years, boasting average lifetime earnings
by an estimated £57,500 and raising the
UK's GDP by as much as £4.46bn per year
within a generatian.
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employment, the programme included
ringfenced opportunities with businesses
at our places. Over 60% of candidates have
already gained amployment in a range of
sectors. Al every site, we connected wilh
local partners 1o identify local peaple who
needed the programmes most.

Programmes we pileled this year and plan
to expand next year included ADcademy
with 8rixton Finishing School. Qver 110
young people local to our London Campuses
and Ealing Broadway took part in online
workshops funded by British Land,
developing valuable skills io increase

their chances of gaining employment

in the creative, technology and

advertising industries.

Supporting local business

We support local businesses 1o create
oppaoriunities far local independents, social
enterprises and start-ups. This includes
providing aHordable space arid, prioritising
local suppliers and small and medium-
sized enterprises through our
develapment supply chain.

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

we will expand opportunities across
additional asseis.

New Diorama Theatre

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

of London’s biggest rehearsal and artist
development camplexes, the 20,000 sq ft
space is completely free for independent
and freelance artists to use. The first
project of its kind in the world, NDT
Broadgate has attracted a footfall of 80,000
creatives, engaged over 400,000 people and
supported the creation af highly successful
productions. New Diorama Theatre at
Regent's Place also won The Stage’s
Fringe Theatre of the Year 2022 Award.

Wellbeing

We create ptaces that suppori heaith and
wetlbeing fer our customers, colleagues
and communtties and contribute to locat
people’s wellbeing and enjoyment,

At 100 Liverpoaol Streel we are pilating

BL Connect, our smart dashboard which
uses Interngl of Things sensors around

the building to extract and store data on
how our spaces are being used. This data
generates insights which help us improve
the warking environment for cur occupiers,
for example with the right levels of heating
and lighting. Over time, as our bank of dala
graws, the building will be abte to respond
automnatically in line with occupancy.
Additional features we will toak ta deliver
include ‘predictive maintenance’ - based on
data collected, the building will understand
how devices behave and will be abte to
predict when replacements are required.
Similarly, with "conditicn-based’ cleaning.
data will provide infarmation on how much
of sormething is used, enabling automated
cleaning or replacements to be arranged.
This dashboard will apply ta all new
developments gomg farward. starting with
1 Broadoate and including Canada Water.

We are on track to achieve WELL Platinum,
at 1 Broadgate. the highest level of
certification on this globally-recognised
benchmark for health and wellbeing.
Working ctosely with occupier JLL and
architect AHMM, we are targeting industry-
leading standards for air quality, water and
light. BL Cennect will form an important
part of this work.
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We continue te align developments 10

the WELL s1andard. Our first two office
developments at Canada Water, Al and

A2, will both be WELL-ready. This pre-
certification supports us in delivering
outslanding workspaces for our customers
and opens up the apportunty for custemers
la partner with us in pursuing full WELL
certification for employee health

and wellbeing.

Responsible business

Qur activities under Responsible
Employment and Diversity & Inclusion are
covered in the People and Cullture sections
on page 35-37 and in the Governance
section on pages 113, 116-119.

Responsible procurement
A strong relatienship with our suppliers
plays a key role in the successtul delivery

of our strategy which is governed by our e -

Supplier Code of Conduct. This sels out
clear social, ethical and environmental
obligations for aur supply chain and
promoies sale and fair working conditions.
It is mzndalary for all suppliers.

Against modern slavery

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

risk suppliers [with 11 more scheduled),



reviewing compliance on 12 key areas of our
Supplier Code af Conduct. These included
human rights, health and safety, equal
oppertunities, fair reward, working hours,
staff development and worker representation.
tnfermed by risk and impact assessments,
audits prioritised property management
service providers at our assels and
censiruction contracters on ayr
developments. All suppliers scored sbove
77% and by working with these suppliers
improvement cpportunities witl be identified
and agreed. We continue to be 3 member of
Unseen’s business helpline partal, which
allows people tc report a potential madern
slavery occurrence anonymously.

We pay al leasl the Real Living Wage 1o all

British Land employees and we strongly

encourage ali suppliers to pay therr UK

employees at or ahove the Real Living

Wage. Our London Campuses are accredited

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

Qur Slavery and Human Trafficking Statement
can be found on our website britishland com/
maodern-stavery-act

The British Land Company PLC 005621920

Our external commitments and social
sustainability benchmarks

iSG%CIub

AT B ANTY

100%

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

79%

of supplier workforce paid at teasl the -;::
Real Living Wage. =
Mandating prompt pay ment .
We have been a signatory lo the UK \.\muam: Fadioni
Government's Prempt Payment Code since S0 ot e e
2010 and aim to pay 95% of suppliers within
30 days. Greup invoices are settled within -,
18 days on average. RREF-”-
Reading Bei Estate freehold

Foundaiin

Responsible proecurement standards

This year, we introduced our Conlraclor
Framework, identifying key sustainability
performance indicators that we will meniter
tor new contractors employed on asset
management initiatives. We also launched
our Supplier Excellence Awards ta celebrate
and showcase the best suppliers’
contributions in a range of categories,
including responsible business,

Our Supplier Exceltence Awards

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

Glenn Wilsen
Director - Retail & Distribution,
Incentive FM
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Net zero carbon
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Focus area 2030 strategy idicator 2030 1arget 2022 performance
Programme Science Based target - Reduction in Scope 1 51% 12%
Llevel targets and 2 emissions vs 2020

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

amissions intensity vs 2020

Embodied 50% reduction in embedied emissions Offices: 500kg COgze per sqm Offices: §32kg COze per sqm
{RICS A1-AS] on new constructian and Relail & residential: 450kg Retail & Residential: 462kg
major renovalion projecis vs 2019 C0qe per sqm : CO;e per sqgm
industry benchmarks
100% of embodied emisstons fram completed 100% On track
new constructicn and major renovation projects
[RICS A1-AB) offsel using certified carbon
offset credits
50% reductien in operatianal and end-of-life Offices. 275kg COqe per sqm On track
embodied emissions [81-B5. C1-C4) at new Retait & residential: 250kg
developments vs 2019 industry benchmarks CQse per sgm

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

2030 vs 2019 baseline Retail shopping centres
.. B } llandlord onlyl: 31%
"7 25% wholé building operational energy intensity  25% Offices: 28%
improvement by 2030 vs 2019 Retail shopping centres
(landlord only): 7%
Landlord procured electricity from 100% 93%
renewable sources

Environmental leadership

Focus area 2030 strategy indicalor 2030 Larget 2022 parformance

Indices GRESB (Standing Investmenis] 5-star rating S-star by 2022 5-star

Green Develepments on track to achieve BREEAM 100% 70%

Buitding Gutstanding [Offices); Excellent [Retail;

Certifications Home Quality Mark [residential} minimum 3!
BREEAM-certified standing assels - all ratings - 44%
[design and/or operational BREEAM certificate)
BREEAM-certitied standing assets - rated S0% by 2025 28%
‘Very Good’ or higher?
{design and/or operational BREEAM certificatel

Energyratings  Proportion af units with EPCs rated Aor B - 36%

across assels under management

Materials and Operational waste from managed assets that Gffices: 80% Officas: 76%
Waste is re-used, composted, or recycled Retail: 70% Retail: 48%
Development and pperational waste diverted - 6%
from landfill
Biodiversity New constryction and majer rencvation i00% On track
projects designed to achieve a 10% net gain in :
biadiversity
% of managed assets with Biodiversity 100% 15%
Actien Plans
Resilience % of managed assets and major developments  100% 100%

which have undergone a flood risk assessment

1. Fram 2021, the 2030 strategy upgrzded our BREEAM targets to 'Qutstanding’ for Offices [from Excellent) and ‘Excellent” for Retail [from Very Good ).

2. Excludes residential.
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Place Based approach

Focus area
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FY¥22 Perlormance

Understanding & responding to
local needs

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

Connecting

Place Based initiatives identified at all priarity assets

£2.7rn total community invesiment fincluding leverage)

This includes £300,000 raised at our places and by our people and £57.000 total in-kind contributions
24,000 total beneficiaries

103 initiatives at our places

11% BL emnployees are expert volunteers
23% total volunteering

Education

Needs-based education initiative undertaken at each priority sile
12,500 people benefiting frorm our education initiatives
98 education inttiatives

Employment

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

354 peaple supported intec employment

34 employment initiatives in our places

Business

Affordable space provided at five of the eight priority assets and identified at the remaining three
Space valued 2t £2.9m provided to community organisatiens and enterprises including over £1.7m
of space to New Diorama Theatre at Broadgate

Wellbeing

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

1. Affordable space mcludes all affordable workspace, alfordable retatt space and community space on both a temporary and permanent basis.
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Responsible business

Focus area 2022 performance
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Responsible
employment

tnvest in our people

£440.000 spent on training and professional qualifications

Supported 14 people tc achieve professionat qualifications

Connect with our people

49% engagement score [participation score 87%)

84% sialf retention

Provide a safe working environment
Injury Incidence Rate - Offices 21.29 incidents per 100.000 full time equivaient, Retail 0.00 incidenis per 100,000 footfalt
Injury Frequency Rate - Developments 0.17 incidents per 100,000 hours worked

Diversity &

Inclusion 34% of Board are female

Improve gender diversity at all levels

37% of senior management are fernale

Gender pay gap 19.2%

Imprave ethnic diversity at all levels
Compliance with Parker Review recommendations on Board leve! athnic diversity

Ethnicity pay gap 19.2%

Responsible  Against modern slavery

procurement

1D0% of BL employees paid atleas! the Real Living Wage
_7%% of supplier workforce paid the-RealEiving Wage ™

Undertook independent anti-modern slavery audits of 10 high risk suppliers with all scoring abave 77%
Delivered Anti~-Modern Slavery training and awareness for all employees

Mandating prompt payment

Group invoices satlled within 18 days on average

Responsible procurement standards
tntreduced Contractor Framework indentifying Sustainability KPls for new contracters on asset management initiatives
Launched Supplier Excellence Awards

For pur full EPRA reparting see our Sustaimability Accaunts britishiand com/sustainability-accounts

Sustainable finance

Sustainability is fundamentat to our
business al British Land, and the decisians
we make are epvirgnmentally and socially
intelligent. This includes aligning our
financing decisions with our 2030
sustainability sirategy. Our current
sustainable finance includes facilities
linked to Sustainability targets as well as
a ‘Green’ loan, We also have a Suslainable
Finance Framework' for debt capital
markels insurance.

British Land - ESG-linked
revolving credit facilities

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

" development projects, by foor area,

which have a minimum BREEAM New
Construction certification level of Excellent
and the percentage of assets under
management, by flogor area. which have a
minisnum BREEAM In-Use lor equivalent]
certification of Very Good.

During the year, we signed a new bi-lateral

E100m E5G-linked Revolving Credit Facility,

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

The Breadgate joint venture raised a new
€420m 5year 'Green Lean' in the year,
secured by 100 Liverpool Street, a net
zero carbon development with BREEAM
Quistanding certification, The interest
rate hedging for this loan also qualified
as ‘Green'.

Sustainable Finance Framework
British Land's Sustainable Finance
Framewaork has been in place since May
2020 and enables us to issue Sustainable,
‘Green’, and/or Social finance. We continue
¢ develop this Framewaork a5 susiainable
finance best practice evolves.

1 Available an oue website at britishland cam/
sustainable-{inance-framewgrk
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Climate-Related Financial Disclosures

Introduction

This year, we are reparting in line

with the TCFD reporling requirermnents
for UK premium listed companies.

The following sections address how
climate change is incorporated into

aur carperale gQovernance processes,
its potentiat impact on our strategy and
financial planning, its treatment in our
risk management precedures,.and the
relevant climate-reiated KPis and KRIs
for our business. The following sections
and subsection headings correspond
with the sections of the TCFO framework.

-

The Board and executive management team

at British Land recognise the scale of the
climate emergency. ils potential impact on
real estate and therefore the urgent need
to take mitigating action. With the built
environment accounting far a significant
proportion of global greenhouse gas
ermisstons, we alsa acknowledge our
responsibility io take action to minimise
our carbon foolprint ang collaborate with
our customers, and the people who use our
spaces io do the same. Qur achievernents in
developing and managing mere sustainable
space have been recognised for more than a
decade and building on this, in 2020 we set
out an ambitious appreach to achieving a
net zero carbon managed portfolio by 2030.
This is a goat shared by our investors,
customers, partners and people. We believe
that delvering on these targets will create
¢clear value for our business as demand
rom occupiers and investors further
gravilaies towards the best, most
sustainahle space.

Briish Land is committed to transitioning
to a Net Zero portiolio by 2030. As part

of our Pathway to Net Zerc announced in
December 2020, the Science Based Targets
initiative [SBTi} validated our landlord target
as 1.5°C-aligned and our value chain target
as ambitious. We are a signalory of the
Better Buildings Partnership’s Climate
Commitment, the World Green Building
Council's Net Zera Carbon Buildings
Commitment, the RE100 commitment

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

(Governance

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

and opportunities

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

- of the sustainability strateqy is David

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

Governance framework

Executive and Management

Sustainability
Committee*

TCFD Working
Group

Risk
Committee

CSR Committee

™~

Board of

Directors

Audit
Committee

* Members include representalives from across the business: Asset management, Development, Finance,
Investment, Pracurement, Property management, Risk managerment, Strategy and Sustainability.
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Financial Officer and who remains

a champion of sustainabitity as Chief
Executive Officer. Simen previously tack
part in The Prince of Wales's Business &
Sustainability Programme at the Cambridge
Institute for Sustainability Leadership. The
chairships of the Risk and Sustainability
Cammittees have transterred from Simon
to Bhavesh and David respectively.

Chimate change and sustainability
considerations are integral to our
invesiment and development decisions,
formally reviewed within lnvestment
Commiittee papers and futly considered
by the Board in all investment decisions.
A recent example includes our plans to
upgrade 3 Shetdon Square o ali electric.
Achievement of sustainabitity KPls are also
reflected in the remuneration policy for
Executive Directors and all Executive
Commilteg members hava specific
Sustainability-related annual

objeciives {see pages 138-139}.

The Board is updated on climate-related
issues at least annually and has ullimate
aversight ef risk management. In recent
years, the Board's annual off-site stralegy
event bas included climate-focused agenda

items and specific sections on sustainability.

0 January 2022, the Beard was given an
update on our progress against gur 2030
sustainability strategy, at the erd of the
first full year since launch.

Climate change is also cansidered by our
Board Committess. Qver the past year.
the full Board received a deep-dive on the
progress against our 2030 Sustainability
Strategy' and the future initiatives that
will drive carbon reduciton. Qur subject
matter experts provided detailed training
on the technical aspecis of embodied and
operational carbon. The Board's CSR
Commiltee received three updates from
the sustainability team, each including
delailed coverage of the Net Zero sirategy,
EPC compliance, and the TCFD scenario
analysis process. The Remuneration
Committee worked with the sustainability
team to devise ESG targets for executive
remuneratian, and the Audit Commitlee
received a progress update during the
year on the development of this disclosure.

Significant and emerging risks are
escalated to the Audit Committee and
climate risk is tracked as part of our
‘Eavironmental Sustainability’ principal risk
category lsee pages 84-94). OQur Beard CSR
Cammittee meets 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-retated nsks. Qver 2021/22, the
Board was updaled on the TCFD transition
risk assessment and the propased MEES
regulation’s new minimum EPLC thresholds
for 2030.

{b) The Board delegates
responsibility for assessing

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

Climate-related risks are considered

by the Rigk Committee, which consisls

of the Exacutive Committee and leaders
from across the business, including
pracurement, development, finance znd
property management. £ach buysiness area
maintains a comprehensive risk register,
which is reviewed quarterly by the Risk
Commitiee. Climate risks are identified
through a process involving irend analysis
and stakehelder engagement as part of our
‘Environmental Sustainability’ principal risk.
Members of the sustainability team monitor
climate risk and updaie the Risk Committee
al each meeting throughauti the year. The
Risk Commitiee reports into the Board's
Audit Commitiee.

identified risks are incorporated into

our risk framework and managed by

the appropriate business areas. Pragress
against our TCFD worksireams is reported
to the Risk and Sustainability Committees,
both of which meet quarterly, Follawing the
completion of scenario analysis, we have
eslablished a TCFD Werking Group to
maoniter and manage our delivery, chaired
by the CO0. Uttimate oversight is at Board
level, to which our CSR Committee reports.
Any resulling disclosure reguires approval
by the Audit Committee.

Strategy

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

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

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

risks and opportunities identified

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

1. Dur 2020 Strategy is available onbine a1 britishiand.com/sustainability-accounis
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Introduction to scenario analysis

Qver the past five years, Brilish Land has
worked with expert advisars to identify and
3ssess our exposure lo climate-related
risks and opportunities. This included
aninitial risk screening undertaken with
Verco 120171, a set of internal cimate risk
workshops facititated by Forum for the
Future [2019], and quantitative scenario
analyses underiaken by Willis Towers
Watson (2020-22

Yime horizons: cur scenaric analyses are
split into two timeframes, 2020-30 and
post-2050. In our iniliat scenario analyses,
we chose not te guantify risks across the
2030-2050 timeframe. For physical risks,
it is anly post-2050 when future scenarias
start to meaningfully differentiate from
the current climate. For transition risks,
when quantifying risks beyond a 10-year
timelframe, the ynderlying assumptions
begin to play an increasingly significant
role in the resuliing values. Dus to the
tevel of uncertainty that accompanies
these longer-term assumplions, our
initiat analysis fecused on the current
decade to 2030.

2020-2030: assessed the physical risks
pased by the current climate and the
iransition risks posed by 1.59C and 2°C
aligned transition scenarios. This period
aligns with our corporate strategy time
horizons as shown below:

Shart term Medium lerm Long term
Less than )
12 months 1t09years  5Sto 10years

Post-2050: using the IPCC's Representative
Concentration Pathways (RCPs), we assessed
the physical risk posed by 2°C [RCP2.5)

and 4°C {RCP8.5) climate trajectories

[far details on RCPs see the lable opposite.
This imeframe was selected as, from 2050,
these trajectories begin o meaningfully
diverge. As the standard design life of

a building is 80 years, this is a relevant
timeframe far the lifecycle for our

curre port{otio.
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British Land scenario analysis - scenarios considered
The tahles below detail the physical and transition scenarias chosen and the time frames thal our business assessed itself against.

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

Physical climate risks assessed:
lil River fload, hi} Coastal flead, liiil Flash flood. {iv} Windstorm, (vl Hail. [vi} Lightaing, Iviil Heat stress

Time frame Scenarios Atmaospheric C0;  Temperalure rise® 5Sea level rise™ River ltood Coastal ftood
modelling madeliing
sources SQUrCES

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

MNathan based on  Watson

JBA flood maps proprietary
coastal flood
exposure maodel

Post-2050 RCP2.&(2°C] 450 ppm 1.6°C > 1.55m Munich Re Munich Re
chrmate hazard climate hazard
- conditioned based sea level rise data
RCP8.5(4°C| > 1,000 ppm 4.3°C > 0.78m

JBA flood maps & combined with
Coupled Model storm surge
T . Intercomparison

Project Phase 5

* Values i companison to pre-industrial times.

Transition risk scenarios and parameters

The Paris Consisient [2°C| scenario is based on the Paris Agreement commitments of over 190 cauniries to limit global warming to well
below 2°C.

The Nel Zero World [1.5°C] scenario assurmes mare ambitious targets that would enable global net zero by 2030.

Time frame  Scenarios {PCC scenarios IEA scenarios  NGFS Temperature 2030 UK price  Global
scenarios rise by of carbon net zero
2081-2100 achieved by:
2020102030 Net Zero Orderly SSP1-19 NEZ2050 Net Zero < §.5°C $15510 2050
World [1.5°C| 2050 $454
scenario Disorderly Divergent $22510
- $418
Paris Orderly 55Pt-2.4 Sustainable Below 2°C <2°C $94 10 397 2070
Consisten! Development
[2°C] scenario  Disorderly Scenario Delayed $0to $27
Transition

British Land Annual Report and Accounts 2022 g1



TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) continuved The British Land Company PLC 00621920

Defining a ‘'material’ risk or opportunity:
British Land defines a ‘material risk or opportunity in line with the ikelihood-impact theeshalds of our risk management policy. Risks are
evaluated by the combination of their Potential tmpact lfinancial and reputational] and their Likelihood.

Financial impact Likelihood thresholds [chance of sccurrence  Reputational impact thresholds

thresholds [€] in a given yeari

Low {non-significant}  Less than £10m Low 0-33% Low Limited reputationalimpaci

Mediym €10m to £100m Medium  33-46% Medium  Significant temporary or limited
sustained impact

High Greater than £190m  High Greater than 6% High Significant sustained impact

Risk quantification to determine materiality:

Ta determine materiality, Willis Towers Walson supported British Land in undectaking quantitative physical and traasition scenacia
analyses. This process reviewed the potential impact af over 20 physical and transition-related issues, and the assessmentincluded
input from key business areas across British Land. The most material issues identified by the analyses are shown below, with these *
i1ssues detailed in the next section:

Risks Opportunities

Material issues Flood risk vulnerability Customer demand for sustainabte space resullsina
‘green premium’ :

Increasing price of carben offsets

Cost of complyting with minimum EPC standards

Continue to menitor Customer demand for suslainable spaceresultsina  Premium pricing for sustainable buildings [yield

“brown distount’ (o rents at less sustainable assets. compression)
Tenant business model impacted by transition Lower cost of capital

Increased cost of raw materials

Increased cost of capital

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

Climate related risks

Short term risks [< 12 months}

Risk/type and Primary risk driver Likelihood Petential annual Explanation

impact financial impact

Risk #1 Losses from Low to Mean loss: We have campleted a climate risk modelling analysis

Flood risk assets located in - Medium far current and future climate conditions for the current

L ; : Less than E1m . . , ) :

vulnerability ot high fiood risk paortfolio using the assets’ total insured value. This process

assels lcurrent  zones, primarily Lossesina strmulated many thousands of events. Losses are modelled

climatel the cost to repair representative bad year: 1o arrive al 2 loss perspective for low likelihoed events for
assets and the a ‘bad’ year. The representative ‘bad’ year refers ta a 1/100

& . £19m-20m e : .
o cost of business annual tikelihood across the simulations and the modelled
. interryption, losses also consider current flood defences. These

HE reflected in maodelled losses were pro-rated by BL ownership share.
increased Under current market conditions, these losses are

_ﬁp insurance costs. -insured against.

As huistorical context, in 2007 two flood events in gur
portfolio resulted in [insured) losses of circa £25m. At

one of these sites [which accounted for the majority of the
loss). we subsequently installed flood defences. In 2011,
we began commigsioning periodic flood risk assessments
across the portfolio and issued flood management plans te
sites at high risk. Since 2007, our linsured) actual annual
mean loss is below this modelled value of €1m.
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Long term risks [5-10 years)

Patential annual
financial impact
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Explanation

Risk/type and Primary risk driver  Likelihood
impact
Risk #2 Net zera High

Increasing price
of carbon offsets

commitments by
global corporates
lead to increased

e

|ﬁl demand far
carbon offset

EE credits, resulting

in higher and/or
volatilg credit
prices,

sp

£0.75m for every
100% sncrease in
the price of carbon

British Land has commitied to offsetting the embedied
carbon of its new developments and major refurbishmenis
that complele between 2020-2030. This volume is estimated
to be at least 300,000 tCOse from developments.

This estimated hnancial impact of £0.75m reflects the
annualised additional cosi of offset credits if the credit
price rises by 100% from our current anticipated price
(E20 per tonnel.

To rrutigate this risk we are currently exploring oplions

Lo pre-purchase carbon crediis to offset embodied carben
related to our pipeline of developments to 2030. In addition
our internal carbon levy weuld caver a carbon price increase
of up 10 £60 per lonne.

Risk #3 Cost of upgrading High
Cost of complying assels to comply

with minimum with the UK's.

EPC standards proposed

IMEES regulstory [MEES]
compliance} requirement that

proparties hold a
minimum ‘B’
rating by 2030.

@,
B
e

£12.5m

Quantified by net zero audiis underiaken at major office and
retail assets and EPC scenaric modelling undertaken across
rmanaged assets, these assessments suggest thal the retrofil
cost for standing assets will be in the region of E100m over the
coming eight years, annualised at £12.5m..This valve excludes
assets due Lo be redeveloped through our near and medium-
term development pipeline.

A significant praportion of ihis investment will be recavered
through the service charge as we work with our customers
to achieve our shared climate goals. We would also expect to
derive energy efficiency benefits, and therefore cast savings,
as a resull of these actions,

Long term risks (post-2050)

Riskftype and Primary risk driver Liketihood Polential annual Exptanation

impact financial impact

Risk #4 Losses from Low to Mean loss: Witlis Towers Watson undertook a climate risk modeliing
Flood risk assels located in - Medium analysis [simulaling many thousands of events] for current

vulnerability high flood risk
lfuture climatesl zones, primarily
a the cosl Lo repair

- as5ets and the
. cost of business
BE interruption,
reflected in
increased

insurance costs.

Less than £1.5m

Lossesina
representative
bad year:

E20m to £30m

and future climate conditions for the current partfelio using

the assets’ latal insured value. Their medelling approach for
the flood risk in future climates is the same as described in

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

For the ‘representative bad year’, lower banding reflecls
losses in the two degree [RCP2.6) scenario, and the upper
banding reflecis losses in the four degree [RCP8.5] scenario.
These modelied tosses were pro-rated by BL ownership
share. Under current market conditions these losses are
insured againsi, and would not be suffered by the Group
under normal circumstances, though we recognize that

in the long term specific assets could face costincreases

or difficully obtaining insurance.

Climate risk and opportunity category

Financial impact category

% Physical risk - acute

HE Incame Slatement

% Transiticn risk - regulatory

YA~ Balance Shaet

—
IW Transition risk or opportunity - market
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES ITCFD) continued

Climate-related opportunities
Short term ogpartunity lwithin 12 months)

The British Land Company PLC 00421920

Opportunity/type and impact Primary driver Likelihood  Potential annual  Explanation

financial impact
Opportunity #1 Anincreasing number Medium  £7m A recent Knight Frank study indicated
Increasing customer demand of our cusiomers have that there is 3 >10% rental premium far

far green, low-carbon buildings announced net zero
resultsin a rental premium and commitments, As our

faster rates of letting partfolio transitions
o lo net zero, the mast
“ﬂ efficient, highty rated
green buildings may
BB let quicker and at

a premium to

KI—,\ market rents
wlw

BREEAM Dutstanding space above prime
Central London office rents.

This enhanced financial impact estimates
BL's share of the increased rental income
if 20% of our Offices {by ERV] transition to
BREEAM Cutstanding.

The portfolio’s envirenmental credentials will
be further strengthened as we deliver against
our 2030 ambitions to enhance the partfolio’s
energy and carbon performance.

Impact of climate related risks and opportunities on business strateqy and financial planning

Physical climate risks [Risks 1,4 are managed through cur key policies on development, operations and acquisitions. Transition risks and

apporiunities [Risks 2-3, Opp 1} are managed through the delivery of our Pathway to Net Zero', which affects atl aspects of our business
_with key targets noted in the Metrics section below. This work contributes directly to our corporate sirategy's four key priorities {see page

14). and this includes:

Impact on business sirategy Impact on financial planning Contributes toward
sirategy priorities:

Upagrading the standing portfolic lproducts & services, The cost of the net zare transition and EPC ® Realising

aperatiens}: upgrades [Risk #3] is incorporated into assel  the potential of

By 2020, our targel is to improve our managed portfolio’s level business plans. Our hudgeting and our Campuses

whole building energy intensity by 25% and carbon intensily medium term forecasting includes the

by 7T9%. We have undertaken detailed net zero carbon audits  initiatives identified by the net zero audits
~ covering 90% of landlord-procured energy - across 29 and we agree these asset level plans and
of ur major office and retall assets. These net zero audits abjectives with our joint venlure partners.

incerporate the EPC impact of the energy saving oppoartunities
wentified, and we have additionaily undertaken EPC
modelling across our managed asseis. The most impactful
intgrventions identified by these assessments are being
factored tnto gach assel's business plan, to ensure the timing
of implementation aligns with \ease breaks and long term
asset replacement schedules, Progress against these
operational targets is reviewed quarterly and the delivery

of these energy and carbon targets is propesed as a metric
for the next Executive LTIP as well as ExCo compensation.

scheme designs.

To manage physical risk, British Land periodically
commissions a third party screening of the standing
portliolio and. where high risk assets exist, seeks to put a
flood nsk management plan in place. Currently onty 3% of
assels [by insured value! are expased to high risk of flood.

1. Qur Pathway te Net Zero. our transition plan, is avalable online at britishland.com/net-zerg-carkon
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Impact'on financial planning

Contributes toward
strategy priorities:

Developing sustainable buildings [preducts and services,
revanues, access to capitall:

Through our Sustainability Brief for Bevelopments and
Operations® - we st stretching sustainability largets for
our majer developments and refurbishments. This includes
our use of the NABERS UK scheme to design buildings with
best-in-class operational efficiency. The energy intensity of
our development at 1 Broadgale is forecasted to reduce to
ane-sixth of the previous building’s intensity, and these £SG
credentials contributed to the successiul tetting of this
develepment four years ahead of completion. This example
demonstrates that our ability to deliver more sustainable
space is 3 strong competitive advantage which we are
actively leveraging [Opportunity #1f.

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

Our BREEAM and EPC standards for new
developments also support our management
of cost of capital and EPC compliance, wilth
new office developments targeting BREEAM
Qutstanding and EPC A. Qur portfolio ¢f green
buildings is reviewed reqularly by our Treasury
team when considering options o issue green
debt and to establish ESG-linked revolving
credit facilities. The sustainability credentials
of 100 Liverpool Street, which was BREEAM
Qutstangding and our hirst nel zero
development enabled cur Broadgate joint
venture to raise a five year green loan facility
secured by the value of this property. We
expeci further, similar opportunities lo
emerge in the future.

(O Realising the
potential of
our Campuses

OProgressmg
value accretive
development

(O Targeling the
opportunities in
Retail & Fulfitment

Q Active capital
recycling

Internal price of carbhon [value chain, capital expenditures):
To heighten fecus on “developing sustainzble buitdings’
and~upgrading the standing portfolio’, in 2020, British Land
introduced an internal levy of £60/tonne on embodied
carbon in new developments. In addition fo incentivising

our developmenl leams and construciion supply chain to
minimise embodied emissians, this levyis used to (il offset a
development’s residual embodied emissions and liil provide
ring fenced funding to finance energy efficiency projects
across the standing portfalio.

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

the funds generated by the lavy [net of offset
costs) are available for capital expenditures
that support our transition to net zero. Qur
Transition Vehicle Committee, chaired by the
Chief Operating Officer, reviews the price {evet
annually.

The current balance of the Transition Yehicle
is provided in the Sustainahilily Accounts
found at britishland.com/data.

(O Realising the
potential of
our Campuses

OProgressing
value accretive
development

ESG criteria assessed as part of acquisitions:

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

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

OProgressing
value accretive
development

(O Targeting the
opportunities in
Retail & Fulfilment

O Active capital
recycling

Resilience to 2020-2030 scenarios
Physical risk:

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

We consider resilience to long ferm faod
risk through the requirements cof the
‘Climate Resilience’ section of our
Sustainability Brief for Developments
and Operations.

Transition risk:

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

2030 MEES threshold. Our internat carban
levy coupled with our Transition Vehicle
provides the company with a fermal price
of carbon and introduces a governance
structure which supparts ocur facus on
seeking high quality offset crediis while
managing cost risk.

Transition opportunities:

Qur development pipeline’s use of NABERS
enerqy star ratings and the upgrading of
existing assets as part of our Pathway 1o
Net Zero will suppart British Land's ability
1o generate higher rents, as accupiers

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

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

porifolio - driven in part by our Sustainable
Finance Framework.

Resilience to post-2050 scenarios
Physical risk:

In the two post-2050 scenarios assessed,
only flood risk was assessed as ‘malerial’.

tn the two degree scenario [RCP2.6). 3%
of our properties [by insured valuel are
exposed to high flood risk.

In the four degree scenario [RCP8.5),

the igh emissions scenario where no
additional action is taken ta protect assets
or Londan, exposure to high flood risk could
be up to 15% of insured value.

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

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

Risk management

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

Our risk mapping process allows us to
delermine the relative significance of
principal risks. As part of the ‘Emaronmental
Sustainability” principal risk category.
climate change is ronitored by the Risk
Committee, chaired by our CFO, with
reporting (o the Audit Committee and
ultimately the Board. For specialist
analysis, British Land engages expert
advisors notably Willis Towers Watsan
who undertock the quantitative scenario
analyses. We determine the materiality of
potential risks [inctuding climate-related
risks] using the carporate risk thresholds
noted on page 52.

“Our risk register tracks:

i. Description of the risk (identification]

ii. Impact-likelihoed rating [evaluation
enabling prioritisation|

ih. Mitigants [mitigation]

iv. Risk owner [monttoringl

As part of our aperational process,

we maintain asset plans which include
pravisions far identifying climate-related
risks and opportunities, such as flood risk
assessments and audits to identify energy
saving opportunities. Our sustainabitity
chechklist for acquisitions sets out our
environmental criteria for acquiring a new
property, including energy efficiency ang

flood risk categories. Qur Sustainability
Brief tor Developments and Operations
sels out our environmental criteria tor new
canstructions and renovations. including
requirements for energy efficiency, flood
risk, materials choice and embodied
carbon reductions.

The Sustanability Committee -

compaosed of senior managers from
across the business - meets quarierly.
This committee, chaired by the Chief
Operating Qfficer. is a key forum for
discussing climate-related risks and
appartunities at the operational tevel

and ensures we remain on track to

deliver against our long term sustainability
abjectives. Additionally, for energy and
emissions savings opportunities identified
at asset level, staff can directly submil an
internal application for funding from the
Transition Vehicle, which funds our standing

portiolia’s low-carbon transttion through
. aninternal LBvy oA the embodied carbon

in our developrnents.

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

Dur process for mitigating, accepting
and contrelling principal risks, including
climate-related risks, is set oul an
pages 84-96 of this Report. We prioritise
principal risks through our corporale
risk register and risk heat map.

The impact-liketihood rating, which is
evaluated during risk identification, is our
primary metric for prioritising risks. As a
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principal risk category, climate change risks
are logged in our corparate risk register
with key changes reviewed quarterly by

the Risk Committee, which comprises

the Executive Committee and senicr
managemenl. The Baard is ultimately
responsible for and determines the nature
and exteni of principal risks it is willing

to take lo achieve its strategic objectives,

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

risk management.

_Clmate-related risks are identified

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

pages 84-%6 of this Report. We consider
¢limate change within our "Environmentat
Sustainability’ risk, which was added as a
standatone principal risk 1ast year to reflect
its significance to both our business and
our customers.

Also, the externat aspects of climate-
related risks are incorporated within our
‘Major Event/Business Disruption” and
‘Political, Legal and Regulstory principat
risks. We define principal risks as those
with a substantive financiat or strategic
impact on the business, medium/high
tikelihood of eccurrence and medium/high
potentiat impact on our performance. Our
integrated approach combings a top-down
strategic view with a complementary
battom-up aperaticnal precess.



Metrics and targets
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Please see our Suslainability Accounts' for British Land’s full set of climate and energy performance reporting and SASB matrics.

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

management process.
Climate-related risks {KRIs)

2022 2021 2026
Policy andlegal? Risk #3 EPCs rated A by ERV] 2 5% 25
EPCs rated B [by ERV] 34
EPCs rated C {by ERVI 34
EPCs rated D (by ERV) 20 71 70
EPCs rated E |by ERV] 7
EPCs rated F [by ERV) 1 5 5
EPCs rated G [by ERV] 2
Extreme weather Risks #1 Percentage of portfalic located in 100-year flood zones
and #4 [% by tolal insured value) 3% nr nr
High flond risk assets with flood management plans (% by valuel 9% F9% 100%
2. 2020 and 2021 by flacr area and not ERV.
. Climate-related opportunities [targets and KPIs) - .
- o 2022 200 2020
Resource Risk #2 50% improvement in embodied carban intensity of major office
efficiency developments completed from April 2020 [kg CO;2 per sqml 632 b40° -
Oppertunity  75% improvement in whole building carbon intensity of the managed
#1 portfolio by 2030 vs 2019 [Offices) 37% 1% 23%
25% improvement in whole building energy intensity of the managed
portiolio by 2030 vs 2019 [Offices) 28% 31% 16%
Energy sources  Qpportunity  Electricily purchased from renewable sources {%] 93% 98% 96%
#1 On site renewable energy generalion {MWh! 1,701 1.907 1.743
Products and Opportunity  Portfolio with green building ratings [% by floor areal L4% 27% 24%
services #1 Devetopments on track for BREEAM Excellent or higher [% by floar
area, excludes residentiall 7% 97% 81%
Percentage of gross rental income fram BREEAM certified assels .
Imanaged portfolio) &4% 53% nr
Risk #2 Internal price of carbon [E per tennel €60 £60 n/a

3. 2021 figure includes Retail and Residenual developmenis.

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

Compliance statement

British Land confirms thai:

Our greenhouse gas emissions and performance against targets. i. we believe our climate related financial
assgciated energy consumption data is Our full set of sustainabilily targets are disclosures for the year ended 31 March
avallable i the Streamtined Energy and delailed in the Sustainability Accounts 2022 2022 are consistent with the Task Force
Carbon Reparting [SECR) section of this found at britishland.com/sustainability- on Climate-related Financial Disclosures
Reporl pages 38-39. reporting. Our headline net zero targets are ["TCFD") Recommendations and

listed in the Oppartunities table above under Recommended Disclosures las defined

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

reparled on page 44.

in Appendix 1 of the Financial Conduct
Authority Listing Rules),
ii. our annual disclosure is contained
in the pages above, please see our
Sustainability Accounts 2022 far
mare delailed daia disclosures and
our website far the sustainability
policies referenced,
we belteve thai the detail of these
climate related financial disclasures is
conveyed in a decision-useful format

1. Our Sustainability Accaunts are available online and can be found at britishland.com/sustainabilily-reporting lo the users of this report.
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Greenhouse gas reporting

2022 in review

Contest RE 100 and pracuring renewable enargy

Covid-19 has significantly afiected our partfotio energy and carbon  British Land has been a signatary ta RE100 since 2016, which
performance, with 37% and 28% reductions in carbon and energy ~ commits us to procuring 100% renewabte power.

Intensily versus our 2019 baseline [Officesl. These reductions
primarily reflect the irpact of the pandemic and related
government restrictions.thaugh we have delivered initiatives
over the last year, noiably at Exchange House [page 41).

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

Funding ihe low-carbon ransition Gperaticnal perlormance

Our innovative internal carbon-levy, applied to the embodied carbon  British Land continues Lo operate its energy management
of gur committed developments, and our £5m annual float continue  system, which includes formal IS0 50001 accreditation at
to generate funding for our transition ta net zero lcurrently £15.6m). commercial offices.

This year the transition vehicle funded a chiller reptacement al the  Over the past twa years, we completed detailed nel zero audits
London office Breadwatk House. The new chiller is expected ta be  at 29 assets including the creation of CRREM pathways for each
twice as efficient and offer improved control capabilities compared  asset. Additionally, we conducted energy efficiency reviews at

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

which will be repaid through the service charge. To date, the
Transition Vehicle has approved funding for three energy efficiency
projects expected to save 1.2m kWh and £0.2m annually. Following
aur recent proegramme of net zero and eneérgy efficiency audits, we
axpect to accelerate praoject funding fram 2022/23 as we implement
the recommendations of these audits.

Through our development pipeline, we are designing a path
to best practice operaiional efficiency, with our 1 Broadgate
development gn track to reduce energy intensity to one-sixth
of the previous building's.

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

Year ended 34 March 2032 021 2020
Offices ICOze per sqm 0.071 0.067 0.087
Shopping centres* tC0ze per common

parts sgm 0.030 0.021 0.031
Retail parks* 1COqe per car

park space 0.029 0.032 0.040
Shopping villages To be reported in future years
Retail, high street Ta be reported in future years ~
Total portfolio tCO per gross
intensity rentalincome [Em) 37.18 34.03 38.05

Location-based meihodelogy

= Cormmon paris only.
Market-based methodology P ¥
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Scope 1 and 2 emissions and associated energy use

Tannes CD:e MWh
Year ending 31 March 2022 202+ 2020 2022 202! 2020
Scape 1 lfuel combustion]: 6,209 6,252 6,327 34,582 33,759 30,715
Scape 1 trefrigerant loss): ’ 744 411 518 - - -
Scope 2 {purchased eleciricityl: Location-based 12,685 12435 15373 60,311 55778 62,950

Market-based 1,423 839 569 - - -
Total Scope 1 and 2 emissions and associated energy use l.ocation-based 19,638 19,098 22318 94,893 89537 93,645

Market-based 2,941 2121 7415 - - -
Proportion of Scope 1 and 2 emissions assured by an independent third party 100% 100% 100% 100% 100% 100%
Propartion that is UK-based 100% 100% 100% 100% 100% 100%
Scope 3 emissions
Tonnes COz
Year ending 31 March 2022 2021 020
Purchased goods and services 15,742 15,834 nr
Capital goods 20,565 28,180 17,505
Fuel and energy related aclivities [upstream]) 5.864 4,186 4873
Waste generated in operations 24 126 351
-Business lFavel- -~ - - c-m-e o — oo 41 1.4 200
Employee commuling 248 418 104
Downslream leased assets - Location-based 113,691 81,369 138,142
Proportion of Scope 3 emissions assured by a third party 100% 100% 100%
Total Scope 1-3 emissions Location-based 176,053 149212 183513

Accounting treatment of biogas

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

In this markei-based calculation, we use the UK Government's biogas factor which incluydes CH, and N;0 emissions but zero-rates C0O,
emissions due to COz absorption that sccurs during the growih of biogas feedstock. However, as noled below, bioenergy feedstocks do
produce CO; emissions during combustion, so the ‘combuslion emissions’ are provided below for full transparency.

UK factor 2022 tolal
Biogas Ikg CD:e per kWh] {lonnes COze]
Neat emissions [exct CO,) 0.00022 7
Combuslion emissions linct CO, 0.19902 6,499

Our methodology

- We have reported on ald emission sources required under the Companies Act 2006 |Strategic Report and Directors’ Reporis)
Regulations 2013 and the Companies [Directors’ Report] and Limited Liabitity Partnerships [Energy and Carbon Report] Regulations
2018 ['the 2018 Regulations’). These saurces fall within our consolidated financial statements and relate to head office activities and
controiled emissions from our managed portfolio. Scope 1 and 2 emissions cover 94% of our multi-let managed porifolio by value.

We have used purchased energy consumption data, the GHG Pratocel Corporate Accounting and Reperting Standard {revised edition|
and emission factors from the UK Government's GHG Conversion Factors for Company Reporting 2021,

- Ormissions and estimations: For landlord procured utilities, where assel energy and water data was parbally unavailable, we used data
from adjacent periods to estimate data for missing periods. In 2021/22, this accounts for 5.6% of total reported energy consumption
and 6.8% of total reported water consumption. For the calculation of Scope 3 value chain emissions, please see the full methadology
in the reperting criteria of our Sustainability Accounts 2022.

~ Gross Rental Income [GRI) from the managed portfolio comprises Group GRI of £345m [2021: £382m, plus 100% of the GRI generated
by joint ventures and funds of £316m (2021: £299m], less GRI generated asseis oulside the managed portfotio of £50m (2021: £117m].

- For full Scope 3 greenhouse gas reporting, see the British Land Sustainability Accounts 2022 at britishland.com/sustainability-reparting
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Non-financial reporting disclosure
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Nan-financial area/Description Rish
of business model areas’ Policies Purpase and scope Operatian and sutcame
Financial Crime 11 Anti-Bribery and ~ Details the expected conduct of all These rabust policies around linancial crime
Compliance Corruption British Land s\aff with respect 1o compliance reflect our zerp-iolerance approach to
We operale a zero- Policy relationships with suppliers, agents, such activity both in and arcund the business: they have
tolerance approach to public officials and charilabte and been drafted to provide for education and monitoring
bribery, corruption and political organisations i addition tn dejerrence and prevention, The golicies
fraud. More information - Qullings stalf responsibilities regarding are accessible by ali employees via the intranet and
is available in the Audit the reparting of any braaches and mandatory lraining is required for all staffin relation
Committee report details consequences of breaches to them, Our whistleblowing service can be accessed
on pages 120-124. for stalf and the Group as a whole by alt employees should they prefer to raise a concern
- Provides for staft raining and anonymously instead of with their line emanager. This is
communication around the policy an independent and confidential telephone service and
as well as monitoring and review web parial. innsh Land carries out due diligence on
by management CountErparties 1o tomply with Legistatien on money
- - - laundering and ta enable it lo consider how a
Anti-Fraud - Provides far fraud prevention iraining transaction with the counterparty may reflect
Policy for alt Bri_\\lsh Land siaft and requires on British Land's reputation.
Z:‘; sp : r::r:f: :?\3 ;:l::::::?h':w The Gen_e:?f Counsel and Colnjpany Secre.'a_ry has overall
Group where retevant respoasibility loc all four policies. These pnh_cres are
. . R regularty reviewed and appraved by the Audit Committee
TTeteT ot T T - - —= Oulnesprotocal for ihe reporting and any miiters raised under these policies are subject to
of suspect.ed fm,”d wilh r_eferen!:e to eaiensive investigation by the Company. Reguler updates
the Group's Whislleblowing Policy are provided to the Audit Committee regarding fraud and
Whistleblowing - Provides contact details for the Group's whistleblowing matters.
Poticy third-party whistleblowing service
- Oullines the lypes of cancerns
that can be reported to the
whistleblowing service
- Deiails safeguarding measures in place
for stafi and oukines how ihe Group will
respond in cases of whistlebtowing
Anti-Maney - Lists ‘red flags’ delailing the kind ol
Laundering suspicious activity that may indicate
Palicy an aitenpt to launder money
- Details monitoring and review !
pracedures under the policy
Environmental 4,6,8 Sustainability - Provides for sustainabile decisions o Qur Sustainahility Policy and Briet were
Matters Policy be our “business as usual” approach comprehensively updated in 2020. Qur overall
Qur long term - Qutlines our 2030 Sustainabitity commitment is to take decisions which are
commitment to Stralegy: our gosl af making our whote ervironmentalty and sotially intetligent armd make
sustainability and portiolio net zero carbon as welt as sound financial sense. Qur internal carbon levy of
minimising eur growing sacial value and wellbeing 1n €60 per tonne of embodied carton in developments is
environmental the communities in which we gperate reviewed annually ta ensure that environmental impact
impact is ane of British P - - e of pur developments is costed into their budgets. We
Land's key differenliatars. g':f:fmah'hw T éi'rgar::;"h aur 2030 Sustainability parlicipate in key ESG indices ta demonsirate gur

As occuplers foeus an

minimising their carbon
foatpring, our ahility to
deliver more sustainable
space Is a key advantage.
See pages 22-23 ang
pages 38-59.

Gives effect ta cur Suslainabiitty Palicy
Sels out our sustainability ambitions and
ihe KPls and standards required to
achieve them

progress and we publish social and environmental
performance data annually

Our Head of Developments and Head of Broadgale have
overall responsibility for our Sustainability Briel, and our
Chief Operaiing Officer has averall responsibiiiy for our
Sustainability Palicy

40

British Land Annual Report and Accounts 2022



The British Land Company PLL 00421920

Ngn-financigl area/Description  Risk
aof business model areas' Palicies Purpose and scope Operatian and oulcome
Sacial Matters 6.8.9  Sustainazbility  See above A rommitment to good social praclices has long been
British Land has long Policy high on our agenda. and we place greal impertance
recugr?ised that a Sustainability Gee above on the way we wgrk with communi}les: suppliers_ and
commitment to gaod Brief paringrs We believe that communication is key in
sacial practices is essenual ensuring we meet our social obligations, and by listening
lo the way we operate; as Locai Charter - Dutlines five key focus areas where we are lo the needs and concerns of our staff and communities
occupiers increasingly active in locak comenunities: conneclion we are better able io provide an envirgnment that is safe,
consider the contribution with local communities: supporting inclusive and welcoming. The impact of Cowd- 19 has
they make to society, our educationat initiatives for local people; increased our focus on supporting mental wellbeing
ability to support them is an sugparting local training and jobs; which is eflecied through regular outreach and
advantage. See page 42-45. suppqﬂiqg lecal husinesse§: and engagement with communities, occupiers and staff.
cnnlrcl;utmg to lu_cal pedple’s Qur Chiaf Operating Qfficer has overall responsibitity for
wellheing and enjayment our Local Charler, our Head of Procurement has overall
Supptier Code - Outlines standards required of our responsibility for our Supplier Code of Conduct: and our
of Conduci supphiers in a number of areas, including Head of Developments has overall responsibility for our
but net limited to: health and safety; Health and Safety Policy. At health and salety reports are
warking hours; respansible sourcing: provided to the Risk Committee. These executives raport
community engagement; and te the CSR Committee for their area of responsibility.
environmental impaci
— Details our zero tolerance approach ta:
child labour; forced labour; discrimination:
and bribery, fraud and corruption
- Provides for monitoring, correclive
actian and reporting under the policy.
Work practice audits are carried gut on - -
ourhigh risk suppliers
Health and — Details how British Land will meet the
Safely Paticy requirements ol the Health and Satery
at Waork Act 1974
- Provides for necessary training
around display screen equipment
and manual handling
~ Quttines how health and safety maltters are
managed for stalf, colleagues, service
providers and others affected by the
Campany’s undertakings
Employees 9 Employee - Seis out minimum standards required of British Land remains deeply committed to creating
British Land requires our Cade of all employees in all their dealings # and an enviranment of fairness, inclusion and respect. Qur
employees Lo acl in ways Conduct on behalf of the Group corparate values underpin our cormemnitment to equality,
that promote fairness, - Gwaes effect ta our core values of Bring diversity and integrity. We recognise that our workforce
inclusion and respect Your Whele Self, Build for the Future, needs to reflect the cammunilies we serve in order to
in their dealings with - Listen and Understand and Be create spaces that are welcoming to all, and eur werking
colleagues, custamers, Smarter Together practices and emplayment policies reﬂe:! the importance
suppliers and - Cornprises a number of separate of sectal harmony in ever}ltthnng we do_. This year we
business pariners, paticies including but not imited to- updated our mandatory d!verswly and inclusion training
our Equal Opportunities Folicy: our for all s[af! and have provided sessions on anti-racism
Disabled Workers Policy; our Gender land al_!ysi'u!: as well as su'pperﬁmg aur xr_\clusw.e networks
Identity and Transgender Policy; and in their activilies celebrating diversily - including
aur Bereavement, Compassionate Pride Month, Black History Month, Earth Da\{. National
and Emergency Leava Palicy Single Parent D;yland International Women's Oay. Our
emplayment policies are made available to colleagues
on the iniranet and are reviewed annually.
The General Counse! and Company Secretary has overail
responsibitity for our employment policies.
Human Rights .11 Supplier Code  See above British Land cperates & 2ero tolerance approach to human
British Land recegnises the af Conduct rights infringements by any of aur suppliers, occupiers or
imporiaqce of respecting Slavery and - Indicates higher risk areas including the partners. We carry out due diligs:'nce on ali parties that we
human r}ghts and has Human pracurement of specific materials and fair work with an.d Fequire our SuPpI'e.rs to demunstrale the
been a signatory lo the Trafficking treatment of workers on construction sites same cqmrrl;\lgmeni t© _lhe prUeveglllun of hudm;n rights
UN Global Compact since Slatement - Qutlines strategy for reduction of risk in abuses n their operaticns. Our Stavery and Human

2009. We are camnmitted

to the responsible
management of social,
ethical and environmentat
issues across aur supply
chain, For further
informaiion about our
activities in this area, see
our Sustainability Accounts,

our supply chains with regard ta sacial,
environmental and ethical issues

Our anti-modern slavery training is
mandatory for all direcily ernployed stalf

r

Trafficking Staternent can be found on our website and
15 reviewed and vpdated annually loritishtand.com/
modern-slavery-act).

1. Linkages to our Principal risks can be found on pages 88-95.
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Performance

Review
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PERFORMANCE REVIEW

Market
backdrop

Macro-economic context

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

the economy, putting pressure on prices
towards the end of the year. Inflation has
risen faster than expected, up 7% in March
2022 compared to up 6.2% the previous
month and in response, interest rales have
been increased. Consumer confidence has
weakened since the sdfmmerwith concerns
arcund rising prices and the prospeci of a
real income squeeze weighing on sertiment
but yunemployment has quickly recovered

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

the downside if the economic impact of the
war in Ukraine worsens. Given this broader
macro context and with investors cancerned
about the impact of rising inflatian and
interesi rates, they are retating out of bonds
and increasing their allocation to direct reat
estate, focused on subseciors with pricing
power and affordable rents,

London office market

The investment market has returned

lo strong volumes with confidence
strengthening as the economy recovers
from the pandemic and employees returned
to the office. The pericd under review saw
more than £17bn of investrment activity
across the City and the West End with
pricing strang reflecting pent up investor
demand and a lack of available stock. Prime
yields currently average 3.5% for the West
End, stable over the year and 3.75% for

the City, an inwards shift of 25bps.

In the Ceniral Langan occupational

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

up for the period was 7.5m sq ft for Central
Lendon, more than double the 12 months to
March 2023, Technolcgy, Banking & Finance
and Professional Services [mast notabty
legall were the {argest sources of take up.
Demand is ctearly gravitating towards

the very best space, with an ermphasis on
sustainability, wellness, shared and flexible
space and excellent transpart connectiens.
This part of the market is achieving
premium prices and vacancy is estimated
at under 4% compared to ¢.8% for the whole
market. in the context of a more uncertain
macre environment with elevated input
prices, it is becoming apparent that more
projects are being delayed and as a resull,
the supply pipeline is tight, with speculative
develepments committed and under
construction [to 2026) representing 1.8
years average take up. Refiecting the
strong preference for new and high guality
refurbished space, 32% of development
under construction is currentty pre-let.

Retail market

Investment activity continues to be
dominated by retail parks, which have seen
volumes of £4.5bn in the pericd, compared
to £1.7bn inthe 12 months to March 2021.
Confidence in the sector is strong, refteciing
lower occupancy costs for retailers and

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

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

in the pericd compared to £430m last year
and yields shifted out 23bps to 7.75%.
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After a chailenging few years reflecting

the structural shift to online and impact

of Covid-19 there were signs of a pick up

in activity in retail occupational markets,
Activity has been skewed lowards retail
parks which are more affordable and where
footfall and sales are near pre-pandemic
levels, and :n some cases ahead. However,
as we move into a more inflationary
enviconmenl, consumers will be mere
focused on value and cccupiers will need
to mitigate the impact of higher input costs.
This will focus attention on the affordability
of retail space which plays to the retai
park propositicn.

Logistics market

In logislics, investment volumes remained
very high at £18.9bn over the pericd, the
strongest ever year of investment activity.
Sirong occupier demand. underpinned by
structurat lrends in e-commerce has led
to attractive rental growth which continues
to appeal to long income investars. In the
occupational markel. take up in London
and tha South East was c.8m sq ft and in
Londen, demand is particularly broad
reflecting the emergence of "guick
commerce” and “dark kilchens™, although
take upis lirnited by available stock with
vacancy low al arcund 1.5%. In these
cases, central locations are critical ta

the occupiers’ business madels and

are commanding a rental premium 3s a
resull. Forecast rental growth in London
is expecled to average over 5% p.a. over
the next five years.
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PERFORMANCE REVIEW continued

Business
Review

Portfolio valuation

$10,467m

Occupancy®

96.5%

Woeighted average lease length to
tirst break

5.8 yrs

Total property return

11.7%

Lettings/renewals {sq ft] over 1 year

29m

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

I. Where occuprers have entered CVA or
administration but are still lable for rates, these
are treated as occupied. I units in administration
are treated as vacant, then the occupancy rate
wou'ld reduce from 96.5% ' 95.6%.

Portfolio performance

The British Land Company PLC 00621920

Vatuation Tetal property
Vatuation movement ERY movement Yield shift rewrn
At 31 March 2022 £m % L1 bps %
Campuses 6547 5.4 00 {1 85
Central London 6.460 4§ 0.1 (1l 1.7
Canada Water &
other Campuses 430 12.9 b4 +) 17.¢
Retail & Fullilment 3.500 9.9 2.8 (97} 9.1
Retail Parks 2,114 20.7 [2.00 (151] 316
Shopping Centres 800 [6.1! (5.2)- 43 1.4
Urban Logistics 319 00 43 (75) 83
Total 10,467 6.8 [1.2) 142} 1.7

See supplementary tables for detailed breakdown.

The value of the portfolio was up § 8%
driven by an exceptionally sirong year
for Retait Parks and a good perfarmance
across our Campuses.

Retail Parks delivered a vatuation uplift

of 20.7% driven by yield compression of
151bps reflecting a strang investment
market and improving occupalional
market given their relative afiordability
and compatibility with online retail. This
fully offset an ERV decline of 2.0% which
was weighted towards the first half.
Shopping Centres also saw some mild yield
campression in the secand half, reversing
the previous trend and there are signs that
rents are stabilising with the rate of ERV
decline moderating in the second halt;
overall shopping cenires were down 6.1%
in value. Urban Logistics was flat on the
year with sirong yield contraction and
ERV growth of 6.3% ofisetting purchasers’
costs which drove a negative movement

in the first half; excluding the impact

of purchasers’ costs, the value of the
Urban Logistics portfolio was up 5.4%.
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Campus valuations were up 5.6% with

our West End and City portfolias delivering
uplifis of £.5% and £.7% respectively. These
performances were driven by our leasing
activity, in particular the Meta lelling

at Regent’'s Place and progress-on our

1 Breadgate development whichis now
fully Llet or under option on the office space.
Both portfolios benefitted from some mild
yield compression with investment markets
strengthening post pandemic. Campus
developmenls were up £201m, (+11.7%}
inciuding a very strong performance at
Canada Water of 18.3% rellecting the new
joint venture agreed with AustrallanSuper
and progress on Phase 1.

Campus offices outperformed the MSCI
benchmark for All Qffices and Central
London Offices by 150 bps and 100 bps
respectively op a total returns basis.
Retail outperformed the MSCI All Retail
benchmark on a total returns basis by
51C bps due to our weighting lowards
relail parks. Reflecting the continued
strength of industrials, ocur portfalio
overall underperformed the MSCI Al
Property iotal return index by 790 bps
over the year.



Capital activity
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Reiail &

Campuses Fulfilment Totat
From 1 Aprit 2021 £m £m £m
Purchases 102 645 747
Sales' [1,0631 m7 (1.180}
Development Spend 205 3 208
Capital Spend 28 10 38
Net Investment [728) 541 [187)
Gross Capital Activity 1,198 775 2,173

On a propartionally consolidated basis mncluding the Group’s share of joint ventures.

1. Includes 75% sale of majority af assets in Paddington Ceniral for £694m which exchanged post year end and St Anne’s (E6ml which exchanged prior ta | April 2021

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

The scale of our activity reflects our strategic
priority to more actively recycle capital and
this has been achieved with £1,780m of
sales and £747m invested into acquisitions
in relail parks, urban logistics opportunities
and assets aligned to innovation and growth

outside of London: --=+ == == ee s om s

The mest significant transaction. which
exchanged past year end in April 2022, was
the sale of a 75% interest in the majarity of
our assets al Paddingten Central to GIC for
£694m, this was 1% below September 2021
book value and represented a netinitial
yield af 4,5%_ The transaction, which is
expected to complete within two months,
establishes a2 new venlure, with ownership
split 75:25 for GIC and 8riush Land
respectively and the pariners having joint
control. The 5 Kingdom Street development
site and the Novotel at 3 Kingdom Street
currently sit cutside the structure but GIC
have options over both assets. At § Kingdom
Street, their oplion [which is aver a 6 month
period] enables them o acquire 50% of

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

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

asset manager and development manager
for the scheme for which we witl earn
fees. Other disposals included £79m of
residential sales, of which Wardrobe Court
accounted for £70m, overati 6% ahead of
book value and E117m of retail sales of
which the Virgin Active at Chiswick was
£54m. overall 9% ahead of book value.

In Urban Logislics, we acquired £295m of
assets, mast significantly Hannah Close in
Wembley for E157m. This is a development-
led opportunity where our plans will
intensify usage of the existing buildings

lo deliver a multi-storey urban logistics

hub far Central and West Londan. The
warehouses, which sit within the M25, close
to the M1 and outside the North Circutar,
are ideally located for vehicles coming into
London and subsequently out for delivery.
We are working on feasibility options far the
site and expect 1o achieve vacant possessian
in 2027. In the meantime, we are warking
towards outline planning consent and
managing the asset which offers
considerable reversicnary potentiat.

We also acquired a development site on
Verney Road in Southwark for E31m. This
comprises low rise industrial buildings over
lwo acres and is lacated cn the Old Kent
Road 1A2] providing excellent access to
Central London as well as the M25. The site
offers immediale redevelopment potential
for a multi-storey urban logistics schemes,
subject to planaing. This follows
acquisitions in the first half, including
Heritage House in Enfield, an existing
warehouse we plan to intensify through
redevelopment as well as Thurrock
Shopping Park and Finsbury Square Car
Park where we have an opportunily to
repurpose the existing sites inte urban

logistics hubs. Our latest acquisitions bring
the gross development value of cur urban
lagistics pipeline to €1.3bn with an average
IRR fram acquisition of 15%, which is at
the top end of our 1arget range of 10-13%.

We also acquired further assels largeting
the value opportunity in Retail Parks
totalling £350m {including Thurrock
Shopping Park which has logislics
potential). This includes the remaining
units in HUT. acquired for £148m and three
shopping parks in Farnborough, Reading
and Enfield (adjacent to our Heritage House
warehouse|. These represent oppartunities
where we expect Lo deliver allractive
financial returns utilising our asset
management expertise which has

played out well this year.

In Campuses, we acguired £102m of assets
aligned to innovation sectors including The
Peterhouse Technolagy Park in Camaridge
for £7Sm representing a NIY of 4.13%.

This B.25 acre site just outside the centre
of Cambridge camprises four buildings
covering 140,000 sq ft and is fully let to
technelogy business ARM for its global
headquarters. The buildirgs are held on 2
lang teasehold with significant reversionary
potential and beneht from their lacation

in an emerging part of south Cambridge,
close to the Cambridge Biomedical
Campus. We also acquired The Priestley
Centrein Guildferd on Surrey Research
Park for E12m and adjacent Walerside
House for £15m giving us a combined
tooiprint in Guitdferd af aver 11 acres.

This provides an oppaortunity tc deploy

our Campus prapaosition and development
skills to detiver high guality space for the
innovalive industries in this affluent town.
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PERFORMANCE REVIEW continued

Sustainability

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

Trust Award.

Net Zero

Wae are delivering against the commitments
we sel oul in our Pathway to Net Zero, our
roadmap ta achieving a net zerg carbon
partfolio by 2030. We conduct whole

life carbon assessments on atl gur
developments and refurbishments and we
are currently forecasting that embodied
carbon on our offices development pipeline
will be 632kg CO; per sqm including
completed developments. This compares
well to aur 2030 target of 500kg COze per
sqm from a baseline of 1000kg COze per
sqm, which was the industry benchmark at
the launch of our strategy. We completed
our second net zerg carbon develepment at
1t Triton Square which achieved 3 BREEAM
Outstanding rating. Like 100 Liverpoot
Streel, we were able 10 re-use most of

the supersiructure, keeping the embodied
carben on completed developments low

at £08kg CO, per sqm. Residual embodied
carbon at 1 Triton Square was fully offset
through certified, nature-based solutions -
a teak afforestation project in Mexice and

3 cammunity reforestaticn projectin Ghana.

We made further develapment
commitments at Canada Water where

we are committed {¢ achieving BREEAM
Qutstanding on all commercial space,
BREEAM Excellent on retail and a minimum
of Home (Juality Mark 3~ for residential.
Canada Water is a ground-up redevelopment,
s0 our ability to re-use existing malerials is
limited and our focus is on using the more
sustainable materials and processes.,

Our use of Earih Friendly Concrete in the
permanent piling works was a UK induslry
first and saved 240 tonnes of carbon
emissions. Other low carban initiatives
include the use of cross laminated timber,
high recycled content in concrete, electric
arc furnace sigel and recycled raised
access [loors. As a result, embedied carbon
for the cffices space at Al and A2 at Canada
Water is expected (o be 682 kg CO, per sqm
and 666 kg CO; per sgm respecuively, in line
with our glidepath to 2030,

Wé ar&also on site at 1 Broadgate, which
is expected to be in line with our 2030 office
targets for operational efficiency of 95kWhe
per sgm on a whole buitding basis and is on
track for a NABERS 5 star raling. Embodied
carben on this building is above our 2030
target at 901 kg CO; per sgm., but we
continue to make improvements throughout
the design and delivery process. At Norton
Folgate, which will be all eleciric, we are
adding roof top solar panels and tike

1 Broadgate, it will be fully smart enabled
to optimise perfarmance in operation.
delivering an estimaled energy intensity
which is in line with the trajectory to

our 2030 energy performance targets.
Embodied carbon on this building is also
low al 434kg COse per sqm, reflecting

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

In offices, we are already fully compliant
with 2023 MEES legislation which stipulales
a minimum EPC rating of E and 46% of

our offices space is currenily rated Aor B
[by ERVL. For the whole portiolic, 36% is
currently A or B rated, significantly above
the level of 29% in September reflecting

a number of recertifications which have
captured improvemenis delivered in recent
years. 70% ot the portfolio is now A-C rated.
To meet our 2030 objectives and comply
with expected MEES Legislation requiring
our whole porttolic to be a minimum EPC B
by 2030, we appointed external consultants
to conducl net zero audits identifying
oppartunities to improve energy efficiency
and raise the EPC rating. These audits,
which covered 29 of our major 35sets have
naow completed. We expect thal the tolat
cosl for retrofitting the portfolio to be in the
region of £100m, which cavers the standing

. portfoliv and excludes major developmems

and refurbishrments where energy efficient
tixtures and fittings are already incorporated
within our development briefs. This
investmenl will be focused on energy
efficient interventions which typically have
an attractive payback and in the current
environment, with energy prices escalating.
represent a compelling investment for
occupiers and we are already engaged in
produclive conversations with occupiers
across the portfolio. Overall, we expect that
two thirds of the cost will be funded through
the service charge or by customers directly.
While we are making good progress, we are
primarily focused on improving energy
efficiency and reducing carbon intensity
which is how we will deliver an eur 2030
targets of 3 25% improvement in whale
building energy efficiency and a 75%
reduction i operational carbon intensity,
bath against a 2019 baseline.



To fund any outstanding costs relating to
these intervenlions, we have established
our "Transition Vehicle” comprising ring
fenced funds financed by our internal levy
of £40 per tonne of embodied carbon in
developments supplemeanted by an internal
float of £5m. Total funding to date within
the Transition Vehicle 15 £15.6m.

Place Based approach

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

we identified snitiatives which target key
lacal issues at each of our places. At our
Campuses, one of the mos! effeclive ways of
doing this s through our Community Funds
- a forum for connecling our customers
and local cornmunities and supporting
organisatiens who do vital work lecally.
Following the success of the Regent’s Place
Community Fund. this year we launched
funds at Broadgate and Paddington Central
with 15 of our occupiers pledging £150,000.

One ol cur key initiatives this year was

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

1s provided campletely free of charge for
independent and freelance arlisis lo use
and is ane of the highest profile artist
support projects in recent years. We

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

This year, Bright Lights, our skiils and
employment pragramme reached over
130 people through virtual employment
training and one-to-one support at two

of our Campuses and six retail sites.

Over 60% of candidates have already
gained empleyment in 3 range of sectors.
Pregrarmmes we piloted this year and
plan to expand include AQcademy with the
Brixten Finishing School. Over 110 young
people locat to our London Campuses and
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Ealing Broadway took part in these online
workshops designed ta develop skills in

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

We continued to support the wark of the
National Literacy Trust, encauraging 7.800
young pecple to read and bringing the total
number of children we have reached almest
56,000 since the launch of our partnership
in 2011, To support local businesses, we
provided alfordabie space across five of our
pricrity assets, which included places such
as "Thrive” in Canada Waler, a community
business hub prowding workspace and
meeting rooms to help lacal start ups.

At Regent's Place, through the Triten Café,
we provided space to BlackOut UK torun b
events that provided peer support, learning
and debales far 79 black queer men.

Reflecting our continued focus on diversily,
we were pleased te become the first real
estate crganisation to achieve the Disahility
Smart Standard, which is awarded by the
Bustness Disability Ferum to organisations
who can demonstrate a culture of inclusion
for all abilities.
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PERFORMANCE REVIEW continued

Campuses

Portfelio valuation [BL share)

3¥6,967m

Qcecupancy

96.7%

Weighted average lease length to
first break

70 yrs

Total property return

8.5%

Lettings/renewals [sq ft) over 1year

1,243,000

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

Campus operational and

financial highlights

- Campus value of £7.0bn, up 5.4% driven
by {easing activity and development
performance. Similar performance
tram City and West €nd assets up
4.7% and 4.5% respectively

- Strong performance from Canada
Water up 18.2% reilecting the joint
venture with AustralianSuper and
progress on Phase 1

~ 11 bps yield contraction, weighted
towards the City

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

- ERV g'rowlh flat. Adjusting for changing
valuatien treatment underlying ERV
growth on our offices space was 1.5%

~ Like-for-like income up 2.5%. driven
primarily by strong leasing at Breadgate
and across Storey

- Strong rebpund i leasing activity with
1.2m sq ft deals (greater than one year]
driven by development lettings

- Total lettings and renewals at 1.7m sq |t,

including 187,000 sq ft Storey lattings

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

- Investment lettings and renewals over
one year, 5.6% ahead of ERV

- 555,000 sq fi rent reviews agreed & 7%
a2head of passing rent adding £1.6m
to rents

- Occupancy improved t0 96.7%

- Rent collection 100% for FY22

Campus operational review
Campuses comprises our three London
Campuses (Broadgate, Regent’s Place and
Paddingten Centrall, as well as Canada
Water, our recently acquired assels in
Cambridge and Surrey Research Park,
standalone offices and residential.

Our London Campuses are located in some
of London’s most exciting neighbourhoods
and benefit from excellent transport
connections with two of our Campuses
direcily on the new Etizabeth line which
apens this month. Through our ptatform,
wa deliver best in class space which meels
the highest standards of sustainability

and wellbeing, provides a wide range of
amenilies and an engaging public reatm
Our skill sel across investment, leasing,
assel management, property management
and development is transferable to naw
locations with eccupiers focusing on space
which best supports their business and
people, these advantages position us well
ta attract a wide range of innavative,
growing businesses 1 our spaces.
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We benelit trom a diverse portfolio of high
quality cccupiers focused on technology,
finantia\, corporaie and media sectors.
Occupancy is 96.6%, improving 270bps
since March 2021 and we have collected
all our rent for the year.

Broadgate

Total leasing aclivity covered 751,000 sq

ft in the year. of which $80,000 sq ft were
long term deals. We successtully let or
placed under option] all ihe office space at
1 Broadgate four years ahead of completion
with Allen & Overy and JLL taking a
minimum of 254,000 5q ft and 134,000 54

frespectively. The strang sustainabitity

credentials of this building were a key
attraction angd in their press release,

A&Q commented that the building “will
contribute to an 80% reduction” in their
annual London office carbon emisstons.
We also completed the office letting at 100
Liverpoot Street, with Hudson River Trading
taking 20,300 sq fi on level ten. Newly A
refurbished space is teiting well with Braze,
a custamer engagement platferm, taking
49,900 sq it at Exchange House and Maven
Securities, a proprietary trading firm taking
38,000 sg it at 155 Bishopsgate. Other
lettings include {egat firm Jenner & Black
al 10 Exchange Square 113.000 sq M) and
financial services platform Symphony at
135 Bishopsgate 17,200 sq il

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

of Revelve at 100 Liverpool Streel, an
innovative concept with guest chefs

and Shiro, a sushi restaurant, building
Broadgate’s reputation as a top culinary
destination. We have also let space at

155 Bishopsgate to Neat Burger la plaat
based burger restaurant backed by Lewis
Hamilton], Nest {3 bar and restaurant run
by Urban Pubs and Bars], Black Sheep
coffee and Hawaiian poké restaurant
Honi Poks.

We conlinue to invest in our buildings

and are on site with asset management
initiatives including the refurbishment

ol 155 Bishopsgate {our share £35m},
Exchange House our share £12.5m] and
10 Exchange Square [our share £9m), where
the first phase now completed, We take the
opportunity provided by lease events to
re-invest in existing buildings, to deliver
energy efficient interventions which raise
the EPC rating and refurbish the space,
ensyring that they are well pasitioned to
venefn as demand gravitates owards the
best, most sustainable space. We also
comgpleted public realm improvements

at Exchange Square, delivering 1.5 acres

of green space, including amphitheatre
style seating and outside evenls space
with a range of {ree and plant life to
support bigdiversity.



We refreshed vw biodiversity framewaork
for Broadgate, establishing our guiding
principles and identifying the key species
and habitats of relevance Lo the area. As
well as the public spaces, we have living
roafs at seven locations with 12,800 sq It
of planted space te come at 1 Broadgate
and 3,000 sq ft at Norton Folgate, We

alse launched an occupier led and funded
Community Fund, replicating the successful
Regent's Place Community Fund where we
will work together with our accupiers tg
identity and address key local issues

The Campus saw a valuatian gain of 5.1%
reflecting 16bps of inward yield shift and {lat
ERVs. 100 Liverpool Street, which benefited
from inward yield shift and the expiry of rent
free pericds, and 1 Broadgale, reflecting
significant letting activity, were the key
drivers of value. Broadgate occupancy

is 96.7% up from 92.0% 12 months ago.

Regent’'s Place

The key transactian in the year was the
letting of the office space at 1 Triton Square
lo Meta which accounted for 315,000 sq ft
of the 388,000 sq ft of long term leasing
aclivily. Meta has expanded at Regent's
Place and this dealis a testament to their
commitment to the Campus where total
occupation will be 635.000 sq ft. Oentsu
international who had previously comsmltted
to taking 1 Triton Square will remain at 10
and 20 Triton Street (180,000 sq ft). Rent
raviaws totalled 231,000 sq ft overall. 8 §%
ahead of previous passing rent adding
£1.3m to rents.

Regent’s Place is well located to atlract
innovative and growth businesses looking
to cluster around the academic, scientific
and research institutions in London's
Knowledge Quarter. Reflecting this we
have signed life sciences business
Babylon Health (12,000 sq ft]) and
Fabricnane (7,000 sq ftl both at -
Drummaond Street.
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In December 2021, we completed the first
phase of gur public realm improvement
programme and we are underway with the
second phase. This will include rolting out
the biodiversity framework follawing the
model established at Broadgate.

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

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

a refurbishment given Dentsu International
has recommitted ta the building. Adjusting
for changes in valuatien assumptions,
underlying ERV growth on our offices

was 3.0%. Occupancy is now 95.2%.

Paddington Central

Total leasing activity covered 154 000 sq ft,
of which the re-gear of the Novotel lease at
3 Kingdom Street accounted for 111,000 s
ft. Weé also renewed our lease ta Incipio
Groug, whe manage Pergola, the autdcor
dining concept at the 5 Kingdam Street
developmenti site, covering 20,000 sq ft.
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PERFORMANCE REVIEW continued

The Campus saw a vatuation increase

of 1.7%, benefitling from the regear of
Naovotel at 3 Kingdom Street and Vertex

at 4 Kingdom Street, offset by decline at

3 Sheldon Sguare where leases are coming
to an end and we are soon to commence
refurbishment. ERVs saw growth of 1.7%
with yields moving in Thp. Occupancy

is 99.6%.

Postyear end we established a new igint
venture at Paddington Central, with GiC
owning 75% of the majority of assets and
British Land owning the remaining 25%.
The Movotel at 3 Kingdom Street and the

5 Kingdom Street development site sit
outside of the structure although GIC have
options over both assets. We will continue
to manage the Campus foc which we will
earn fees and GIC are commilted ta gur
future plans. Thisincludes a comprehensive
upgrade of 3 Sheldon Square, where we will
daliver an atl eleciric building, targeting a
BREEAM Excellent rating. This is estimated_
to reduce operational energy cansumption
and carban emissions by over 40% per
annum. We are planning an extensive
upgrade to the public realm which will
transform the landscaping and have
cornmenced works at the amphitheaire
which will revitalisa this central part of

the Campus.

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

the flexibility to expand at short notice or
to take ad hac meating or events space.
Itis present on all our Campuses and is
operational across 338,000 sq ft{c.5%

of Campuses). Occupancy on stabilised

Canada Water Phase 1
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Regidential units

sqit Workspace  Refail & leisure {number} Tosal
Al 120.000 9.000 184 273,000
A2 185,000 65,000 - 250.000
K1 - - 79 42,000
Total 305,000 74,000 245 585,000

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

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

100 Liverpool Street s fully tet with online
signature service Docusign taking 6.500
sq ft and the Levin Group, a health tech
recryiiment business going under offer
an the final unit post year end. Levin also
have 7,000 sq ft at 1 Finsbury Avenue and
have pre-let of all the Storey space at

155 Bishopsgate comprising 23.000 sq ft,
again past period end, We are now fully
let at Orsman Road, with the Homerton
Healthcare NHS Foundation Trust signing
for 18,100 sq fi, representing half of the
space in the building.

Viewings are back to pre pandemic levels
and bookings at Storey Club, which provides
ad hoc meeting and events space at 100
Liverpaal Street and 4 Kingdom Street,
have increased over the year. Rent
collection was 100% refecting the

strength of Storey's cuslomer base,

with the majority of occupiers being
UK/European headquarters, scale up
businesses or large muliinationals.
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Lacking forward, Storey will cease
operations across 27,000 sq ft at 3 Finsbury
Avenue and Internationzal House at Ealing as
we prepare those sites for redevelopment.
However, we are actively considering
opportunities for Storey on both our
standing portfolio and new developments.

Canada Water

In March 2022, we sotd 50% of gur share in
the Canada Water Masterplan, our 53 acre
redevelopment scheme in Southwark Lo
AustralianSuper for £290m forming 2
50:50 joint venture, Their parinefship

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

lacal communily.

The joint venture is committed 1o
developing Phase 1 qi the Masterplan
covering 985,000 sq ft and to progressing
subsequent phases of the development,
with funding split equally between British
Land and AustralianSuper. The total
development cost of the entire project is
£3.6bn. ILis expected (o take ten years

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



We have outline planmng permission for the
entirg scheme and are on site with Phase 1,
which comprises a mix of warkspace, retail,
leisure and residential as set gut below.

We are targeting rents on the workspace

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

are both highly affordable relative jo
competing schemes.

The joint venture's ownership is
consolidated into a single 500-year lease
with Southwark Council as the lessor. The
Londen Barough of Southwark have an
initial 20% interest in the scheme and the
ability to participate in the development
up to a maximum of 20% with returns
pro-rated accordingly. They have elected
not te fully participate in Phase 1 but are
pre-purchasing the 79 affordable homes
at K1 and have part funded the 55,000 sq ft
leisure centre in A2.

C— - e

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

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

the materials recycled. The 15,000 sq ft
campus apened to the first cohort of
students in September and we are working
with TEDI to deliver a permanent home for
around 1,000 students within the Canada
Walter Maslerplan. We see scope to expand
this modular approach which provides a
quicker route to market for businesses
leoking to expand without the formal
commitment of a long term lease. We

are engaged in discussions to deliver a

life sciences enabled modular campus and
have interest frem other higher education
providers. We are exploring a range of
alternative uses across the Camgus, uses
which align to our wider strategy to focus
the business on growing sectors. Our
permission is deliberately flexible so as
we move forward, we can lake account

of changes in demand by amending our
offices. residential and retail atlocations
as approgriate.
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The valuation of the Campus was up 18.3%
in the year reflecting the joint venture
agreement and progress on Phase 1.

This has been a challenging year for

many of cur community partners whom

we have continued te support through

the pandemic. We have strengthened our
built enviranment education and careers
partnership with Construction Youih Trust
by bringing in a number of cur suppliers on
the Masterplan including constructors Mace
Graup, Aecom and Gardiner & Theobold.
Many of our suppliers have also conlributed
their time to building The Paper Garden,

a pioneering new comumunity space for
young peogle. This is managed by Global
Generation, one of cur communily partners
and will be the largest circular economy
build in London.
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PERFORMANCE REVIEW continued

Retail &
Fulfilment

Partfolio valuation [BL share)

£3,500m

Occupancy'

96.3%

Weighted average lease length to
first break

4.6 yrs -

Total property return

19.1%

Lettings/renewals (sq ft} over 1 year

1,523,000

On a progortignally consolidated basis including the
Graup's share of joint venlures.

1. Where occupiers have entered CVA or
administration but are stitl liable for rates, these
are treated as occupied. If units in administration
are treated as vacant, then the occupancy rate for
Retail would reduce from 94 3% to 94.5%.

Retail operational and

financial highlights

- Retail & Futfitment portfolio value
at £3.5bn, up 9.9%, with Retail Parks
delivering an exceplional 20.7% uplift,
more than offsetting a decline in
Shepping Centres [down 6. 1%)

- Yield compression of $7bps overall,
driven by Retail Parks down 151bps
with yield expansion of 3bps for the year
in Shopping Centres, but contractien of
4bps in the second half

- ERVs down 2.8%; weighted towards
Shapping Centres, which are down 5.2%:
Retail Parks down 2.0%

- Like-for-lke income down 0 8%.
Including the impact of CVAs and
administrations, like-for-like incorne
was down 6.0%

- Like-for-like income up 6.0% on our
Retail Parks

- Strong leasing activity, with 1.5m sq ft
deals greater than one year: 2.8%
ahead of March 2021 ERV and 21%
below previous passing rent

- Total lettings and renewals at 2.2m sq fi

~ Strong pipeline with 679,000 sq it under
offer, 2.2% above March 2021 ERY and
7.6% below passing rent

~ Further 555900 sg f1 of rent reviews
agreed 0.2% above passing rent

~ Retail Parks occupancy 97.4% up 270bps,

reftecting strong leasing activity

- Footfall and sates 91.9% and sales 98.4%
respectively of same period in FY20;
99.5% and 100.2% for Retail Parks

~ 95% of FY22 rent collected

Retail & Fulfilment

operational review

Operational performance

This has been a strong year for leasing
volumes, with total activity of 2.2m sq {t.
Deals over one year were 2.8% shead of
March 2021 ERV, with a particularly sirong
performance from Retail Parks which were
5.9% ahead of March 2021 ERV. Total lease
renewals covering $49.000 sg ft have tended
to outperform new letlings and were on
average 6.5% shead of March 2021 ERV.
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Overall, iransactions were 21.2% below
previous passing rent as we have prioritised
cccupancy to deliver more sustainable rents
which are reflective of the current market.
As a result, occupancy levels are high at
#6.3%. We have an encouraging pipeline

of deals under offer totalling 479,000 sq ft
overall 2.2% ahead of March 2021 ERV.

Retail Parks, which account for 60% of the
Retail & Fulfilment portfolio have emerged
as the preferred format for retailers. They
are well connected and affordable for
relailers meaning they play an important
rale in a successful ontine retail sirategy
facilitating click and collect, returns and
ship from store. Their lower oceupancy cost
also makes them attraclive to a broad range
of retailers. For example, we agreed three
deals in our Retail Parks with TK Maxx
covering 64,800 sq fi, three with Asda
covering 57 400 sq It, two wilh The Range
(30,000 sq 1] and two with Poundland
125,300 sq ft). Foolfall en our Relail Parks
wgs in line with FY20 |which included two
weeks of closure due 10 Covid) and sales
were ahead.

Shopping Centres now account for 23% of
our Retail & Fulfitment portfotio, with open
air covered schemes comprising 6% and
traditional covered centres 17%. We are
encouraged that the rate of ERV decline has
nolably decelerated for shopping centres
and that yields on our portfolio contracted
marginally in the second half. With moare
tnvestars largeting prime shopping centres,
we believe the outlook for the best centres
is mare attractive,

Foltowing the acquisition of Heritage House,
Enfield and the Finsbury Square Car Park
and including urban logistics opportunities
on our exisiing portiotio, Urban Logistics
now accounts for 9% of Retail & Fulfilment.
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Fooifall and sales recovered strongly following the reapening of indoor hespitality on 17 May 2021 and sales are now close Lo
pre-pandemic levels, with the shortfall in footfall largely compensated for by an increase in basket size, as set out below:

1 April 2021 - 31 March 2022

Benchmark
9% of FYZ0 outperformance?
Foatfall
- Portfolio 91.9% +1172bps
- Retail parks : 99.5% +349bps
Sales
- Portfolio 98.4% n/a
- Retail parks 100.2% nfa

1. Compared to the equivalent weeks in FY20 which includes two weeks of closure in March 2020,
2. Footfall benchmark: Springboard.

With most Covid-19 related restrictions CVAs and administrations

lifted before or during the first quarter and  There have been relatively few new CVAs
only short term interrupiions as a result ot or administrations in the year with just

the Omicron variant, maost of our occupiers  fifteen unils impacled, of which seven were
have been able 1o operate as normal for the  unaffected, three saw rent reductions and

majority of the period. This is reflecied in five stores closed. This resulted in £2.5m in
our rent callection which at 95% of rent lost contracted rent of which £2m related to
for the year is close 1o historic levels. the Virgin Active restructuring in May 2021.
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PERFORMANCE REVIEW continued

Developments
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Current Coslla ERY

Sqft Value complete ERY Let & under ofler

At 01 March 2022 ‘oo Em £m Em Em

Racently completed 369 545 - 243 23.9

Comenitted 1,682 457 548 60.4 212

Near term 1,925 219 963 74.4 -
Medium term 7,746

Total pipeline lex. Recently Completed) 11,353 706 1.611 137.0 21.2

On a proportionally consolidated basis including the Group's share of joint veniures lexcept area which is shown at 100%).

Portfolio

Progressing value accretve development
is one of the four key priorities for our
busingss and a key driver of returns.

We larget project IRRs of 10-12% and
altogether, expect our develapment
pipeline to deliver profits of around £2bn.

" We Bclivélyanagethe risk associated

with development by pre-letting space

where appropriate. We have made excellent

progress ihis year with our pre-letiing
activity securing £13.7m of future rent and
post year end, we placed a further 103,000
sq ft under offer at our Nerton Folgate
development, representing another £7.5m

Wholesale energy cost increases, shartage

of labeur, increased cost of materials,
elongated supply programmes and an
increase in canstruction activity has
resulted inupward inflation pressure. These
issues were beginning to reduce at the end
of 2021 and early part of 2022, with both

-supply improving and costs decreasing

This changed with the Ukraine war, which
has further destahilised the globat supply
chain, removing Ukraine and Russian
goods and services from the market. This
reductign in supply, together with the spike
in energy prices resulling from the war,
elevated tender price inflation once again.

of rent. This brings tolal future rent secured  gur inftation farecast {based on tender price

te E45m across our recently cemapleted
and committed pipeline of 2.1m sq ft
representing 53% of total ERV. Excluding
build to sell residential and retail space
which we will let closer to completion,

we are 40% pre-let or under offer by ERV.
Total development exposure is now 4 2% of
porifolio gross asset value with speculative
exposure at 6.4% [which is based on ERV
and inctudes space under offer], within

our internal risk parameter of 12.5%.

The majority of space in our development
pipeline is either income producing o held
at low cost, enhancing our flexibility, sowe
have attractive options we can progress as
and when appropriate.

The construction market has changed
significantly over the year. Initial increases
in raw material costs were due to the
combinatian of supply chain issues,
sustained global demand and reduced
supply which were primarily Covid-19
related. Manufacturing closures,

reduced production and shipping provision,
combined with increased demand for raw
materials, such as iron ore and timber,
fram China and the USA as they emerged

from the pandemic put upwards pressure in

input costs. These price rises were initiatly
sheltered by contractors keen to secure
pipeline; howevar, the lavels of wackload
and magnitude of cost increases have
inevitably pushed up tender pricing.

inflation] has increased to around 8-10% in
2022 from our previous torecast of 4.5%. bu?
we expect that to moderate over the next

18 maonths as wages and commodity prices
remain elevated but do notincrease at ihe
same rate. Qur forecast for 2023 and 2024
is around 4-5% (from 3.5%). We expect the
rate ol increase to moderate and capacity
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lo emerge as some development projects

in the market are deferred or cancelled.

We review inflation drivers (o ensure our
contingencies and cost plans are robust Lo
deal with the market fluctuations. Having
maintained momenturn on our development
programme throughout the pandemic,

we have been able Lo place coniracts ~ S e e
competitively and 9% of costs are fixed

an committed developments. We have

buitt up excellent relationships with Tier 1
contractors and throughaout our supply
chain so we are confident of placing
mutually atiractive contracts for our

near term develgpments.

Higher land values mean that returns from
Lendon developments are more insulated
te costinflation than development in clher
parts of the counlry and we anlicipate being
able to achieve the madest increase in rents
required to offset any further cost inflation
above our base case.



Completed developments

We reached practical completion of 1 Triten
Square [349.000 sq it} in May. Embodied
carbon was low at 436 kg COze per sqm and
we offset residval embodied carbon through
certified schemes making this our second
net zero carbon development. The offices
space is now fully let to Meta.

Caommitted developments

Our committed pipeline now stands at 1.7m
sq ft following commitments at Canada
Water, Phase 2 at Aldgate Place and most
recently The Priestley Centre in Guildford.
The Priestley Centre is located on the
University of Surrey Research Park where
there is strong demand from innavation
sectors ang we are on site with an 81,000 sg
ft affice development which will be partiatly
lab enabled.

At Canada Water, we are on sile at the
‘first three buildings covering 585,000 sq ft.
Alis a 35 storey lower, including 186 hames
and 120,000 sq ft of workspace: practical
completion is targeted for Q4 2024 A2
includes 185,000 sq ft of workspace as well
as the new leisure cenire and K1 comgprises
79 alfordable homes. The London Borough
af Southwark are not participating in Phase
1 but will iake ownership of the affordable
housing on complelion and have part-
tunded the leisure centre in A2. We expect
1o sell the residential unsts in Al closer ic
practical completion,

Phase 2 at Aldgate Place is our first build ta
rent residentidl scheme. It comprises 159
premium apartments with 19,000 sq ft of
best-in-class office space and 8,000 sq ft

of retail and leisure space. It is well tocated,
adjacent to Aldgate East and beiween the
Crossrzil stations at Liverpool Street and
Whitechapel. Works have now slaried on
sile with comaletion expected in Q2 2024.

We are also on site at Norton Folgaie and
1 Broadgate. At 1 Broadgate (544,000 sq ft)
we are fully pre-{et or under option on the
affice space to JLL and Allen & Overy.
MNorion Folgate is a 336,000 sq ft schema,
comprising 302,000 sq ft of office space,
alongside retail and leisure space creating
a mixed use development in keeping with
the histaric fabric of the area. We are under
offer on & minimum of 103,000 sq ft and
continue to have encouraging discussions
with a range of occupiers.
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Recently Completed and Committed Developments

Forecast
BL Share 100%sg it PC Catendar ERV IRR
As at 11 March 2022 Sector % 000 Year £m' %
t Tritgn Square Dffice 160 369 Q22021 243 12
Total Recently Completed 349 24.3
Nortan Fatgate Otfice 100 336 Q42023 A 11
1 Broadgate Office 50 544 Q22025 0.2 12
Aldgate Place, Phase 2 Residential 100 136 Q22024 60 10
Canada Water, Plot A)? Mixed Use 50 273 Q4 202&_ 33 "
Canada Water, Plot A2? Mixed use 50 250 Q32024 50 blenged
Canada Water, Plot K12 Residentiat 50 62 Q22023 -
The Priestiey Centre Qffice 100 81 Q22023 28 22
Total Committed 1,682 60,4

1. Estimaled headtine renla! value net of rent payable under head leases |excluding lenant incentives|.
2. The Lenden Borough of Southwark has confirmed they will not be investing in Phase 1. but retain the
right te parucipate in the development of subsequent piots up to a maximum of 20% with their returns

pro-rated accordingly.

Mear Term pipeline

Qur near term pipeline covers 1.9m sq ft
and includes 2 Finsbury Avenue, where

we have planning for a 718,000 sqg ft office
scherne. Embedied carbon on this building
is projected to be market {eading for a

nigh rise tower below 750kg CO; per sqm
benefiting from the use of existing and other
recycled materials. We expect to start on
site later this year. At 5 Kingdom Street,
we have consent for a 438,000 sq f1 office
scheme; our ownership is currently 100%
but GIC, our new joint veniure partner have
an oplion to acquire 50%. Start on site is
expected in late 2023. At Meadowhall, we
have outline planning permission for our
604,000 sq ft logistics scheme which we
expect to progress later this year.

Medium Term Pipeline

The further phases at Canada Water
account for 4.5m sq ft of our 7.8m sq ft
pipeline. At Euston Tower 578,000 sq ftl
we have an exciting opporiunity to deliver
a highly sustainable, substantial
redevelopment, targeting life sciences and
other innovation businesses leveraging its
lecation in London’'s Knowledge Quarter.
We expect to submit planning next year.
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Urban logistics opportunities account for
2.3m sq ft of medium term opportunities.
At Thurrock, where we acquired the
Thurrock Shopping Park in the year. we
see an apporlunity Lo deliver 559,000 sg ft of
logistics space lowards the east of London
by repurposing two-thirds of the retail
space and utilising the site topography to
facilitate multi-level development. We see
further opportunities to intensify existing
buildings at Hannah Close in Wembley and
Heritage House in Enfietd, with patential
to deliver 648,000 sg ft and 431,000 sq {t
respectively of well located, urban logistics
space. Both are in North London, within
the M25 and close to the North Circular.
tnv addition, we have two centrally located
opportunities at Finsbury Square and
Verney Road in Southwark aliogether
totalling 213,000 sq fi. In addition
opportunities on oaur existing porifolio
include, Teesside where we have identified
299,000 sq ft of land outside of the retail
park we could potentially repurpose

for lagistics
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FINANCIAL REVIEW

Finance review
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“Strong performance
across all financial
metries.”

Bhavesh Mistry
Chief Financial Gfficer

Year ended 11 Marzh 2022 11 March 2021
Undertying Prafit’? €251m £201m
Underlying earning per share'? 27 4p 188p
IFRS profit/(loss) after tax £9460m £01,083Im
Dividend per share 21.92p 15.04p
Total accounting return! 14.8% 15.11%
EPRA Nat Tangible Assets

per share'? 727p 448p
IFRS net 355818 €4,733m £5.983m
LTva45 32.9% 32.0%
Weighled average interest rate 2.9% 2.9%

. See Nete 2 within the financial slatements for debinilion and calculation.
. See Table B within the supplemeniary disclosure for reconciliations te
IFR5 rnetrics.

3. See Note 17 within the financial stalements for delinition, calculation and
reconciliation 10 1FRS metrics.

4, Qn a proportionally consolidated basis including the Group's share of
Joint veniures.

5. Follewing the sale of a 75% interest in the majority of our assels at

Paddingten Central, LTV falls tg 28 4% on & pro forma basis.

N o—

Overview

Financial performance has improved significantly following the
easing of Cowid-19 restriciions. Underiytng Profit is up 24.9% at
£251m, while underlying earnings per share (EPS] is up 45.7%

at 27.4p. Based on our policy of setting the dividend at 80% of
Underlying ERS, the Board have proposed a hnal dividend ot 11.40p
per share, resulting in a full year dividend of 21.92p per share.
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Underlying Profit

tm
Underlying Profit tor the year ended 31 March 2021 20
Like-for-like net rent [incl. CVA and administrationst (8l
Provisions for debtors and tenant incentives' 1
Net divestment (8
Developments 2}
Net administrative expenses & fee income 13J
Underlying Protfit far the year ended 31 March 2021 251

1 The year on year impact of pravisions for debtars and lemant incentives was
£91m. This rellects the dillerence between the £8m credit to the income
statement in the year ta 11 March 2022 [as disclosed in Note 10 and 13 of
the financial statements) and the £83m charge in the year to 31 March 2021,

Underlying Profit increased by £50m, primartly due to the

significant reduction in provisions for debiors and Lenant ingentives,

following improved rent collection driven by proactive engagement
wilh occupiers and the lifting of Covid-19 related restrictions.

This was partially offset by the impact of properiies entering vacant

possession ahead of redevelopment, an increase in administrative

costs and the impact of CVA and administrations that ogcurred in
the pricr year.

Net divestment decreased earnings by £8m in the year. Proceeds
from sales have been deployed into our value accrelive acquisilions
and pur development pipeline. The recently completed and
committed schemes are expecied to generate an ERV of £85m,

aof which 53% 15 already pre-let or under offer.

IFRS profit afier tax for the year was £940m, campared with 3 loss
alter tax for the prior year of £1,083m_ The significant movement
year-on-year primarily reftecis the upward vatuation movement
on the Group's properiies and thosa of its joint veniures.



Overall valuations have increased by 6.8% an a proporonally
conselidated basis, resulting in an overail EPRA NTA per share
increase of 12.2%. Including dividends of 16.94p per share paid
during the year, we have delivered a total accounting return

of 14.8%

Financing activity included the refinance of 100 Liverpool Street,
compleied in June 2021, with the Broadgate joint venture raising a
new £420m § year ‘Green Loan’ secured by the properly at an initial
LTV of c.50%. As part of the refinance, this BREEAM QOuistanding
and net zero carbon development was released from the Broadgate
securitisation alangside the redemption of £107m of bonds.

In the year lo 31 March 2022, LTV increased by 90bps to 32.9%.
In April 2022, we exchanged on the sale of a 75% interest in the
majorily of our assets in Paddington Central to GIC: follawing its
uncenditional completion LTV falls 10 28.4% on pro ferma basis.

Our weighted average interest rate remains low at 2.9%, in line
with 31 March 2021.

Qur financial position remains strong with £1.3bn of undrawn
facilities and cash as at 31 March 2022 and, ollowing the
completion of the Paddingtlon Central sale, we have no requirement
to refinance until late 2025. We retain significant headroom to cur
debt covenants, meaning the Group could withstand a fall in

assei values across the portfolio of 49% prior to 1aking any
mitigating actions.

Fitch Ratings, as part of their annuat review in August 2021,
affirmed all cur credit ratings with a Stable Outleok, including
the senier unsacured rating at ‘A’

Presentation of financial information and alternative
performance measures

The Group financial statements are prepared under IFRS where the
Group's interests injoint ventures are shown as a single tne item
on the income statement and balance sheet and all subsediaries
are consolidaled at 100%.

Management considers the business principally on-a propertionally
caonsolidated basis when setting the sirategy, delermining annual
pricrities, making investrnent and financing decisions and reviewing
perfarmance. This includes the Group’s share of joinl ventures an

a line-by-line basis and exctudes non-controlling interests in the
Group’s subsidiaries. The financial key performance indicators

are alse presented on this basis.

A summary income statement and summary balance sheet which
reconcile the Group income statement and balance sheel to 8ritish
Land's interests on a praportionally censolidated basis are included
in Table A within the supplementary disclosures.

Management use a number of performance metrics in order
to assess the performance of the Group and allow for greater
camparability between pericds, however, do not consider these
performance measures to be a substitute for, IFRS measures.

Management monitors Underlying Profil as itis an additional
infermative measure of the underlying recurring perfarmance

af our core property rental activity and excludes the non-cash
vzluation mavement on the property portfolio when compared to
IFRS meirics. it is based on the Best Practices Recommendations
“of the European Public Real Estate Association [EPRA] which

are widely used alternate metrics to their IFRS equivalents, with
additional Company adjustments when relevant [see Note 2 in

the financial statements for further detail).
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Management monitors EPRA NTA as this provides a transparent
and consistent basis to enable comparison betwean European
property companies. Linked ta this, the use of Total Accounting
Return allows manzagement ta manitor return to shareholders
based on movements in a consistently applied metric, being
EPRA NTA, and dividends paid.

Loan to value [proportionally consolidated] is alse monitored by
management as 3 key measure of the level of debt employed by the
Group 1o meetl its stralegic objectives, along wilh a8 measurerment
of risk. It also allows comparison to other property companies who
similarly manitor and report this measure. The definition of Laan to
value is shown in Note 17 of the consotidated financial statements.

Income statement

1. Undertying Profit

Underlying Profii is the measure that we use Lo assess

income performance, This is presented below on a proporiionally
consolidated basis. In the year to 31 March 2022, 5 £29m surrender
premium payment and a £12m reclassification of foreign exchange
differences were excluded from the calculation of Undertying Profii
|see Note 2 of the financial statementsl. There was no tax effect of
these Company adjusted items. No Campany adjustments were
made in the prier year to 31 March 2021,

2022 202!

Year ended 3% March Seciion Em €m
Gross rental income 490 508
Property operating expenses 1561] [141]
Net rental incame 1.2 429 387
Net tees and other income 1 1

Administrative expenses 1.3 (871 [74]
Net financing costs 1.4 (102} (103l
Underlying Profit 251 201

Underlying tax credit/[chargel 4 (28]
Non-controtling interests in

Underlying Profit 2 3
EPRA and Company adjustments’ 703 11,261]
IFRS profit [lossl after tax 2 940 11,083}
Underlying EPS 1.1 27.4p 18.8p

IFRS basic EPS 2 103.3p (113.2ip
Dividend per share 3 2192p 15.04p

1. EPRA adjusiments cansist of investment and development properly
revaluations, gains/losses gn investment and trading properly disposals,
changes in the fair value of financial instruments and associated close out
costs. Company adjustmenis cansist of items which are considered to be
unusual and/for significant by virtue to their size or nature. These items
are presented in Lthe ‘capital and other’ celemn cf the consolidated
income statement.
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FINANCIAL REVIEW continuved

1.1 Underlying EPS

Underlying EPS is 27 4p, up 45.7%. This reflects the Undertying
Profit increase of 24.9% and the £30m movement in underlying tax.
Following the resumption of the dividend in Navernber 2020, our
REINT propertly incore distnbution requirernents have been satisfied
and thereiore there has been no repeat of the underlying tax
charge recognised in the prior year.

1.2 Net rental income

£m
2021 Disposals Acquisitions Devetop-  Uke-for-  Poryear  Provisions 20722
. ments  bkenelrent CVAand [forcebiers
administ-  and lenant
ratien  incentves’

. The year on year impact of provisions for debtors and lenant incentives was
£91m. This reflects the difierence between ihe £8m credit to the income
statement in the year t¢ 31 March 2022 fas disclosed in Neote 10 and 13 of
the financial stalements) and the £83m charge in the year to 31 March 2021,

Dispasals of income producing assets over the last 24 months

reduced net rents by E&41m in the year, where the proceeds irom

sales are being reinvested into value accretive acquisitions and
developments. Acquisitions have increased net rents by £28m,

primarily as a result of the purchase of the remaining 21.9%

interest of HUT, the acquisition of Heritage House in Enfield

and Retail Park acquisitions at Biggleswade and Thurrock.

Developments have reduced net rents by €8m, driven by

the vacant possession of Euston Tower as it moves into

redevelopment. The completed and committed development

pipeline is expecied 1o deliver £85m of ERY in future years.

Campus like-for-like net rental growth was 2.5% in the periad.
This was driven by teiting activity, including Monzo at Broadwalk
House, Braze 2t Exchange Hause and various lettings acress our
Storey spaces. Excluding the impact of C¥As and admunistrations,
like-for-like net rental growth for Retail Parks was 6% and declined
6% far Shopping Centres. This reflects improved occupancy on our
Retail Parks, deals on our Shopping Cenalres iransacting al lower
passing rents and normalised car park and turncver income
following the lifting of Covid-19 related restrictiens. The impact of
CVA and administrations primarily relates to various retail CVAs
that occurred midway through 2020. When including the impact

of CVAs and adminisirations, like-for-tike net rents for Retail &
Fullilment decreased 4.0%.

Provisions made against debtors and tenant incentives decreased
by £91m compared to the prior year, wilh & net £8m credit
recognised in the year. We've made good progress on prior year
debtors; the £119m of tenant debtors and accrued income relating
lo the year ending 31 March 2021 now stands at £35m, primarily
driven by cash callection and negatiations with accuniers. As of

31 March 2022, tenant debtors and accrued income totatled £72m
of which €£61m {or 85%) is provided for, reflecting that the majority
of these debtors relate to amounts billed during Covid-19 related
tockdowns for which recovery is unceriain.
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1.3 Administrative expenses

Administrative expenses have increased by £159m in the year

10 £89m. This increase is driven by the following key drivers;

added lease depreciglion on our offices at York House, following
our sale of a 75% interast in January 2021; 3 one off acceleraied
depreciation charge of historic IT assets; the recognition of a credit
in the prior year following the closure of the Group's defined banefit
pension scheme te fulure accrual; and higher variable pay
reflecting strong financial performance this year.

The Group's EPRA operating cosi ratio decreased to 24 2%

IMarch 2021: 37.9%) a5 a result of a significant decrease in property
outgoing expenses due to provisions made in respect of debtors
and tenant incentives. Excluding provisions made in respect of
debtors and tenant incentives, the Group's operating cosl ratio

15 26.0% IMarch 2021: 20.7%] and the increase from the prior
yearis a result of lower rental income following sales activity and
the increase in administrative costs noted ahave. We expect aur
operaling cost ratie to decrease going forward, reflecting continued
cost gistiphne and the additional fee income that will be genersted
fram our new Canada Water and Paddington joinl ventures.

1.4 Net financing costs
£m

Financing activity underiaken in the year has reduced cosls by £1m,
including the impact of the 100 Liverpaol Sireet refinance and
associated securitisation bonds redemption.

The impacts of net divestrent and developments have been mostly
offset, with proceeds frem sales being used to repay revolving
credit facilities, whilst interest on the tunds drawn for aur
completed developments is no longer capilalised.

We have a balanced approach Lo interest rale nsk management.

AL 31 March 2022, the interest rate on gur debt was fully hedged

on a spol basis. Fallowing the completion of the Paddington Central
\ransaction, on average over the naxt five years we have interest
rate hedging on 79% of our projected debt with 61% fixed lincluding
swaps] and the balance capped. Qur finance costs are affected

by market rates which apply tc debt which is either unhedged or
where the cap strike rates are above the current rate. The strike
rales are limiting the adverse impact of rising rates on our finance
casts. The use of interest rate caps as part of our hedging means
we do not incur mark ta market ¢osts on any repayment of debt
which is capped, or on a floating rate, and the cost of this debt
benelits white market rates are below the strike rate. Qur weighted
average interest rate remains low at 2.9% {March 2021: 7.9%).

Ouring the year we completed the transition from LIBOR 1o SONIA
as the reference rate for Sterling under all our debt 3nd derivative
agreements, in line with market practice.



2. IFRS5 profit after tax

The main differences between IFRS profit after tax and

Underlying Profit are that IFRS includes the valuation mavements
on investment and irading properties, fair value movements an
financial instrurnents, capital financing costs and any Company
adjusiments. In additicn. the Group's investments in joint venlures
are equity accounted in the IFRS income statement but are
included on a proportionally consalidated basis within

Underlying Prafit.

The IFRS profit after tax for the year was £960m, compared with

a loss after tax for the prior year of £1,083m. IFRS basic EPS was
103.3p per share. compared to [111.2]p per share in the prior year.
The IFRS prafit after tax for the year primarily retlects the upward
valuation movement on the Group’s properties of £471m, the
capital and other income prafit from joint ventures of £158m and
the Underlying Profit of £251m. The Group valuation mevement
and capital and other income prafit from joint ventures was driven
principally by inward yield shift of 42bps and ERV decline of 1,.2%
in the portfelio resutting in a valuation increase of 6.8%.

The basic weighted average number of shares in issue during the
year was §27m (2020/21: 927m].

3. Dividends - T . -
In Qctlober 2020, we announced ocur new dividend paolicy, selling the
dividend as semi-annual and calculated at 80% of Underlying EPS
based on the mos! recently completed six-month period. Applying
this policy, the Board are proposing a final dividend for Lhe year
ended 31 March 2022 of 11.40p per share. Payment will be made
an Frrday 29 July 2022 to shareholders an the register at close of
business on Friday 24 June 2022. The dividend will be a Praperty
{ncorne Distribution and no SCRIP alternative will be offered.

Balance sheet

1022 202
As alL March Section £m Em
Property assets 10,476 9.140
Other non-current assels 59 51
10,545 9.191
Other net current liabilities 13181 (203
Adjusted nel debt é [3,458] {2,938}
Other non-current liabilities - -
EPRA Net Tangible Assets 67N 6,050
EPRA NTA per share A 727p 648p
Non-controlling interests 15 59
Other EPRA adjustments’ 53} [126)
IFRS net assets 5 6,733 5,983

Proportionally consolidated basis.

1. EPRA Net Tangible Assels NTA is a praportionally consalidated measure
that is based on IFRS net assets excluding the mark-ta-market an derivatives
and related debt adjustments, the carrying value of intangibles, the mark-to-
markei an the convertible bonds, as well as deferred taxation on property
and derivative valuations. The metric includes the valuation surplus on
trading propesties and is adjusted far the dilutive impact of share opliens.
Details of the EPRA adjusiments are included in Table B within the
supplementary disclosures.
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4. EPRA Net Tangible Assets per share

pence
2021 Valualion Underlying Oividend Finance 2022
performance Profi; liability
managemnant
& other

The 12.2% increase in EPRA NTA per share reflecis a valuation
increase of §.8% compounded by the Group's gearing.

Campus valuations were up 3.4%, driven by our actions with strong
leasing and develapment activily at Regent’s Place and Broadgate
in parlicular generating uptifts of 4. 7% and 5.1% respectively. Yields
moved in 11bps and ERVs were {[3t. Cafpus devélopments ware
up 11.7% reflecting a very strong performance ai Canada Water

of 18.3% which now reflects our new joint venture with
AustralianSuper.

Valuations in Rétail & Fulfilment wére up 9.9% overall, with inward
yield shift of 97bps and ERY decline of 2.8%. There is a significant
variance at a sub-sector level, with Retail Park vatuatians showing
a strong perfarmance of 20.7%,. driven by inward yield shift of 151
bps underpinned by strong investment market and improving
occupational market given their relative affordability and
campatibility with anline retail. Shopping Centres valuations

were down 6.1% in the year with ERVs down 5.2%: yields have
moved outwards by 3bps in the year, although we saw mild

yield compression in the second half.

5. IFRS net assets

IFRS net assels at 31 March 2022 were £4,733m, an increase of
£750m from 31 March 2021. This was primarily due to IFRS profit
after tax of £960m, aftset by dividends paid in the year of E157m
and the purchase of the remaining 21.9% units in the Hercules
Unit Trust from non-controlling interests of £38m.
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FINANCIAL REVIEW continued

Cash flow, net debt and financing

6. Adjusted net debt!

£€m

2021 Disposals Acquisitions Develope  MNetcash  Diwidends Other pured
ment and irom
capex aperations

. Adjusted net debt is a proportionaily consolidated measure. i represents the
Group net debt as disclosed in Note 17 lo the financial statements and the
Group's share of joint ventures’ nei debt excluding the mark-to-markei on
derivatives, retated debt adjusiments and non-centrelling interests.

A reconciliation between the Group net debt and adjusied net debt
isinctuded in Table A within the supplementary disclosures.

Acquisitions net of disposals increased debt by £244m whilst
development spend totalied £266m with a further £61m on capital

expenditure related to assel management an the standing portfolio.

The value ot recently compleied and committed developments
is £1,032m, with £648m costs Lo come. Speculative development
exposure is 6.4% of ERY fincludes space under offer]. There are
1.9m 5q ft of developments in cur near teem pipeline with
anticipated cost of £963m.

7. Financing .

Group Propartignally ¢ensolidated
2022 2021 2022 2021
Net debt/adjusted
net debt! £2541m  £2.249m  £3,458m  £2938m
Principat amoun
of gross debt £2,5%2m £229Im  £3,648m  £3,183m
Loan to value 26.2% 25.7% 3259% 32.0%
Weighted average
interest rate 2.4% 2.2% 2.9% 29%
Interest cover 5.6 4.3 a5 30
Weighled average
malurity of
drawn debl bbhyears 70years &.9years 7.6years

1. Group data as presented in Note 17 of the financial statements. The
propartionally consalidated figures inctude the Group's share of joint ventures’
net debt and gxclude the mark-lo-markel on derivatives and related debt
adjustments and non-contrelling interests.
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At 31 March 2022, our proporticnally consoligated LTV was
32.9%, up from 32.0% at 31 March 2021. The impact of positive
valuation mavements decreased LTV by 210 bps. This was offset
by acquisilions net of disposals which added 150bps, as well

as development spend which added 200 bps. In April 2022, we
exchanged on the sale of a 75% interest in the majority of our
assets in Paddington Central to GIC: following its completion
LTV falls 10 28.4% on pro forina basis. Note 17 of the financial |
slatements sets out the calculation of the Group and
proportionally consolidated { TV

In June 2021 we completed the refinance of 100 Liverpaol Streel
with the Broadgate joint venture raising a new £420m 5year
‘Green Loan’ secured by the property at aninitial LTV of £.50%.
As part of the refinance, this BREEAM Quistanding and net

zero carbon development was released from the Broadgate
securiisauon alongside the redemption of £107m of bonds.

The new financing was voted Financing Deal of the Year:

UK by Real Estate Capital Europe for 2021,

In September our £138m US Private Placement matured and was
repaid as planned, using committed bank facilities.

In February, we extended our £450m ESG-linked Revolving Credit
Facility by a further year to 2027, wilh the agreement of all eight
banks in that facitity.

In March, we signed a new £100m ESG-linked bitateral Revalving
Credit Facility with an initial five year term, which may be extended
up to seven years at British Land’s request, subject 10 the bank’s
cansent. in keeping with our sustainahility strategy, the facility
includes two ESG-related KPIs focused on the BREEAM ratings of
cur developments and assets under management laligned with the
KPis in the £450m RCFI. This brings our tatal Green/ESG-linked
finance to £1bn.

As a result of this financing activity, at 31 March 2022, we had
£1.3bn of undrawn facitities and cash. Based on our current
commitmenis and available facilities and following the completion
af the Paddington sale, the Group has no fegquirement to refinance
until latie 2025.

Our debt and interest rate management approach has enabled
us lo maintain a low weighted average interest rale of 2.9%

Fiteh Ratings. as part of their annual Feview in August 2021
affirmed all our credit ratings, with 2 Stable Qutlook; senior
unsecured credit rating ‘A, leng term IDR "A-" and short term
IDR 'F1°.

Cur strang balance sheet enables us to deliver on our strategy.

-

Bhavesh Mistry
Chiet Financial Officer



FINANCIAL POLICIES AND PRINCIPLES

Financial
strength

and balanced
approach

With our sound financial footing,

we are well positioned to respond
to market challenges and pursue

growth opportunities.

Leverage

We manage our use of debt and equily
finance to balance the benelits of leverage
against the risks, including magnification
of property returns. A loan lo value LTV
ratio measures our leverage, primarily on a
proporticnally consclidated basis including
our share of joint ventures [and excluding
any non-controlling interests). At 31 March
2022, our proportianally consolidated LTV
was 32.9% and the Group measure was
26.2%. Following the sale of a 75% interest
in the majority of our assets at Paddingtan
Central, propertionally consolidated LTV

is 28.4% on a pro forma basis. Our LTV is
monitored in the context of wider decisions
made by the business. We manage our LTV
through the property cycle such that our
financial pesition remains robust in the
event of a significant fall in property values.
This means we do not adjust our approach
to leverage based only on changes in
property market yields. Consequently,

our LTV may be higher at the low paint

in the cycle and will trend downwards

as market yields tighten.

Debt finance

The sczle of aur business, combined with
the quality of our assets and rental income,
means that we are able to approach a
diverse range of debt providers to arrange
finance on attraclive terms. Good access
to the capital and debt markels allows us
to take advantage of opportunities when
they arise. The Group's approach to debt
financing for British Land is to raise funds
predominantly on an unsecured basis with
our standard financial covenants (set out on
page 83l. This prowides flexibility and tow
operational cost. Qur joint ventures which
choose to have external debt are each
financed in ring fenced’ structures without
recourse to British Land for repayment
and are secured on their retevant assets.
Presented on the following page are the
five guiding principles that gavern the

way we structure and manage debt.

Monitoring and controlling

our debt

We monitor our det! requirement by
reviewing current and projected borrowing
levels, available facilities, debt maiurity
and interest rate exposure. We underlake
sensitivity analysis to assess the impacl

of proposed transactions, movements in
interes! rates and changes in property
values on key balance sheet, Ligquidity and
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orofitability ratios. We also cansider the
risks of a reduction in the availability of
finance, including a temporary disruplion
of the financing markets. Based on our
current commitments and available
facilities, the Group has no requirement
lo refinance until late 2025. British Land's
undrawn facilities and cash amounted to
£1.3bn at 31 March 2022,

Managing interest rate exposure

We manage our interest rate profile
separately from our debt, considering

the sensitivity of underlying earnings to
movements in market rates of interest
over a five-year period. The Board sets
appropriate ranges of hedging on debt over
that period and the longer term. Our debt
finance is raised at bath fixed and variable
rates. Derwatives [primarily interest rate
swaps and caps| are used to achieve

the desired hedging profile across
groportionally consolidated net debl.

- As at 31 March 2022, the interest rate an

aur debil was fully hedged on a spet basis.
Fellowing completion of the Paddington
Central transaction, on average over next
five years we have interest rate hedging on
79% of aur projected debt, with a decreasing
profile over that period. Accordingly we have
a higher degree of protection on interest
costs in the short term and achieve market
rate finance in the medium 1o longer term.
The hedging required and use of derivatives
is managed by a Derivatives Committee. The
interest rate management of joint ventures
is considered separately by each entity's
board. taking into account appropriate
factors for s business.

During the year we comgpleted the transition
from LIBOR to SONIA as the reference

rate for Sterling under all our debt and
derivatives agreements. '

Counterparties

We monitor the credit standing of our
countarparties to minimise risk expasure

in placing cash deposits and arranging
derivalives. Regular reviews are made of the
external credil ratings cf the counlerparties.

Foreign currency

Our policy is to have no material unhedged
net assets or liabilities denominated in
foreign currencies When altractive terms
are available, the Group may choose (o
berrow in currencies other than Sterling,
and will fully hedge the foreign

currency exposure.
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FINANCIAL POLICIES AND PRINCIPLES continued

Our five guiding principles

The Britesh Land Company PLC 00621920

1. Diversify our sources of finance adaopting a transparent approach to provide 33 6bn
We monitor finance markets and seek to access sufficient disclosures io enable them to evaluate )
different sources of finance when the relevant their exposure within the overall context of Lhe total drawn debt
market conditions are favourable, lo meet the Group. These factars increase our atiractiveness  |proportionally
needs of our business and, where appropriate, to debt providers. and in the lasl five years we consolidated)
thase of eur jaint ventures and funds. The scale have arranged £3.3bn [British Land share £2.9bn) in over
and quality of our business enables us o access of new finance in unsecured and secured loans, 20
a broad range of unsecured and secured, Sterling bonds and US Private Placerents,
recourse and non-recourse debt. We develop inctuding £1.0bn of Green/ESG-linked finance. debt instruments
and maintain long term relationships with banks  We also have exisiing long-dated debentures '
and debt investors. We aim to aveid reliance an and securitisation bonds. A European Medium
particular sources of funds and borrew from a Term Nale programme is maintained o enable
large number of lenders from different sectors in  us lo access the Sterling/Euro unsecured bond
the market across a range of geographical areas,  markets and our Sustainable Finance Framework
with around 30 debt providers in bank facilities enables us to issue Sustainable, ‘Green’, andfor
and private placements alone. We work to ensure  Soctal finance, when it is appropriate for
that debt providers understand our business. our business.
-2, Phase maturity of debt portfalio : Co result of our financing and capital activity, we are 6 9 years ’
The maturity profile of our debt is managed with ahead of our preferred relinancing date hartzon -
a spread of repayment dates, currently between of not less than two years. In accordance wilh our  average drawn
orie and 14 years, reducing our refinancing risk usudl practlice, we expect lo refinance tacilities debt maturity
in regard to timing and market conditions. As a ahead of their maturities. (proportionally
consolidated)
A Maintain liquidity belyveen borrowing and depasit rates, S]. 3bn
In addition to our drawn debt, we aim always while reducing credis exposure. We arrange )
10 have a good level of undrawn, committed, these revotving credit facilities in excess of pur  undrawn facilities
unsecured revolving bank facilities. These commitied and expected requirements 1o ensure  and cash
facilities pravide financial liquidity, reduce the we have adequate linancing availability to support
need to hold resources in cash and deposits, business requirements and new opportunities.
and minimise costs arising fram the difference
g, Maintain flexibility These are arranged with standard terms and Sl gbn
Our facilitigs are structured to provide valuable financial covenants and generally have maturities !
flexibility for invesiment aclivity execution, of five years. Alongside this, our secured lerm total facilities
whether sales, purchases, developments or asset  debtin debentures has good asset security
management initiatives. Qur unsecured revolving  substitution Tights, where we have the ability
credit facilities provide full aperationat flexibility 1o move assets in and out of the security pool,
of drawing and repayment fand cancellation ifwe  as required for the business.
require] at short notice without additional cost.
3. Maintain strong metrics manage our interest rate profile separately frem 32 9%
We use both debt and equity financing. We manage  our debt, setting appropriate ranges of hedged ’
LTV through the property cycle such that our debt over a five-year period and the longer term. LTV {propertionally
financial position would remain rabust in the We maintained our strong senior unsacured cansalidated|
event of a sigruficant fall in property values and creditrating ‘A", long term [OR credit rating ‘A-", A
wa da nat adjust aur appraach to leverage based and shart term IQR creadit rating 'F17, afficned
only gn changes n property market yields. We by Fitch during the year with Srable outlook. seniar unsecured
credit rating
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Group borrowings

Unsecured financing for the Group includes
bilateral and syndicated revolving bank
facilities [with imitial maturities usually of
five years. often extendablel; US Private
Placernents with maturities up to 2034;

and the Sterling unsecured bond

maturing in 2029.

Secured debl for the Group comprises
British Land debentures with maturities up
to 2035 and Hercuies Unit Trust bank loans.

Unsecured borrowings

and covenarnts

There are twa financial covenants which
apply across all of the Group's unsecured
debt. These cavenants, which have been
consistently agreed with all uasecured
lenders since 2003, are:

- Net Borrowings not to exceed 175%
of Adjusted Capital and Reserves

- " Net Unsecured Borrowings net to
exceed 70% of Unencumbered Assets

There are no incame or interest cover
covenants on any of the unsecured debt of
the Group. The Unencumbered Asseis of Lhe
Group. not subject to any security, stood at
£5.1bn as at 31 March 2022.

Unsecured financial covenants

Althouyh secured assets are excluded from
Unencumbered Assetls for the covenant
calculations, unsecured lenders benefit
from the surplus value of these assels
abave the related debt and the free cash
flow from them. During the year ended
31 March 2022, these assets generated
£39m of surplus cash after payment of
interest. In additien, while investments
in joint ventures do not form part of
Unencumbered Assets, our share of iree
cash flows generated by these ventures
is rogularly passed up ta the Group.

Secured borrowings

Secured debt with recourse Lo British

Land is pravided by debentures with

long maturities and limited amartisation.
These are secured against a combined

pool of assets with commaon covenants; the
value of the assets is required to cover the
amount of the debentures by a minimum of
1.5 times and net rental income must cover
the interest at least once. We use our righls
under the debentures to actively manage
the assets in the security pool, i line with
these cover ratips.

Hercules Unit Trust has two bankloans™’
maturing in Oecember 2022 and 2023
arranged for ils business and secured an
its property portfclios, without recourse
1o British Land. These loans include LTV
covenants (45% and 60%), and income-
based covenants.

We coatinue to facus on unsecured finance
at a Group level.

»
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Borrowings in our joint ventures
Exiernal debt for our joint ventures

has been arranged through long-dated
securitisations or secured bank debt,
according to the requirements of the
business of each entity.

The securitisations of Broadgate [£1,102m)
and Meadowhall (E519m} have weighted
average maturilies of 8.9 years and 6.9
years respectively. The key financial
covenant applicable is to meet interest

and scheduled amortisation {equivalent to
one times cover|; there are no LTV default
covenants. These securitisations have
quarterly amortisation with the balance
outstanding reducing to approximately 20%
to 30% of the original amount raised by
expected final maturity, thus mitigating
refinancing risk.

In the Broadgate joint venture, a new
secured £420m Green loan was arranged
during the year which includes LTV and
ICR covenants,

Our West End offices joint venture with
Allianz has a secured bank loan which

_alsoincludes LTV and ICR covenants.

There is no obligation for British Land to
remedy any breach of these covenants in
the debt arrangement of joint veniures.

2022 2021 2020 2019 2018
As 31 March % % % % %
Net borrowings tc adjusted capitat and reserves 34 33 40 29 29
Net unsecured borrowings to unencumbered assets 30 25 30 21 23
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MANAGING RISK IN DELIVERING OUR STRATEGY

Managing risk

For British Land, effective risk
management is fundamental to how
we do business. It directly informs
our strategy and how we position
the business to credte value whilst
delivering bositive outcomes for all
our stakeholders on a long term
sustainable basis.

Cur key activities in the year

- Continued to manage our response to
Covid-19 with business resilience and risk
management at the care of gur approach.

)

Proactively managed our rent collection
and occupier risk.

1

Realigned the principal risk categories to
ouf strategy and evolving markets.

1)

Introduced formal internal testing of key
controls operating etfecltiveness, as part of
a wider roadmap of readiness activities for
the UK Government's proposed corporate
gevernance reforms,

L

Enhanced our IT infrastructure and cyber
security environment and key contrals,

Completed scenario analysis of both

physical and transilianal climate-related
risks aligned to TCFD requirements. Also,

wae have undertaken detailed net zero carbon
audilts across 29 of our major office and retail
assels and have undertaken EPC modelling
across our managed assets,

Our priorities for 2022/23

- Continue to regularly support the business
through managing the risks arising from both
the macroecgnomic environment and the war
in Ukraine.

- Effective risk management of our key
operational risks including development,
heatth & safety, our partnerships with third
parties and our accupfer risks. -

- Wark with the business ta mitigate the risks
in delivering our 2030 Systainability Strategy.

Continue 1o deliver on our roadmap of
readiness activities for the UK Government's
proposed corporate retorms, including
continuing to enhance our internal

centrol framework,

- Continue to enhance our iT infrastructure
and IT general control enviranment.

Risk management

We rainlain a comprehensive risk
management process which serves te
identify, assess and réspond to the range of
financial and non-financial risks facing our
business, inciuding those risks that could
threaien solvency and liquidity, as well as
to identify emerging risks. Our appreach

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 cur apportunities.

Our integrated risk management approach
combines a top-down sirategic view with

a camglementary bottem-up operationat
process as oullined in the diagram and
detaited betow.

Gavernance

The Board has overall responsibility

for risk and for maimaining a robust risk
managernent 2nd internal cantral system
The Board is responsible for determining -
the level and type of risk that the Group

is willing te take in achieving its sirategic
objectivas. The amount of risk is assessed
in the context of our sirategic priorities
and the external environment in which

we operale - Lhi§ is our risk appeiite

(as delailed gverleal). The Audit Committee
and CSR Commiitee support the Board by
providing a key oversight and assurance
role. The Audit Committee is responsible
for reviewing the effecliveness of the

risk management and internai control
pracesses during the year,

The Executrve Directors and Risk
Committee fcomprising the Executive
Committee and senior management across
the bysiness, chaired by the Chief Financia!
Officer] have averall accountability fac the
management of risks across the business.
Principal risks are evaluated and moniored
by the Risk and Audit Committees, with
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apprapriate miligatieon measures
implementad a5 required.

The effective day-to-day management of
risk is embedded within our operational
business units and ferms an integral part
of alt activities. This battorn-up approach
allows potential risks to be identified at an
early stage and escalated as appropriate,
with mitigations put in place {o manage
such risks. Each business unit has a
designated risk representative and
mainiains a comprehensive risk register,
Changes to the risk register are reviewed
quarterly by the Risk Committee, and we
formatly report on the significant and
emerging risks (o the Audit Committee
every six manths.

Internal audit acts as an independant and
objective assurance functior by evaluating
the effectiveness of our risk managaement
and mternal control precesses, through
independent review. B

Through this approach, the Group operates

3 'three lines of defence’ model of risk
management, with operational management
forming the first line, the Risk Cornmiitee
and internal risk management team forming
the second line, and finally Internal Audit as
the third tine of defence.

In summary, our approach to risk
management is cenired on being risk-aware,
clearly defining our risk appelite. responding
to changes Lo our risk profile quickly and
having a strong risk management cullure
amaong employees with clear roles and
accountability. Our organisationat structyre
ensures closa Involvemnent of senior
management in alt significani decisions

as well as in-house management of our
development, assei and property
management activilies.

Ta read more abaut the Board and Audit Committee’
risk oversight, see pages 109, 125 and 126

)

Our integrated risk management approach

Top-down
Strateqic risk managerant

Review external environment
Robust assessment of principal risks
Set risk appelite and parameters
Oetermine strategic achion poinis

Identify principal risks

Diract defivary of strategic actiens.
in line with risk appetite

Monitor key risk indicators

Execute strategic actions
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Board/Audit Committee/CSR Committee

Risk Committee/Executive Committee

Business units

Bottom-up
Cperational risk management

Assess effectiveness of risk management
process and internal contral systems

Repert an principal risks and uncerfainties

Consider completeness of identified risks
and adequacy of mitigating actians

Censider aggregation of risk
exposures acrass the business

Report current and emerging risks

Identify, evaluate and mitigate aperational
risks recorded in risk register
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Our risk appetite

Our risk appelite lies at the hearl of our
approach to risk management and is
integral to both business planning and
decision making. The Group's risk appetite
is reviewed annvally as part of the strategy
review process and approved by the Board,
in order to quide the actions management
takes in executing our strategy. Our risk
appetite is ¢ascaded throughout the
husiness by being embedded within our
policies, procedures and internal controls.

We have identified a risk dashboard of Key
Risk indicators {KRIs) far each principal
risk, with specific tolerances ta track
whether our risk exposure is wilhin our risk
appetite or could threaten the achievement
of our stralegic priorities. The risk
dashboard is reviewed quarterly by the
Risk Cornmittee and serves as a catalyst
for discussion aboul haw aur principal
risks are changing and whether any further

risk indicators are a mixture of leading and
lagging indicators, with forecasts provided
where available, and focus on the mast
significant judgements affecting our

risk exposure, including: our investment
and development strategy; the levei of
cccupational and development exposure;
cur sustainability risks; our financial
resilience; and our key aperaticnal
business risks [as illusirated in the
principal risks table on pages 88-94].

Whilst our appetite for risk will vary over
time and during the course of the property
cycle, in general we maintain 2 balanced
overall appetite for risk, appropriate for our
strategic objective of delivering long term
sustainable value. The Beard has reviewed
our risk appelile in light of the continued
macroecenomic unceriainty and confirmed

that our current risk appetite is appropriate.

n summary, our appetite fer financial and
compliance related risks remains low,
whilst gur appetite for property and
operational related nsks is moderate,
reflecling our strategy with an increased
focus on developmeni, active capital and
property management and associaled
repositioning opportunities.

Significant factors which contribute to
our balanced appetite for risk across
our business in¢clude:

- approach to capital allocation
focusing on prime assets or assets
with repositianing patential, and
therefore limited obsalescence risk

- discipiined approach ta developmeni
including a balanced approach to our
speculative exposure

- maintaining an efficient capital
siruclure and robust liquidity pecsition

- & dverse occupier base

- experienced Board and senior
management team. .

Our risk focus

The volatile and uncertain environment
ceeated by the Covid-19 pandemic, coupled
with a backdrop of increasing geopolitical

" Tmitigating actions need Lo be taken~The™ ~="3Rd macroeconamic uncertainty, has

continued ta present an uncertain general
risk environment for our business (o
navigate threughout ihe year, Covid-19 was
viewed as an overarching risk rather than
a single principal risk and fundamentally
affecied all aspects of our business. Whilst

our performance continued to be impacted,

our rent collection has recovered to close
to pre-pandemic levels as the UK economy
receovered across the year.

Laoking forward, the removal af al
Covid-19 restrictions in Engiand from April
2022 following the successiul vaccination
programme reduces the risks relating io
Covid-19. particularty in relation to our  ~
macroecanomic, property markets, major

business event, customer and people risks.

However, it is likely that Covid-19 will still
be prevalent in society and the risk of
further Covid-19 variants, and whether
current vaccmnes wilt deal with them
effectively or nat, remains. Also, the tong
term impact of Cavid-19 on the future
demand for and use of space, the evolution
of customer behaviour lincluding an
acceleration of trends in flexibie working
and online shopping} and travel patterns
could have further implications for the real
estate market and the Group's portfalio.
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There are also weder concerns that we are
potentially entering an extended period of
global volatility with several increasing
macroeconemic headwinds including
energy price volatility, supply chain
disruption and material and labour
shortages. These are all increasing
inflationary pressures, and are being
compaounded by the war in Ukraine, and
may give rise to turther interest rate rises
and in turn serve to dampen UK ecenomic
growth. Whilst these headwinds continue
to evolve, we have set out in our principal
risks table the key potential )impacts on gur
business and how we plan te mitigate these.

Risk management, and the Group's
continued ability to be flexible to adjust

and respond to these external risks as

ithey evolve, will be fundamenial to the future
performance of cur business. The challenges
of the last two years have dermonstrated the
resilience of our business model, and our
robust risk managerment te protect aur
business through this period of uncertainty
and adapt to a rapidly-changing envirenment.

'Durir'\g the year,' the Risk Committee
has also focused on key operational risk
areas across the business including:

- apreogramme to enhance and
strengthen our key financial and
operational controls

- asite-speacific risk assessment and
compliance review across our assets

- information security general controls
incorporating vulnerability scanning
and cybar security testing

- occupier covenant risk and working
proactively with custorners to
maximise colleclion rates

~ covenanl strength of key development
contractors and subconlractors, and
managing our exposure to them

- healih, safety and environmental risk
management and compliance with
our key performance indicators. Our
health and safety management system
was re-certified under 150 45001

- climate risks incorporaling our
TCFD transiticn risk assessment
and EPC ratings of our assets

- supply chain and new supplier
onbearding process

- internal audil reviews and the
implementatien of any control findings
or process improvemnent opportunities.

British Land Annual Report and Acceunts 2022 a5



MANAGING RISK IN DELIVERING OUR STRATEGY continued

Qur principal risks and assessment
Qur risk management framewark is
structured around the principal risks facing
British Land. We use a risk scoring mairix
to ensure risks are evalualed consistently:
we assess the likelthood, the financial
impact [to both income and capitat values)
and the reputational impact. From this

we identify both the external and internal
strategic and operational principal risks
which currently have a higher likelihood and
potential impact on our business. Whitst the
Board recognises that it has fairly limited
conlrol over the external principal risks,

it reviews their potential impact on our
business, and these are taken into account
in our decision making. For our internal
principal risks the Board makes sure thal
appropriate controls and processes are in
place to manage these risks.

The Board confirms that 3 rebust
assessment of the principal and emerging
risks facing the Group. including-those that
would threaten its business model, future
performance. solvency or liquidity, as well
as the Group's sirategic priorines, was
carrted out during the year takinginto . . -
account the Covid-19 risk and the evolving
economic and geapolitical environment.

In the year, following a thoraugh review
exercise invalving the Risk and Audit
Committees, we have refreshed aur
arincipal risks to take into accaunt how our
strategy and markets are evolving, logether
with cambintng several interrelated risks.
The key changes and assessments are
summarised below, and in 1he principal
risks table on pages B8-96, including the
key impacls on our business, our mitigating
actions and our key risk indicators.

New risk

Operational and Compliance risks

The cembination of several key operatianal
risks ta our business invalving information
systems and cyber securtty, health and
safety, third party relationships and
financial crime compliance have been
elevatedinto a new principal risk category.
reflecting their significance to gur business
and the increased focus on these areas

by both the Risk and Audit Committees.

Changing risks

Property Market risks

The key accupier and investment macket
risks {0 our sectors, together with the
structural changes facing sur markets,
have been aggregated into a broader
external Property Market risk. This will be
assessed individually for our key sectors
af Campuses, Retail and Urban Logistics,

Portfolio Strategy risks

- Qur portfolio strategy risk has evolved
- to reflect the risks in executing our active

management and develepment approach
and our capital allecation plans in
detivering performance.

Peaple and Cuttyre risks

Whilst our ability to recruit and retain
peceple with the right skilis to deliver qur
strategy was already recognised as a
principal risk to our business, we have
widened this to incorporate the cultural
risks (o our business,

Customer risks

Our income sustainability was previously
considered a principal risk, but is now
recognised as being a consequence of
our overall customer risks incerparating
our occupancy and income risks. This
incorporates the risks of customer default
or an inability to retain our customers and
meet their evolving needs, togather with
oyr concentration and exposure risks ta
individual ocgupiers or sectors.
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Financing risks

The imterrelated financing risks ef
availability and cost of finance, our capital
structure and our financing strategy have
been combined into a broader single
financing risk.

Risk assessment

Our current assessment is that the
general externzl envirenment in which the
Group operates remains uncertain, albeit

. several principat risks to our business have

reduced frem their elevated position last
year reflecting the tessened impact of
Covid-19 and the reopening of the UK
economy. These include:

- Political, legal and regulatory risks

- Praperty markel risk for our Campuses.
- Major events/business disruption risks.
- Customer risks.

AL the same time, gur enviranmental
sustainability and people and culture
risks have increased slightly:

- environmental sustainability risk
continues to increase in prominence
and importance o our business, our
customers and ather key stakeholders.

- people and culture risk has increased
in the year, reflecting the challenging
operating environment caused by
Covid-19 together with general rising
wage expeciations and a recert increase
in employee mability.

See risk heat map on the right.



Risk heat map
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Our strategic priorities
(O Realising the potential of
our Campuses

O Progressing value
accretive development

O Targeting the opporlunities
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O Active capital recycling
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Our risk assessment
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Note: The above illustrales principal risks which by their nature are those which have the patential to signiticantly irnpact the Greup's strategic objectives, financial
positon or reputation. The heat map hightights net risk, after taking account of principal mitigations. The arrow shows the movemnent from the 2021 point.
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External Principal Risks

(O Macrocconomic Risks

The UK econamic climate and changes to - Regular stress testing our business plan  The UK economy strengthened significanily
tiscal and monetary policy presents risks against a downturn in economic outlook  in the period following the reopening of

and opportunities in property and financing o ensure our financial posiiion is the economy with consumer confidence
markets and to the businesses of aur sufficiently flexible and resilient. improving over the summer, hawever, rising
customers which can impact Both the - Dur business model focuses on a high fuel and feod prices have affecied confidence

delivery of our strategy and our
financial performance.

How we monitor and mitigate the risks

The Board, Executive Committee and
Risk Committee regularly assess the
Company’s strategy in the context of
the wider macraeconomic envirenment
in which we operate to assess whether
changes to the gconomic outlook justity a
reassessment of our strategic priorities,
our capital atlocation plan and the risk
appetite of the business. :

Our strategy team prepare aquarferly
dashboard for the Board, Executive

and Risk Committees which tracks key
macroeconomic indicators bath from
internal and independent external
sources [see KRIs], as well as central
bank guidance and gevernment policy.

quality portfolio aligned to key trends in
our markets and aclive capital recycling
to maintain a strong financiat pasition,
which helps to protect us against

adverse changes in ecanomic conditians.

KRIs:

- Forecast GDP growth, inflaticn/
deflation and interest rate farecasls.

- Consumer confidence and
unemployment rates.

- Stress testing for downside scenarios

- 10 as5ess the impact of differing

market conditions.

Change in risk assessment in year

Macroeconoemic risk has remained
consistent during the year and is
considered a high impact risk with
a medium to high probability.

(2) Political, Legal, and Regulatory Risks

Significant political events and
requlatary changes, including the impact
of Government policy response to the
pandemic, bring risks principally in

four areas:

Reluctance of investors 2nd businesses
to make investment and occupational
decissons whilst the outcome

remains uncertain,

The impact on the case for investment
in the UK, and on specific policies and
regulation intraduced, particularly those
which directly impact real estate or

our cuslomers.

The potential for a change of leadership
or politicat direciion.

The impact an the businesses af our
occupiers as well as our own business.

How we monitor and mitigate the risks

88

Whilst we cannot influence the ouicome
of significant patitical events, the risks
are iaken into account when setling

our business strategy and when

making stralegic investment and
financing decisions.

Internzlly we review and manitar
proposais and emerging policy and

legislation to ensure that we take the
necessary steps to ensure compliance,
if applicable. Additionally, we engage
pubtic alfairs consullants ta ensure that
we are properly briefed on the patential
palicy and requlatory implicatians of
political events.

~ Where approgriate, we act with other
industry participants and representative
bediss ta cantribute to policy and
regulatary debate. We menitor
and respand to sacial and political
reputational challenges relevant
to the industry and apply our own
evidence-based research to engage
in thought leadership distussions.

KRis:

- Monitor changes within the
geopotitical environment, UK policies,
laws or regulations.

Change in risk assessment in year

The political, legal and regulatory risk
outlook has reduced over the year with
Covid-19 related political uncertainty
eased, but stilt remains elevated with both
a medium to high impact and probability.
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more recently and there are concerns that
gconomic momentum slows.

The current economic backdrop

remains uncertain reflecting the on-going
Covid-19 risk and several macroeconomic
headwinds, including inflationary pressures,
which have been compounded by the war

in Ukraine, with potential subsequent
impacts on interest rales, rental income,
construction costs and property valuations,

Opportunity

The strength af-gur balznce sheet, quatily

of our assets and experienced Beard and
management team put us in a strong
position to help us to navigate threugh these
near term challenges and take advantage

of opportunities as they rise, including
continuing 10 invest w growth sectors

and our development pipeline.

Following the successful vaccination
programme, political uncertainty due to the
national and global response to Covid-19 has
tessened, though risks in response to the
economic impact of the Covid-19 pandemic
remain, including potential tax rises

for businesses.

The rent moralorium recently came to an
end, with the UK Government introducing
a binding arbitration scheme for certain

arrears built up during lockdown periods.

The global geopolitical environment
rermains vacertain, heightened by the recent
war in Ukraine, with potential impacts on
secunty, cyber nisks, sanctions compliance,
supply chains and reputational risks.

Opportunity

We cantinue (o closely monitor the politicat
outlook and any potential changes in
regulations te ensure changes which may
impact the Group, or our customers, are
identified and addressed approprialely. We
work closely with Government, directly and
through our membership of key property
industry bodies, to input into regulation as
drafi proposals are announced. Through
this proactive approach, wa view the right
kind of regulatien and Llegislalon as an
opportunity for our business lo outperform.



@) Property Market Risks
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Underlying income, rental growth and
capital performance could be adversety
affected by a reduction in investor demand
or weakening occupier demand in our
property markets,

Structurat changes in consumer and
business practices such as the growth
of online relailing and flexible working
pracbices [including more working from
hamel could have an adverse impact an
demand {or our assels.

How we monitor and mitigate the risks

- The Board. Executive Commiltee
and Risk Committee regutarly assess
whether any current or future changes
in the property market cullook present
risks and opporiunities which should te
reflected in the execution of our strategy
and our capital allocation plan.

.- Qur strategy tegm prepare a guarterly
dashboard for the Board, Executive and
Risk Committees which tracks key
investment and accupier demand
indicators both from internal and
independent external sources |see KRIs|
which are censidered alongside the
Cammitiee members’ knowledge and
experience af market activity and trends.

- We focus on prime assets or those with
reposilioning petential and sectors which
we believe will be more resilient over the
medium term to a reduction 1n occupier
and invester demand.

- We maintain strong relationships
with our occupiers, agents and direct
investars active in the market and
actively monitor trends in our sectors.

- We slress test our business plan for
the effect of a change in rental grawth
prospects and groperly yields.

KfIs:

- Occupier and investor demand
indicators in our sectars.

- Margin between property yields
and borrowing costs.

- Dnline sales trends.

- Footfatt and retail sales to pravide
insight inlo consumer trends.

- Campus accupancy te provide insight
into occupier trends and peaple
visiting our Campuses.

Change in risk assessment in year

Campuses

Qur Campus property market risk

outlook has reduced in the year and is
considered a medium impact risk with a
medium probability.

As the economy strengthened over Lhe last
year, both investment and occupier markets
have improved far London offices, with
investment activity particularly driving yietd
compression. Take up has been mixed and
polarised towards best in class space
Availability across the market remains
above the long term average but has
maderated; and is skewed towards
secondhand, poorer quality space.

Structural risks remain from increased
warking fram heme, accelerated by the
impacl of Covid-19, enabling some
businesses to reassess their real
estale oplions.

Opportunity

Our Campus model is centred on providing
well connected, high qualily and sustainable
buildings with attractive amenity which
atigns to our customers needs and
expectations and is an impartant
differentiator of our space. We have been
encouraged by the strength of our teasing
activity across our Campuses this yaar.

Key: Change in risk assessment from last year

Increase No change

Oecrease

E New risk

Lxd Retail

Our Retail property market risk outlaok has
remained consistent and is considered a
medium impact risk with a high probability.
The occupationatl market for retail has
endured a challenging few years reflecting
the structural shift to online which has
accelerated through Covid-19. Retailers’
profitability is continuing to be put under
pressure due Lo increased ceosts, such as
fising inpul costs, wages, business rates
and the erosion of margins from online
competition. Shopping Centres have been
impacted more severely by this, whereas
retail parks, which are more affordable

and resilient to online, have fared better.

As in the accupational markel, investment
aclivity has been skewed towards retail
parks reftecting lower pccupancy costs

for retailers and the imporiant role retail
parks can play in online fulfilment; and as a
result, yields have moved in. The investment
market for shopping centres has continued
to be weak, although there are signs of
renewed invester interest.

Ogpportunity

Qur Retail portfolic focuses on relail parks
aligned to the growth of convenience and
supporls retailers omnichannel strategy.
Despite the challenges in retail, this has
been a strong year for our leasing activity
and relailers continue to recognise we offer
some of the best guality space in the UK.
We are focused on maintaining high
occupancy, accepting appropriate rents
which are more sustainable in the long
term,

E Urban Logistics

The urban logistics property market risk
outlock has been added as one of our key
sectors and is considered a medium
impact risk with a low probability.

Both the occupational and investment
marke! outlook remain favourable
underpinned by structural changes in
e-commerce. Supply of the right kind of
space remains highly consirained and
demand is sirong, driving rental growth.

Opportunity

Qur Urban Logistics portfolio is focused
on a development-led pipeline through the
intensification and repurposing of existing
buildings in Londen.
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PRINCIPAL RISKS continued

() Major Events/Bu

iness Disruption Risks

The British Land Company PLC 00521920

Major global, regional or national events
could cause significant damage and
disruption ta the Greup's business,
partfolin, customars, people and

supply chain.

Such tncidenis could be caused by a wide
range of exiernal events such as civil
unrest. an act of terrorism, pandemic
disease, a cyber-attack, an extreme
weather occurrence, environmental
disaster ar a power shortage.

This could resutlt in sustained asset value
or income impairment, liquidity or business
continuity challenges, share price volatility
or loss of key customers or suppliers.

How we moniter and mitigate the risks

- The Group has comprehensive crisis
response plans and incident management
procedures both at head office and
assel-level that are regularly
reviewed and tested.

- Assel emergency procedures are
regularly reviewed and scenario tesled,
Physical security measures are in place
at properties and development sites.

The Group monitors the Home Office
terrorism threat level. and we have
access 10 security threat information
services to help inform our

security measures,

We have robust T security systems
that support dala security, disasier
recovery and business continuily plans,
We have comprehensive property
damage and business interruption
insurance across the portfolio.

KRis:

- Security Service National Threat leval.

- Security risk assessments of
our asseis.

Key: Change in risk assessment from last year

Increase Ng ¢hange

Decrease

New risk
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Change in risk assessment in year

Qur major events/business disruption

risk outlook has reduced gver the year as
Covid-19 related disruption to our business
has eased following the full opening of aur
assels and the return to the office of our
people, but this remains a medium to high
impact risk with a medium probability.

This risk was increased tast year as the

Group's oper ations were seversly impacied

by the Covid-19 pandemic. Our core crisis
managerment team, overseen by the

Executive Commillee, co-ordinaled the

Group's operational response io the

pandemic, and the resilience of our

business medel, has enabled us to weather

the impact since its onset. We remain

mindful of the risks posed by any further . | R
Covid-19 variants, and whether current R
vaccines will deat with them effectively

‘We are also aware of the increase in global
uncertainity, heightened by the war in the
Ukraine. Specifically, terrorism remains
athreat, as is the risk of cyber security
breaches Qur crisis management team
carry out evenl simulations to test our
processes and procedures in response

{o major incidents. We also underlake
regular cyber security training and lesting.

Opportunity

The challenges of the last two years have
demonsiraled the resilience of our business
moedel and our rebust crisis management
and business continuity plans. We remain
vigilanl to the continued risk from the
pandemic and other external threals.



Internal Principal Risks

& Portfolio Strategy Risks

The British Land Company PLC 00521920

The Group's income and capital
performance could underperformin
absolute or relative terms as a result of
an inappropriate portfolio strategy and
subsequent execution.

This could resuit from:

incorrect sector selection and weighting.

- poor timing of investment and
divestmenl decisions.

- inappropriate exposure o devetopments.

- wrang mix of assels, occupiers and
region concentration.

- overpaying for assets through inadequate
due diligence or price competiiion.

- inappropriate co-investment

arrangements.

How we manitar and mitigate the risks

- The Board carries out an annual
review of the overall corporate strategy
including the current and prospective
portfolio strategy so as to meet the
Group's overall objeclives.

- Our portfolic sirategy is determined to be
consislent with our largel risk appetite
and i5 based on the evaluation of the
external environment.

- Progress against the strategy and
continuing alignment with our risk
appetile is discussed regularly by both
the Executive and Risk Committees with
reference ta the property markets and
the external economic environment.

- Individual investrnent decisians are
subject to robust risk evaluation
overseen by our Investrment Committee
including consideration of returns
relative to risk adjusted hurdle rates.

- Review of prospective performance of
individual assets and their business plans.

- We foster collaborative relationships
with our co-investars and enter into
ownership agreemenis which balance
the interests of the parties.

KRls:

- E£xecution of targeted acquisitiens
and disposals in line with capital
atlocation plan [overseen by the
tnvestment Committeel.

- Annual IRR process which forecasts
prospectlive returns of each asset.

- Portiotia liquidity including
percentage of our portfolio

tn joint venlures and funds.

Change in risk assessment in year

Our partfolie strategy risk has remained
the same and is considered a medium
impact risk with a medium probability.
During the year, external impacls
discussed in the macroeconomic and
property market outlook risks have
influenced our portfelio strategy and
performance. Whiist investment markels
are increasingly competitive in certain
subsectors, we continue to actively
crystalise value from mature and off
strategy assets into value accretive
acquisitions and developrment opportunities.

Opportunity

Our portfalio strategy o aclively focus

our capital on our competitive strengihs in
development, active asset management ang
repositioning of assets is a key opportunily.
We remain active in the investment market
and continue to take advantage of value
opportunities and goad market pricing of
our asseis, where available. This year has
marked the return to growth for both our
Campuses and Retail & Fulfilment portfolios
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PRINCIPAL RISKS continued

clopnient Risls

The Brilish Land Company PLC 00621520

Development provides an gpportunity
for outperformance but usually invalves
elevated risk. This is reflected in our
decision making process around which
schemes to develop and the timing of the
development, as well as the execution of
these projects.

Devetopment strategy addresses several
developrnent risks that could adversely
impact underlying income and capital
performance including.

~ development letling exposure.
- construction tming and ¢osts
lincluding construciion cost inflation].
- majer contractor or subcontracior faiture,
- adverse planning jJudgements.

How we monitor and mitigate the risks

- We apply a risk-controlied development
slratlegy through managing our
exposure, pre-letimg strategy
and fixing cosis.

- We manage our levels ol iotal and
speculative develapmient exposure within
targeted ranges considering associated
risks and the impact an key financiat
metrics. This is monitorad quarterly
by the Risk Committee along with
progress ol developments against ptan.

- Prior ta committing to a devetopment,

a detailed appraisal is undertaken. This
includes cansideratian of returns relative
to risk adjusted hurdle rates and is
averseen by our Investment Commitlee.

- Pre-lets are used to reduce development

iening risk where considered appropriaie,

-~ Compeltitive tendering of ¢cansiruction
contracts and, where appropriale,
fixed price contracts are entered into.
We measure inflationary pressure on
construction materials and {abour cosls
land sensitise far a range of inflationary
scenarios| and make apprapriate
allowances in our cost estimates and
include within our fixed price contracts,

- Detailed selectian and clase menitering
of contractors and key subcontractors
including covenant reviews.

- Experienced development management
tearn closely monitors design,
construction and overall delivery process.

- Early engagement and strong
relationships with ptanning authorities.
The Board considers the section 172
factors to ensure the impact on the
envirenment and communities is
adequately addressed.

~ Through our Place Based approach,
we engage with communities where we

__operate 1o incorporate stakeholder views
in our develepment activities, as detailed
in our Sustainability Briel.

- ‘We engage with cur development
suppliers to manage environmental
and social risks, including through our
Supplier Code of Conduct, Sustainability
Brief and Mealth and Salety Palicy.
Management of risks across our
residential developments in particular
fire and sately requirements,

KRls:

- Total development exposure §12.5%
of portfotio by value.

- Speculalive development exposure
«12.5% of portfalio £RV.

- Residential development exposure.

- Progress on execution of key
development projects against plan
lincluding evaluating yreld on cast).

~ Constructon costs inflation forecasis.

Key: Change in risk assessment from last year

Increase No change

Decrease

E New risk
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Change in risk assessment in year

Our development risk has remained the
same and is considered a medium impact
risk with @ medium probability.

We are on site with 1.7m sq ft ol
developments, with new tommiiments
including Phase 1 of Canada Water and
Phase 2 al Aldgate Place. Qur development
exposure remains well within our internal
risk parameters of 12.5%; and our lotal
davelopment exposure is &.2% of partlotia
gross asset value with speculative expasure
of 6.4% [which is based on ERY and includes
space under offer].

During the year, we saw significant
inflationary increases in the construction
supply chain for certain materiais

and labour, which have been further
compounded by the war in Ukraine. Qur
inflation forecast lbased on tender price
inflation] has increased to around 8-10%

in 2022 and acgund 4-3% far 2023 3nd 2024
based on an expectation of ongoing wage __ .
pressures for construction workers and
raw materials prices remaining elevated.
This is frequently under review o ensure
our contingencres and cost plans are rabust
to deal with the market fluciuations. Having
maintained momentum on our development
pregramme throughout the pandemic

we have been able to place coniracts
tompetitively and 91% of costs are

fixed on committed davelopments.

Oppartunity

Progressing value accretive development
is one of our key priorities for aur business
and is a fundamental driver of value.

The sirength of our balance sheet, gur
retationships with our contraciors and the
experience of our management leam means
we are well positioned 1o progress cur
development pipeline, whilst mitigating
the risk through & combination of timing,
pre-lets, fixing costs and use of
jointventures,

We will continue to actively monitor the
inflationary price increases or any potential
delays in the construction supply chain and
waork wilh our contraclors lo manage such
issues. We will alse review the impact on
development returns prior [o committing to
future developments 10 ensure we meet our
detailed pre-set criteria subject to approval
by the Investment Committee.



(@ Financing Risks

The British Land Company FLC 006215920

Failure to adequately manage financing
risks may resultin a shortage of funds to
sustain the operations of the business or
repay facilities as they falt due.

Financing risks include:

- reduced availability of finance.

- increased financing costs.

- leverage magnifying property returns,
both pasitive and negative,

- breach of covenants on
borrowing facilities.

How we monitor and mitigate the risks

-~ We regularly review funding

reguirements for cur business plans

and commitments. We monitor the
period until financing is required, which
is 2 key determinant of financing activity,

Debt and capital market conditions

are reviewed reqularly to identify

financing opportunities that meat

aur requirements.

- We maintain good long term relationships
with our key financing partners.

- We set appropriate ranges of hedging
on the interest rates on our debt, with
a balanced approach to have a higher
degree of protection on interest cosis in
the short term and achieve market rate
finance in the medium ta langer term.

~ We work with industry bodies and
relevant organisations to participate in
debate on emerging finance regulations
affacting our business.

- We manage our use of debt
and equity finance to balance the
henefits of leverage against the
risks, including magnification of
property valuation movements.

- We aim to manage cur loan to value
{LTV} through the praperty cycle such
that our financial position would remain
rabust in the event of a significant fall
in property values. Alangside LTV, we
also consider nel debt to E81TOA which
measures income against aur debt (with
recourse to British Land). With these
melrics, we do not adjust our approach
to leverage based only on changesin
property market yields.

- We manage our investment activity,
the size and timing of which can be
uneven, 3s well as cur development
commitments to ensure that our
LTV and net debt to EBITDA levels
remain appropriate.

- Financial covenant headroom is
evaluated regularly and in conjunction
with transaction approval.

- We spread risk through joint ventures
and funds which may be partly financed

by debt without recourse to British Land.

KRls:

- Pertad until refinancing is required
{not less than two years).

- LTv.

- Net debt to EBITDA.

- Financial covenant headroom.

- Percentage of debt with interest rate
hedging {average over next five years).

Change in risk assessment in year

Qur financing risks overall have remained
consistent and are considered medium
impact with a low te medium probability.
The current uncertain enviranment
reinforces the impertance of a strong
balance sheet. We have continued to
closely manage our LTV which has
increased moderately to 32.9% as a

result of invesiment in growth sectors

and Campus development, offset by sales
and valualion increases. However, following
the Paddington Central transaction past
year end our LTV falls to 28.4% on a
praforma basis.

We have retained significant headroom to
our Group covenants, which could withstand
a fall in asset values across the portfolio of
49%. prior to taking any mitigating actions.-

Market interest rates have risen from very
low levels and further rises are anticipated.
In ling with our interesl rate management
policy, we have hedging on 79% of aur
projected debt on average over the

next five years.

Our streng seniar unsecered rating A,
long term I0R credit rating 'A-" and
short term JOR credit rating F1" were
all affirmed by Fitch during the year,
with a stable outleok.

During the year we have signed a new
£100m ESG-linked revolving credit facility
with aninitial 5 year term, extended our
E£450m ESG-linked revolving credit facility
to 2027, and raised a new £420m ‘Green
loan’ for the Breadgate joint venture,
secured on 100 Liverpool Streat.

We expecl 1o continue ta be able to

access funds from a range of sources in
the debt capital markets, as required by the
business, for unsecured and secured debt.

Opportunity

The scale and quality of our business
enables us lo access a diverse range

af saurces of finance with a spread of
repayment dates. Good access {o debt
capital markels allows us lo support
business requirements and take

advantage of opportunities as they arise.

At 319 Mareh 2022, we have £1.3bn of
undrawn, committed, unsecured revelving
facilites and cash; and post completion of
the Paddington Central transaction we have
no requirement to refinance until late 2025.
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PRINCIPAL RISKS continued

(8) Environmental Sustainability Ris

ks

The Brilish Land Company PLC 00621920

A failure to anticipate and respond
appropriately and sufficiensty to (i}
environmental risks or opportunities and -
lii] preventative steps taken by government
and society could lead to damage to aur
reputation, disruption in our operations

and stranded assets.

This risk category includes the:

- increased exposure of assels to -
physical environmental hazards,
driven by climate change.
- policy risk from the cost of complying
with new climate regutations with
specific performance and/for
technology requirements. -
- overall compliance requirements
from existing and emerging
_ environmenial regulation.
- leastng risk as a result of less
sustainable/non-compliant buildings.

How we monitor and mitigate the risks

- We have a comprehensive ESG
programme which is regularly reviewed
by the Board, Executive Committee and
CSR Committee.

- The Risk and Sustainabitity
Committees have overseen our
FCFD working group 10 implement
the TCFD recommendations including
scenario analyses to assess our
exposure to climate-related physical

net zero that limits global warming

to 1.5°C

Qur property management department
operates an eavironmenlal management
systemn aligned with ISQ 14001, We
cenlinue te hold 1S 14001 and 50001
accredilations at our cammercial afficas
and run 150-aligned management
systems at our retail assets.

Climaie change and sustainability
cansiderations are fully integrated
within our investment and development
decisions and are evaluated by the
Investment Committee and Board

in all investment decisions.

Through our Place 8ased apgroach to
social impact we ynderstand the most
important issues and opperiunities in the
cornmunities around each of our places
and focus our efforts cellaboratively to
ensure we provide places that meet

the needs of all relevant stakeholders.
We 1argei BREEAM Qulstanding on

offices developmants, Excellent gn retait |

and HM(3* on residential. We have also
adopled NABERS UK an all our new
office developments.

We undergo assurance for key data and
disclosures across our Sustainability
programme, enhancing the integrity,
quality and usefulness of the
information we provide.

and transition risks.

- The Sustainability Cammitiae monitors
oyr performance and management
controls. Underpinned by our SBTi-
climate targets, our guiding carporate

KRIs:

- Energy intensily and carbon
emissions. Specifically. energy
performance certificates,

palicias (the Pathway ta Net Zers and the | = Future cost of carbon offsets to meet

Sustainability Brief) establish a series of
climate and energy targets to ensure our

our 2030 net zero carbon goal.
- Portfolio flood risk.

alignment with a societal transition to

Key: Change in risk assessment from last year

lncrease No change Decrease
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New risk

Change in risk assessmentin year

Dur envirgnmental sustainability risk
outlook has increased in the year and is
considered a medium impact risk with

a medium probabitity.

Overall, the environmental sustainability
risk cutlook continues ta increase in
prominence and imporiance jo owr
business, our cusiomers and other key
stakeholders. Atso, regulatory reguirements
and expectations of compliance with best
praclice have tncreased and conlinug

to evolve,

During the year. we have worked closety
with Willis Towers Watson te quantify

the key physical and transitfon risks that
climate change poses Lo our business and
Ithis is infarming our long term strategy.
The mast material issues-include: flood risk
vulnerability; the increasing price of cartran
oifsets; and the cosls of complying with
minimurn EPC standards. More details

are provideg in the TCFO disclosures

on pages 49-57.

We are continuing o improve the energy
efficiency of our standing portfolio and have
completed nei zero audits of 29 of our major
office and retail assets, wentifying energy
efficient interventions and action plans.
Alongside this process, we are identifying
intervenlions which improve the EPC rating
of buildings rated C and betow to comply
with MEES [Minimum Energy Efficiency
Standard] legislation, which is expected

to require buildings to be A or B rated

{or valid exernptions registersd) by 2030.

Gpportunity

We have a clear respansibility but also
opporiunily 1o manage our business in
the most environmentally responsible and
sustainable way we can. This is integral

Lo our strategy; it creates value for our
business and drives posilive outcomes

for our stakehalders,

We have made good progress on our 2030
commitments which inciude ambitious
largels 1o be net zero carbon by 2030 and
a focus on environmental {eadership. We
were pleased lo relain our 5 star rating

in GRESB., the giobal benchmark for real
esiate, achieving 5 stars {or both Standing
Investments and Developments for the
second year running.



() People and Culture Risks
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Inability to recruit, develop and retain

staff and Directors with the right skills

and experience required to achieve the
business abjectives in a culture and
environment where employees can thrive,
may result in significant underperformance
or impact the effectiveness of operations
and decision making, in turn impacting
business performance.

How we monitor and mitigate the risks
Our HR sirateqy is designed to minimise
risk through:

- informed and skilled
recruitment processes.

- talent performance managemeni
and succession planning for key roles.

- highly compelitive compensation
and beneiits.

- people development and training.

- our flexible working policy helps retain
ernployees while promating work-life
balance and helping to imprave
productivity.

This risk is measured through employee
engagement surveys, wellbeing surveys,

employee turnover, exit surveys and
retention metrics. We engage with our
employees and suppliers o make clear
our requirements in managing key risks
including heatth and safety, fraud and
bribery. modern slavery and other social
and environmental risks, as detailed in
our policies and codes of conduct.

KRIs:

- Voluntary staff turnover.

- Employee engagement and wellbeing.
- Diversity and inclusion.

Change in risk assessment in year

Our people and culturerisk has

increased in the year and is considered

a medium impact risk with a medium to
high probability.

This risk has increased in the year reflecting
the challenging operating environment
caused by Covid-19, together with general
rising wage expectations and a recent
increase in employee mobility.

Following the easing of lockdown
restriclions, we have successfully
transitioned our people back ta the office.
whilst supporting individuals with more
flexible werking arrangements, We have
focused an staif wellbeing and have aciively
sought feedback from staff through pulse
surveys and taken several steps as a result
Lo promote wellbeing.

We are caommilted to improving the
diversity, equality and inclusivity of our
business and in November 2021, the CSR
Commitiee approved our DE&I strategy
which sets out our 2030 ambitions for
the business.

Dpportunity

We have a broad range of expertise

across our business which is critical to the
successful delivery of gur strategy. Our stafi
turnover remains relatively low. We will
assess our employee proposition to ensure
it still delivers what people mast value

in a changing labour market. We have an
opportunily to enhance our goed employer
brand, but will continue to keep this under
review, and will activety monitar and
promoie wetlbeing.

10 Customer Rasks

The majority of the Group'sincome is
camprised of rent received from our
custorners. This could be adversely
attected by non-payment of rent; occupier
failures; inability te anticipate evolving
custormer needs; inability to re-let space
on equivalent terms; poor customer
service as well as potential structural
changes to lease obligations.

How we monitor and mitigate the risks

- We have a high guality, diversified
customer base and monitor individeal
exposure to individual occupiers
or sectors.

- We perform rorous occupier covenant
checks ahead of approving deals and
on an ongaing basis so that we can
be proactive in managing exposure (o
weaker occupiers. An accupier watchlist
1s maintained and regularly reviewed by
Risk Commiltee and property teams.

- We work with our customers ta find
ways 1o best meet their evelving needs.

- We take a proactive assel management
approach to maintain a strong occupier
line-up. We are proaciive in addressing

key lease breaks and expiries

to munimise periods of vacancy.
- We regutarly measure customer

satisfaction across our customer

base through customer surveys.

KRls:

- Market letting risk including
vacancies, upcoming expiries and
breaks, and speculative development.

- Occupier covenant strength and
concentration [including percentage
of rent classified as 'High Risk’|.

- QOccupancy and weighted average
unexpired lease term.

Change in risk assessment in year
Our customer risk has reduced from its
elevated position last year, but is still
considered both a medium to high
impact and probability risk.

Our customer risk was heightened at lasl
year end as most of our customers were
unable to operate their businesses due to
Covid- 19 related restrictions, impacting
their ability to pay rent. Whilst our
performance continued to be impacted,
our rent cellection has recovered to close

to pre-pandemic levels as the UK econamy
recovered across the year.

We have contmued 1o work closely with our
customers to maximise cccupancy and rent
caliection whilst monitoring their covenant
strength and taking actions appropriately.
This is reflected in our rent collection
which is $7% for the year.

As our markets have continued to polarise,
customers demand maore from the places
where they work and shop. We are well
positioned across both our Campuses and
Retail & Fulfilment portiolios where we
fecus on providing best-in-class space:
and ihis has been evidenced by our

strong leasing activity.

Locking forward, we are mindful that higher
input prices may impact the profitability of
our customers, pariicularly an the retail side.

Opportunity

Successful custamer relationships are
vital to our business and continued growih.
Qur business model is centred around

our customers and aims to provides them
with modern and sustainable space which
aligns to their evolving needs and that of
our markets.
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PRINCIPAL RISKS continved

@ Operational and Compliance Risks
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The Group's ability to protect its
reputation, income and capital values
could be damaged by a failure to manage
several key operational risks to our
business including:

- Mnformation Systems & Cyber Security.
- Health & Safety.

- Third Party relationships.

- Financial crime compliance.

Compliance failures such as breaches
in regulations, third party agreements,
loan agreements or tax legislation
could also darmage repulalion and

gur financial performance.

How we manitor and mitigate the risks

- The Executive and Risk Committees
maintain a strong focus on the range
of operatienatl and compliance risks
10 Duf business.

Information Systems and Cyber Security
~ The InfoSec Sieering Commitiee
chaired by the Head of Strategy,
Digital and Technology. oversees
our IT infrastructure, cyber security
and key IT cantrols and reports ta the
Risk Committee and Audit Committee.

- Cyber security risk is managed using
a recogmised security framework,
supported by best practice security tools
acrass our technology infrastructure,
IT security policies, third party risk
assessmenis and mandatory user
cyber awareness training.

Health & Safety

- The Health, Safely and Environment
Cammiitee is chaired by the Head of
Property Services and governs the
Health & Safety management systems,
processes and performance in terms of
KPls znd reparts to the Risk, Audi and
CSR Commitiees

~ All our properties have general and fire
risk assessments undertaken annually
and any required improvements are
implemented within defined time frames
depending on the category of risk

- All our employees must attend H&S
training relevant te their roles.

Third Party Relationships

- We have 3 robust selectien process
for aur key partners and suppliers:
and contracts contain service tevel

agreements which are monitared regularty.

- Woe maintain a porifolio of approved
suppliers to ensure resilience within
our supply chain.

Financial Crime Compliance

- Woe operate a zero lolerance approach
for bribery, corruption and fraud and
have palicies in place to manage and
maniter these risks.

- All employees must undertake
mandatery iraining in these areas.

KRis

- Information Systems
Vulnerability Scere.

- Cyber Security Breaches.

- HA&S Risk Assessments.

- HA&S lacidents,

Key: Change in cisk assessmeat fram last yeac

Increase No change

Decrease

[® vew risk
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E Change in risk assessment in year

Qur Operational and Compliance risks have
been elevated to & new principal risk which
is considered a medium impact risk with

a medium probability, Key risks inctude
Information Systems & Cyber Security,
Health & Satety, Third Party Relationships
and Financial Crime Compliance.

The wider use of digitat technology across
the Group increases the risks asscciated
with information systems and cyber security
such as ransamware, phishing, malware
and social engineering. In the wider market,
cyber risks continue to be heightened due to
the rise in attempted cyber attacks, in some
cases exploiting changes in warking
patterns due to Covid-19.

During the year, our Healih & Safety team
have continued to pricrilise the safety of our
people whilst working away from the ofiice
at times as well as the managemaent of
our assels and developments 1o ensure
the business s operating in a safe and
compliant manner. We continue to closely
monitor the regulatory environment and
respond Lo any new requirements, tar
instance fire safety improvements, Lo
ensure compliance.

The Group pravides third party seqvices to

2 number of key jeint venture partners, the
number of which has expanded in the year,
and ensuring that the provision of these
services is at an appropriate level continues
to be a key focus for the business.

Opportunity

Our business is set up to navigate and deal
with complexity. Qur ability to manage and
operate large complex properly portlolios
and developments is a key differentiator and
allows us to work with selected joint venture
partners who value our expertise. We will
continue {o invest in and develop our
piatform ta deliver these services.



VIABILITY STATEMENT

Viability
statement

Assessment of prospects

The Directors have worked cunsistently aver
several years to ensure that British Land
has a strong and robust financial position
and the Group is now benefiting from that,
as follows:

- The Group has sccess to £1.3bn of cash
and undrawn facilities. Betore tacloring
in any income receivable, the facilities
and cash would be sulficient to caver
ferecast capital expenditure, groperty
operating cosls, administrative
expenses, maturing debt and
interest over the next 12 manths.

- The Group retains significant headroom
on its debt covenants, has ne income or
interest caver covenants on unsecured
debt and has no requirement to
reflinance until tate 2025.

- Inthe year we signed a £420m Green
Loan facility for the Broadgate joint

. venture secured an 100 Liverpool Streat,
arranged a new £100m RCF to 2027 and
extended an existing £450m RCF far 2
further year to 2027,

The strategy and risk appetite drive the
Greup's forecasls. These cover a five-year
periog and consist of a base case forecast
which includes committed transactions
only:; and a ferecast which also includes
nen-commitied transactians the Board
expects the Group 1o make, in line with

the Group's strategy. A five-year forecast

is considered (o be the optimum balance
between the Group’s leng term business
model to create Places People Prefer

and the fact that property investment is a
long term business with weighted average
lease lengths and drawn debt maturities

in excess of five years (5.8 and 4.9 years
respectively at March 20221, offset by

the progressively unreliable nature of
forecasting in later years, particularly given
the historically cyclical UK property industry.

Assessment of viability

for the reasans autlined above, the period
over which the Directors caonsider it feasible
and appropriate to report on the Group's
viability remains five years, to 31 March 2027.

The assumptions underpinning the forecast
cash fiows and covenant comaliance
forecasts were sensitised to explore the
resilience of the Group to the potential
impact of the Group's significant risks.

The principal risks t1able on pages 88-94
summarises thase matters that could
prevent the Group frem delivering on its
strategy. A number of these principal risks,
because of their nature or potential impact,
could also threaten the Group's ability to
continue in business in its current form if
they wei e to accur.

The Direclers paid particular attention

10 the risk of a deterigration in economic
outlook which would adversely impact
oroperty fundamentals, including investor
and occupier dermand, and which would
have a negative impact on valuations,
cashflows and a reduction in the availzbility
of finance. In addition, we have sensitised
for the potential implications of 2 major
business event and/or business disruption.
The remaining principal risks, whilst having
anampact on the Group's business model,
are not considered by the Directors to have
a reasonable likelinood of impacting the
Group’s viability over the five-year period

to 31 March 2027.

The most severe but plausible downside
scenario, reflecting a severe econornic
downturn, incorporated the

following assumptions:

- Structural changes to tha property
market and customer risk, reflected
by an ERV decline. occupancy decline,
increased void periods, development
delays, no new lettings during FY23, the
impact of a proportion of our high risk
and medium risk occupiers entering
administration, and lower rent
collection [as previously
experienced during Covig-1%).

- Areduction in investment property
demand to the level seen in the last
severe downturn in 2008/09, with
autward yield shift to 9% net
equivalent yield.

The cutcome of the ‘severe downside
scenario’ was that the Group’s covenant
headroam on existing debt {i.e. the levet

at which investment property values would
have ta fall before a financial breach sccurs)
reduces from 49% to, at its lowest level,
18%, prior to any mitigating actions such as
assel sales, indicating covenants on exisling
facitities would not be breached.

Based on the Group's current
commitments and available facilities there
is no requirement to refinance until iate
2025. In the normal course of business,
financing is arranged in advance of

The 8British Land Company £LC 00621920

expected requirements and the Directars
have reasonable conflidence that additional
or replacement debt facilities will be put in
place prior to this date.

in the 'severe downside scenario’ the
refinancing date reduces to early 2025.
Howaever, 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
assel sales, which would altow the Group 10
continue to meets its liabilities over the
assessment peried.

Viability statement

Having considered the forecast cash flaws
and covenant compliance, and the impact
of the sensitivities in combination in the
‘severe downside scenario’, the Directors
confirm that they have a reasonable
expectalion that the Group will be able

to continue in operation and meet its
liabilities as they fall due over the

period ending 31 March 2027,

Going concern

The Directors also cansidered il appropriate
to prepare the financial statements on ihe
going concern basis, as explained in the
Governance Review.

During the year the Board assessed

the appropriateness of using the ‘going
concern’ basis of accaunting in the financial
statements. The assessment cansidered
future cash flows and debt facilities [to
assess the liquidity risk of the Companyl
and the availability of finance [to assess
salvency riskl. The assessment covered

the 12-month period required by the

‘going concern’ basis of accounting.

Following these assessmentls, the
Directors believe that the Grewp 15 well
placed to manage its financing and other
business risks satisfactorily and have a
reasonable expectation that the Company
and the Group have adequate resources to
continue in operation for at least 12 months
fram the date of the Annual Report. They
therefore consider it appropriate to adopt
ihe going concern basis of accounting in
preparing the financial statements.

The Strategic Report was approved by the
Board on 17 May 2022 and signed on its
behall by:

e

Simon Carter
Chief Executive
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CHAIRMAN'S INTRODUCTION

Tim Score
Chairman

2022 Corporate

Governance Report

A refreshed management team,

an exciting corporate strategy

and stretching sustainability goals:
the Board has guided the Company
through a year of opportunity

and growth.

As | outlined in my Chairman’s Statement
on page 10 the Company has a clear and
ambitious strategy to fulfil its purpose in
creating Places People Prefer. By utilising
our competitive advantage in aclive assel
management and develapment combined
with meaningful stakeholder engagement,
the Company is working hard to caplure
growth and deliver financial returns in an
increasingly more sustainable way.

The Board's role during the year has been
lo challenge anid support management bath
in he development of the new sirategy and
in its execution, providing challenge and
independent tines of sight to refine and

. maximise the business's objectives.

As the Company has delivered on its priority
to more actively recycte capital frem its
mature portfolio and invest into growth
sectors, unique developments and value
opportunities, the Board has taken bold
decisions whilst ensuring financial and
organisatianal iongevity. Financial capacity,
the demands on the workforce, shareholder
returns, our sustainability goals and the
impacl on our broader stakeholders

have all been at the forefront of our
decisian-making process.

The nature of our business, from investing

+ in and developing properties to managing

and curating our spaces, means we have
a continuous dialogue wilh a wide group

‘of stakeholders and consider our

arwvironmental and social impacts in
all that we do. This cultural approach
is central to our purpose and flows
through all levels of the erganisation.

As the Company continues to work towards
its ambitious sirategic and sustainability

The British Land Company PLC 00621920

Training

During the year, the Board parucipated
in a deep-dive training session on the
progress against cur 2030 Sustainability
Strategy and the future initiatives that
will drive carbon reduction. Qur subject
matter experts provided detailed training
an the technical aspects of embodied
and operational carbon, the Company's
bread sustainability regorting
programrne, external investor and
analyst views on sustainability and

the focus of the management team

for the year ahead.

Glosgsary

1. Remuneration policy and engagement
with shareholders (DRR page 1271

2. Director biographies
[Directors’ Report page 101]

3. Board changes and appointment
process followed dufing the year
[Nomination Cammittee Report,
page 116]

AGM

Following the success of the 2021 AGM,
we will once again be holding a hybrid
meeting on 12 July 2022 at Storey Club,
100 Liverpool Street. Full details are
conlained within the 2022 Nolice

of Meeting. We would encourage
shareholders to join either virtually or
physically and participate in the meeting.

objectives, the Board wilt continue Lo
develop its operation to ensure that the
governance framework the Company
operates under is complementary to
those objectives.

This year, t want to pravide you with
aninsightinto the core role of the Board
during the year under review, with a focus
on stakeholder engagement and the impact
it has on our decision making process. The
case studies an the following page give a
real insight into the work of the Board and
the maiters that are considered that goto
the heart of how British Land operates.

| hope you find this new format useful

and enjoy reading about our work.

The rest of our carporate governance report
will describe in detail how the Company
continues io vphold high standards of
corporate governance. Each Committee
Chair will provide a detailed view of the
work that their respective Committee

has undertaken.

British Land Annuat Report and Accounts 2022 "



CHAIRMAN'S INTRODUCTION continued The British Land Campany PLL 006219-20

Applied governance

As 1 look forward to the year ahead, 1 would
like to take the opportunity to thank my
colleagues on the Board and across the
business for their continued hard work
and dedicalion.

G~ d"‘j’

Tim Scare
Non-Executive Chairman

Stakeholder engagement
Stakeholders are at the centre of cur
decision making process to ensure that as a
business we produce Places People Prefer.
Pages 32-34 outline our stakehotder
groups and provide details of how we
engage with them.

The follewing case studies provide
examples of principal decisions taken by the
Board during the year, and how Directors
have had specific regard to elements of
seciion 172 [a]-[f] of the Companies Act
2004. Our formal section 172 Staterment

is within the Strategic report on page 33.

Qur Warkiorce £ngagement Statement 1s
incorporated within the report of the CSR
Commitiee an pages 114-115 which
provides Board level oversight of this
important work.

Canada Water

Working with AustralianSuper and in partnership
with Southwark Countil, this mixed use scheme
is expected to include 3,000 new homes
alongside a mix of commercial. retail

and community space.

Image is a CG!

Prineipal Board Decisions

The Directors individually and collectively
consider their chligations under sectian
172 (al-(f} of the Companies Act 2005
when making decisions. Management take
care to prepare decision papers that are
scrutinised at executive level committees
and subsequently endorsed if appropriate
before they are gresented to the Board.
Direclors take great comfort from the -
detail and diligence that management
apply in preparing papers, and individual
Board members often take the opportunity
to have briefings with subject matter
experts to bolster their knowledge.

A checklist is provided within each
decision paper that details the individuat
subseclions of section 172 and the impact
that the decision is likely Lo have on each
stakeholder group. Whilst all stakeholder
groups are considered, the following are
some examples of the principal decisions
taken by the Board during the year

that demonstrate the timpact of the
decision process:

Case studies:

1. Part disposa! of Canada Water

to AustralianSuper

In March 2022, the Company announced
the sale of 50% of our share in the Canada
Water Masterptan to AustralianSuper

and the creation of a new jaint venture.
The transaclion delivered on our plan
tointraduce a partner on the project to
accelerale delivery of and returns from
the Masterplan. This new struclure also
provides visibility over the 10-year
development programme, benefiting the
internal project team, the suppliers and
partners that we are contracied with and
the lacal communities and end cuslomers
that will be able to have the benefit of the
scheme once finished,

Secuning a pariner as credible as
AustralianSuper with a track record in
responsible investing and delivering mixed
use redevelopments within London was

a key consideration for the Board. The
tong term impacts on the Company’s
reputation for high standards of business
conducl are reflected by our choice of
AustralianSuper and the Board was
satisfied that, culturally, the two
arganisations would fit weli together.

2. 2 Finsbury Avenue

The Board approved the demolition of
the existing 2 Finsbury Avenue huilding
and enabling works for the proposed
redevelopment in January 2022, In
doing so, the Board had regard to the
environmenial impact of the scheme
by reference to the Company’'s 2030
Sustainability Strategy and the
embadied carbon levels proposed

for the development.

In preparation for the proposat being
brought to the Board, the Investment
Compmnittee reviewed the proposal on
two separate occasions and challenged
the project tearm to make design and
procurement changes to reduce carbon
to a market teading {evel far a new high
rise huilding,

The proposal that the Board subsegquently
considered delailed how material and
methed innovations had been employed

to improve the sustainability credentials of
the design, which in turn slightly increased
develepment casts. Refleching stcong
demand for more sustainable space, as
evidenced at 1 Broadgate which was fully
let four years ahead of completion at
attractive rents, the Board was satisfied
that any incrazse in cosls would be more
than offset by higher renis as a result of
its stronger sustainability credentials,

3. Free shares

As detailed within the CSR Committee
report an page 115, the employee
engagament survey is a key tool that the
Board relies on for detailed engagement
with the workforce. An area of particular
ieedback highlighted in the annual survey
in February 2022 was how much
employees had valued the Free Share
awards under the Company’s Appraved
Share Incentive Ptan which had been
suspended during the Cowid-19 pandemic.

Management had originally intended to
continue to syspend the award of free
shares as part of the budget forecasting
process for the year ending 31 March
2023. However given the strong financial
perfarmance of the Company during the
year and the high value our employees
put o the Free $hare awards, the Board
approved the proposal by management to
provide Free Share awards across all BL
employing cornpanies.

100 British Land Annual Report and Accounts 2022




BOARD OF DIRECTORS
Driving success

Our Board develops strategy and
leads British Land to achieve
long term success.

1.Tim Score

Nen-Executive Chairman [N
Appointed as a Non-Executive Director
in March 2014 and as Chairman in
July 2019

Skills and experience

Tim has significant experience in the

rapidly evolving global technology landscape
and brings years of engagement both with
rnature ecanomies and emerging markets
to the Board.

He is the Deputy Chair, Senior Independent
Director and Chair of the Audit Committee
at Pearsan plc and is a Nan-Executive
Qirector at the Foatball Assaocialion.

He is also a Non-Executive Director and
Chair of the Audit and Risk Committee al
8ridgepoint Group plc and sits on the board
of trustees of the Royal National Theatre.
Tirm was formerly a Non-Executive Director
at HM Treasury, Chief Financial Officer of
ARM Heldings PLC and held senior financial
positions at Rebus Group Limited, William
Baird plc, LucasVarity plc and BTR ple
From 2005 to 2014, he was a Non-Executive
Director of National Express Group PLC,
including time as interim Chairman and

six years as Senior \ndependent Director.

2.5imon Carter

Chief Executive Officer

Appointed to the Board as Chief Financial
Officer in May 2018 and as Chief Executive
in November 2020,

Skills and experience

Simon has extensive experience of finance
and the real estate sector. He jeined British
Land from Logicor, the owner and operator
of European logistics real estate, where he
had served as Chief Financial Cfficer since
January 2017. Prior to joining Logicor, fram
201510 2017 Simon was Finance Director at
Quintain Esiates & Develepment Ple. Simon
previously spent over 10 years with British
Land, working in a variety of financial and
strategic roles and was a member of our
Executive Cammitiee from 2012 until his
departure in January 2013, Simon atso
previously worked for UBS in fixed incorme
and qualified as a chartered accountant
with Arthur Andersen. In May 2022, Simon
was appointed to the Board cf Real Estate
Balance, a campaigning organisation
working to improve diversity and

inclusion in the real estate industry.

3. Bhavesh Mistry
Chief Financial Officer
Appointed to the Board in July 2021,

Skills and experience

Bhavesh brings a broad range of financial,
stralegic and transformation experience

to British Land gained across a number of
mullinaticnal organisations, Prior to joining
British Land, Bhavesh was Deputy Chief
Financial Officer at Tesca PLL. Bhavesh has
previously held senior finance and strategy
rotes in 3 range of consumer-facing
businesses including Whitbread Hotels

and Reslaurants, Anheuser Busch InBev
and Virgin Media. Bhavesh qualified as a
Chartered Accountant with KPMG and holds
an MBA from London Business School.

Board Committee membership key

Audit Committee

Corporate Sacial Respansibility Committee
Nomination Committee

Remuneration Commiliee

DEEEE

Chair of a Board Commutiee
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4. Preben Prebensen

Senior Independent

Non-Executive Director [ I[E
Appointed as a Nan-Executive Director in
September 2017 and Senior independent
Director in July 2020.

Skills and experience

Preben has 30 years’ experience in
driving leng term growth for British
banking businesses.

He is currenily the [ndependent
Non-Executive Chairman of Riverstone
International, having previously been Chief
Executive of Close Brathers Group plc from
2009 until 2020. Preben was formerly the
Chie! Investment Officer of Catlin Group
Limitad and Chief Executive of Wellington
Underwriting ple. Prior to that he held a
number of senior pasitions at JP Morgan.
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BOARD OF DIRECTORS continued

Board Committee membership key

Audit Committee

Corparate Social Responsibility Committee
Nominatien Commities

Remuneration Committee

C8ema

Chair of 3 Board Committee

5. Laura Wade-Gery

Nen-Executive Directar [R] [
Appointed as a Non-Executive Director
i May 2014,

Skills and experience

Laura has deep knawledge of digital
transfermation and customer experience
and brings her experience leading business
¢hange management to the Board.

Sheis Chair of NHS [hgitat and a
Non-Executive Director of NHS England.
Most recently, Laura accepted the pesition
of Non-Executive Director at Legal &
General Group pic. Unlil April 2021, she
was 3 Non-Exetuvtive Director of Sohn
Lewis Partnership pic. Previously, Laura
was Executive Oirector of Multi Channel at
Marks and Spencer Group plc, served ina
number of senior positions at Tesco PLC
including Chief Executive Officer of Tesco.
com and was a Non-Executive Direcior of
Reach PLC {formerty known as Trinily
Mirrar plcl.

&. Loraine Woodhouse
Non-Executive Director [&)

Appointed as a Non-Executive Direcior
in March 2021.

Skills and experience

Loraine has extensive experience across aill
finance disciplines and has warked within
many different seciors including real estate
and retail.

Loraine has been Chief Financial Gfficer of
Halfords Group plc since ' November 2018.
Prior to joining Halfords, Loraine spent five
years in senior finance roles within the John
Lewis Partnership. In 2014 Loraine was
appointad Acling Group Finance Director
and subsequently as Finance Director of
Waitrose. Prior to that, Loraine was Chief
Financial Officer of Habbs, Finance Director
of Capital Shopping Centres Limited
{subsequently Intu Plcl and Finance
Director of Costa Coffee Limited. Loraine's
early career included finaznce and investor
relations roles at Kingfisher Plc.
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7. Alastair Hughes

Non-Executive Director E1E) B
Appointed as a Non-Execulive Directar
in January 2018.

Skills and experience

Alastair has proven experience of growing
real estate campanies and is a fellow af the
Royal Institutien of Chartered Surveyors

Alastair is a Non-Executive Directar

of Schroders Real Estate Invesiment Trust
Limited, Tritax Big Box REIT and QuadReal
Property Graup, with over 25 years of
experience in real eslate markels,

He is 3 former Direclor of Jones Lang
LaSalle Inc. (JLLI having served as
managing directar of JLL in the UK,

as CEQ for Europe, Middle East and
Africa and then as CEO for Asia Pacific.

British Land Annyal Report and Accounts 2022
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8. Irvinder Goodhew

Non-Executive Director T
Appointed as a Non-Executive Director
in October 2020,

Skills and experience

Irvinder brings over 25 years of expenence
thraugh aperational, strategic and digital
transformation roles in a broad range of
sectors including retail, censulting and
financial services,

She is currently a Managing Gireclor at
Alvarez & Marsal and was previgusly a
Transtormation Birector at Lloyds Banking
Group ple. Irvinder held several senior
execulive pasitions in the UK and Australia
In consumer facing industries, across
supply chain operations. strategy and
transformation for FTSE 100/ASX
erganisatiens fnciuding J Sainsbury plc,
Coles Group and BOC Group. lrvinder's
industry experience is complemented

with a careerin global strategy consulting
including her role as a Partrer with AT
Kearney leading their consumer and retail
practice in Australia and New Zealand.



GOVERNANCE AT A GLANCE

The British Land Company PLC 00421920

A strategic enabler

Qur governance structure Board attendance
ensures that the right people Meeting
have access to the right - Direciar Atendancs
information. Delegated Tim Score &/
authorities throughout Sirmon Carter 6/
our organisation enable Bhavesh Mistry 5/5
effective decision making Preben Prebensen ~ 6/6
at appropriate levels. Mark Aedy 4fh
Lynn Gladden . &/6
Alastair Hughes &/6
irvinder Goodhew &/
Nichotas Macpherson 6/6
Laura Wade-Gery' 5/4
Lorzine Woadhouse b/6

. Laura Wade-Gery missed one Board meeting in May 2021 due to illness, but ensured a full repart 6l the”
matters cansidered by the May 2021 Remuneration Cemmittee which she had chaired was made at the
Board meeling despite nol being able o attend hersell.

The Beard continves ta demanstrate individual and collective commitrnent to British Land by devoling

suflicient tiree to discharge its duties and each year the Directors are asked te report their lime spent on
British Land commitments. ta additian to formal meelings. the Board met collectively with management
in February for the annual sirategy ofisite as well as for infarmal neiworking events threughout the year.

Governance framework

Corporate

Board of Audit Social Nomination Remuneration
Directors Committee Responsibility Committee Committee
Committee

Executive
Membhership
camprises
Executive
Chief Investment Executive Risk Commiliee
Executive Committee Committee Committee members.
The Committees
ensure the
implementation
of the Company
strategy.
Management
Membership camprises
Communily Transition Health Sustainabilit key personnel from
Investment Vehicle and Safety ustaina y across the business
. . . Committee in the relevant subject
Committee Cammittee Committee area. The Commitlees
are invelved in the
granular day to day
tasks wilthin their remit.

Further infermation abau! the different
Commiltees can be found on page 107
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9. Nicholas Macpherson
Nan-Executive Director

Appointed as a Non-Executive Oirector
in Decernber 2014,

Skills and experience

Nicholas has direcled arganisations
through baoth fiscal and strategic change
management and brings this vital expertise
ta the Board.

He is Chairman of The Scoftish American
investment Company PLC, a Director of C.
Hoare & Co. and a member of the Advisory
Council to Arcus Infrastructure Partners.
Nicholas was the Permanent Secretary to
the Treasury for aver 10 years from 2005
to March 2015, leading the depariment
theough the financial crisis and
subsequent period of banking refarm.

10. Lynn Gladden

Non-Executive Director
Appoinied as a Non-Execulive Director
in March 2015.

Skills and experience

Lynnis recognised as an authority in
working at the interface of advanced
technology and industry. Her critical
thinking and anatytical skills bring a
unique dimension to the Board.

Sheis Shell Prafesser of Chemical
Engineering at the University of Cambridge
and was appointed as Executive Chair of
the Engineering and Physical Sciences
Research Council [UXRI) in 2018. She is
also a fellow oi the Royal Society and
Royal Academy of Engineering.

11. Mark Aedy
Non-Executive Directar
Appointed as a Non-Executive Directer in

_ September 2021.

Skitls and experience

Mark is 2 Managing Director and Head of
Moelis & Company EMEA & Asia Investment
Banking. Pricr to 2009, Mark was on the
Global Executive Committee of Corporate &
Investment Banking at Bank of America
tMerrill Lynch and before that was Head of
Investment Banking EMEA at Merrill Lynch.
Aside from his execuiive career Mark holds
varipus nen-profit and public sector board
reles, including Senidr Independent Director
of the Royal Marsden NHS Foundation Trust
and is a Trustee of the HALO Trust. He is
also a Visiting Fellow at Oxford University.

The British Land Company PLC 00621920
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12. Brona McKeown

General Counsel and Company Secretary
Appainted as General Counset and Company
Secretary i January 2018. In January 2022
Brona also took on responsibility for

Human Rescurces.

Skills and experience

Befeore joining British Land, Brona was
General Counsel and Company Secreiary
of The Co-operative Bank plc for four years
as part of the restructuring executive team.
Imrnediately prior lo that she was Interim
General Counsel and Secretary at ithe
Coventry Building Saciety. Prior to October
2011, Brona was Global General Counsel of
the Corporaie division of Barclays Bank plc,
having joined Barclays in 1998. Brona
trained and spent a number of years

at a farge Crty law firm.
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A strategic enabler

Our governance structure Board attendance
ensures that the right people Meeting
have access to the Tigh[ . Direclor Altendance
information. Delegated Tim Scare /6
authorities throughout Siman Carter &/
our organisation enable Bhavesh Mistry 5/5
effective decision making Preben Prebensen &/6
at appropriate levels. Mark Aedy 4ih
Lynn Gladden &/4
Alastair Hughes 3
Irvinder Goodhew &/5
Nicholas Macpherson 676
Laura Wade-Gery* 574
Loraine Woodhouse &/é

1. Laura Wade-Gery missed one Board meeting in May 2021 due to illness. but ensured a full report 6f the’
matiers considered by the May 2021 Remuneration Cemmutiee which she had chaired was made at the
Board meeting despite not being able to atiend herself.

The Board continues o demansirate individual and collective commitment to British Land by devoiing

sufficient lime to discharge its duties and each year the Directors are asked to report their time spent an
British Land commitments. I addition te formal meetings, the Board mel callectively with managemeni
in February for the annual strategy offsite as well as for informal networking events throughout the year.

Governance framework

Cerporate

Board of Audit Sacial Nominatian Remuneratjon
Diraclors Commitiee Responsibility Committee Committee
Commiitee

Executive
Membership
comprises
Execitive
invesiment Executive Risk Commiltee
Committee Committee Committee members.

The Commiliges
ensure the
implementation
of the Company
slrategy.

Chief
Executive

Management
Membership cornprises
Communit Transitian Health key persannel from

Y

> Sustainability across the business
Investment Vehicle and Safety Committee in the relevant subject

Committee Committee Committee area, The Commiltees

are involved in the
granu\ar day te day
tasks within their remit,

. Further information about the different
Lommittees can be found on page 107
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GOVERNANCE REVIEW

Corporate
Governance
Report

Code compliance

We ara reporting against the 2018 UK
Corporate Governance Code {the Code’]
available at frc.org.uk. The Board considers
that the Company has complied with alt
relevant provisions of the Code throughout
the year.

Far the purposes af Pravision 5 of the
Code, the Board has designated the CSR
Committee as our prescribed method

of overseeing workforce engagement,
which pravides greater resource at Board
level than a single board member and
demonsirates our continued commitment
i0 excellent workfarce engagement.

Board leadership

and company purpose

The Board has determined that

the Company’s purpose is to create
and manage outstanding places to
deliver positive outcomes for all our
stakeholders on a sustainable basis.
We call this Places People Prefer.

We do this by understanding the evolving
needs of the people and organisations
who use our places every day and the
communities who live in and around them.
The changing way people choose to work,
shop and live is whal shapes our siralegy.
enabling us to drive demand for our space,
in turn creating value over the leng term.

The Board, supported by an expert
management team, continues to maximise
the compelitive advantages of the Company
by utilising a deep histary of stakeholder
engagement to produce Places People
Prefer and maximise sustainable value for
shareholders. The Company is led by the
Beard in its entrepreneurial approach to
placemaking and continues to innovate

and produce world class destinations.

As at 31 March 2022, the Board comprised
the Chairman, the CEQ. the CFO and eight
independent Non-Executive Directors.

We continue to have a strong mix of
experienced individvals on the Board. The
majority are independent Non-Executive
Directors wha are not only able to offer

an external perspective on the business,
but aiso consiruclively challenge Executive
Directars, particuiarly when devetoping the
Company's strategy and in their performance.

Our governance structure is designed ta
ensure that decisions are taken at the
appropriate level and with the proper
degree of oversight and challenge.
Elermnents of our business require quick
decision making and this is engbled by an
agiie Board and management leam that
coliaborate effectively on comoplex issues.

The British Land Company PLC 00621920

Strategy days

Following the tifting of pandemic
restriciions, the Board was able to hold its
annual stralegy ofi-site in person in London
in February 2022. The event was atiended by
the full Board and Executive Commiitee and
was structured to allow for the development
of and challenge to the Company’'s corporate
strategy, with a balanced program of
presentations, debate and discussion.

The CED, senior executives and external
guests delivered 3 number of presentations
to attendees, providing in-depth analysis an
aspects of the business and the external
environment. Areas of focus included:
driving returns on retail parks and our
London Campuses, our people strategy.
development in the innovation seclar,

and presentations from external parties

on the role of cities in a post-pandemic
envirenment and emerging technologies
including the metaverse.

Cuiture and stakeholder engagement
The Company's purpose is core (o every
decision taken by the Board. As detailed
on pages 8-9, the Company has

a framework of values and strategic
measures that underpin our purpose

to ensure that the strategy and cutlure
of the Company are aligned. Led by the
CSR Commitiee, we have a broad range
of workforce engagement mechanisms
to ensure the Board is able to assess the
culture of the arganisation. Our workforce
engagement mechanisms are described
on pages 114-115.

Although the CSR Committee has general
oversight of and respansibility for workfarce
engagementl, it collaborates with other
Board Committees as appropriate to the
extent that issues identified fall under the
remit of a different Committee. The Board
is reguiarly updated by Committee Chairs.
The Board has detegated oversight of the
Company’s whistieblowing arrangemenis
to the Audit Cornmittee but retains overall
responsibility and receives updates on
cases as apprapriate.
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Bourd leadership

—>

and company purpose
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The British Land Leadership Team consists
of the Executive Comimittee and its direct
reportsin management roles who rmeet
regularly both formally and informally

1o ensure there s a direct and visible link
across the business, and aclt as a channet
for workforce views to reach the Board.

As well as workforce engagement, the CSR
Committee has formal responsibility for
engagement with the Company’s wider
stakeholders. Siakeholder engagement is
integral to creating Places People Prefer
and the decisions taken by the Board to
maximise sharehalder value are enhanced
by the views of the divarse range of
stakeholders and wider communities that
we serve. The mechansms thal ensure
effective stakeholder engagement are
detailed on pages 32-34. Examnples

of how principal decisions taken by the
Board have been shaped by the impacts
on our stakeholders are described in

the Chairman’s lelter on page 99.

Further information on British Land’s contribution to
wider saciety can be found on pages 38-48

Engagement with major shareholders
Institutional investors and analysts
receive reqular communications from
the Company, including invester relatians
events, ane-to-one and group meetings
with the Chairman and Executive Directors.
and tours of our major assets. We have a
dedicated investor relations team which
manages our day ta day shareholder
engagement and provides regular
feedback to the board.

Througheut the year we have hosted a
number of investor events, bath virtually
and in person after the lifting of pandemic
restrictions. fnvesior events including site
Lours have been held at Canada Water and
Norton Folgate, and the CEQ, CFQ and Head
of Real Estate have delivered thair usual
half year and full year resulls preseniations
as well as participating in a number of
virtual and in-person roadshows, private
clients roadshows and retail investor
rmaetings. We alsc engaged with our major
shareholders during cur review of our
Remuneration Palicy. The residting changes
te the policy are summarised on page 129,
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The Chairman is committed {o ensuring
that shareholder views, both positive and
negative, are retayed back to the Board and
is assisted by the execulive team in doing
50. The Chairman, Senior independent
Director, CEC and CFO are available to
address any concerns our stakeholders may
wish to raise. In June 2021 the Chairman
attended a number al meetlings with key
investors and shareholders including,
among others, BlackRock, Norges Bank
and Brooklield.

In addition to the Chairman’s efforis, the
Chiet Executive provides a written report
at each scheduled Board meeting which
includes a summary of market activity and
cammentary on investor meetings ia the
periad. Direct feedback received during
roadshows and other events is made
available lo the Board as appropriate.

The Board engages with wider shargholders
via our Annual General Meeling which

is held in a hybrid format and allows

for shareholders to submit comments

or questions for the Board either in

person or via the website or lelephone.

Conflicts of interest and

external appointments

The Dwectars are requiced to avoid 2
situation in which they have, or could

have, a direct or indirect conflict with the
interests of the Company. The Board has
established a pracedure whereby Directors
are required to notify the Chairman and the
General Counsel and Company Secretary
of all new potential outside interests and
actual or perceived canflicts that may affect
them in their reles as Directors of British
Land. The Board reviewed its Conllicts of
Interests Policy during the year and made
amendments to provide a distinction between
the approvals required for significant and
nen-significant appointments,
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Any external appointments must be
approved before they are accepted by
Directors. The Board has delegated
authorily ta the Chairman [or Senior
independent Directors for appoiniments
cancerning the Chairman)] and any other
member of the Nomination Committee to
provide appraval for significant appointments
in between scheduled Board meelings. An
updated register of situational conflicts of
interest is then tabled at the next scheduled
Board meeting for approval by the full
Board. The register is provided ta the Board
for review and approval at least twice a year.

in November 2021, Tim SCore was appointed
as Non-Executive Director of Bridgepaint
plc and Laura Wade-Gery was appointed as
Non-Executive Director of Legal & General
Group ple. In September 2021 irvinder
Goodhew was appointed as managing
directar of Alvarez and Marsal. In all cases
the Board considered the appaintments and
concluded that they would net impact the
directors ability to dedicate sufficient time
te their commitrments at British Land.

Prior approval of ihe appoiniments was
given and they were subsequenily noted

in the register of situational conllicts

which was then approved.

Non-Executive Direciors’ letters of
appointment set out the time commitments
expected from them. Following consideration,
the Nomination Committee has cancluded
that all the Non-Executive Directors
continug to devote sufficient Lime to
discharging their duties ta the requirad
high standard. Further details on the
process for appoiniment to the Board

¢an be found within the Report of the
tMomination Cammittee on page 117,

British Land’s policy is to allow Executive
Oirectors 1o take one non-executive
directorship at another FTSE company.
subject to Beard appraval. The Executive
Directors do not currently hald any such
Non-Executive Direciorships.



Division of
responsibilities

—

There is a clear written division

of responsibilities between the
Chairman (who is responsible for
the leadership and effectiveness of
the Board) and the Chief Executive
(who is responsible for managing
the Company).

The responsibilities of the Chairman, Chief
Executive and Senior Independent Direclor
have been agreed by ihe Board and are
available to view on our website britishtand.
com/structure-commitlees.

When running Beard meetings, the
Chairman maintains a collaborative
atmosphere and ensures that all Directors
have the opporlunity ta contribute to the
debate. The Direciors are able ta voice
their opinions in a calm and respectful
envirgnment, allowing coherent discussion.

The Chairman also arranges informal
meetings and events throughaut the year
to help build constructive relationships
between Board members and the senior
management team. The Chairman meets
with individual Directoers outside of formal
Board meetings io allow {or open, two-way
discussion aboul the effectiveness of the
Board, its Committees and its members.
The Chairman 1s therefore able to

remain mindful of the views of the
individual Directors.

Operation of the Board

Qur governance framework sel out on page
104 ensures that the Board is able to focus
on sirategic propasals, major {ransactions
and gaovernance matters which affect the
long term suecess of the business.

Regular Board and Commiltee meetings
are scheduled throughout the year. Ad hoc
meetings may be held at short notice when
Board-level decisions of a time-critical
nature need to be made, or for

exceplional business.

Care is taken to ensure that infermation is
circulated in good time before Board and
Commitiee meetings and that papers are
presented clearly and with the appropriate
level of detail to assist the Board in
discharging ils duties. The Secretariat
assists the Board and Cemmiitee Chairs
in agreeing the agenda in sufficient time
before the meeting to allow for input from
key stakeholders and senicr executives.
Chairs of Committees are alse sent

draft papers in advance of circulation to
committee members to give time for input.

Papers for scheduled meetings are
circulated one week prior to meetings and
clearly marked as being ‘For Decisien’, ‘For
Information’ or ‘For Discussion’. To enhance
the delivery of Board and Committee
papers, the Board uses a Board portal and
tablets which provide a secure and efficient
process for meeting pack distribution.

Under the direction of the Chairman, the
General Counsel and Company Secretary
facilitates effective information flows
between the Board and its Commiltees,
and beiween senior management and
Non-Executive Directors.

Board Committees

Four standing Committees have been
operating throughout the year: Audit,
Nomination, Remuneration and Corporale
Social Responsibility, ta which certain
powers have been delegaled. Membership
of ezch of these Cernmittees is comprised
solely of independent Non-Executive
Directors. The reports of these four
standing Commiltees are set out in the
following pages. The terms of reference of
each Commitiee and the maltters reserved
for the Board are availabte on our website
at britishland.com/committees,

The Board has delegated autharity for the
day-to-day rmanagement of the business
to the Chief Execulive. Executive Directors
and senior managemenl have bean given
delegated zuthority by the Board to make
decisions within specified parameters.
Decisions ouiside of these parameters
are reserved for the Board, although
management will often bring decisions
wilhin their delegated authority to the
Board for scrutiny and challenge.

Management are supported by three
standing Executive Committees:

Executive Committee
The Chief Executive is supported by

‘the Executive Comrnittee in discharging

his duties which have been detegaled

by the Board. Comprised of the senior
management team, the Commiltee’'s main
areas of focus are the formulation and
implementation of strategic initiatives,
business perfarmance monitoring and
evaluating and overseeing culture and
stakeholder engagement.
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{nvestment Cammittee

Principal investment decisions are reserved
for the Board, however it has delegated
authority to the lnvesiment Cammittee to
make decisions within specified financial
paramelers. The Investment Commiltee

is chaired by the Head of Strategy, Digital

& Technolngy Its membership comprises
the majority of the Executive Commiitee
including the CEQ and CFO. The Investment
Commitlee also reviews investment
proposals that fall outside of its delegated
authority and prowides recommendations
to the Board for its consideration.

Risk Committee

The Chief Financial Officer chairs the Risk
Committee which comprises all members
of the Executive Commitiee and senier
management across the business. The
Committee has overall accountability for
rnanagement of risks across the business in
achieving the Company’'s strateg:c objectives.

Management Committees

The Board Comemnittees are supported by

a number of management commitiees as
detailed in our Governance framewark cn
page 104. Each management commiitee
feeds into the relevant Beard Committee cn
a particutar area of focus and implements
any Board recommendations throughout
the business.

If relevant, new management committees
or working groups are established around
key areas of focus to report into the Board
or management Commiltees. This year,
following the comptetion af the scenario
analyses, we have established a TCFD
working group to succeed the former
commitiee that focuses on the new
regulations mandating climate disclosures.

A new Informaticn Security Commitiee was
formed at the end of last year to support
the Risk Committee in monitoring the
effectiveness of the Company’s Information
Security through Key Risk Indicators and to
recommend new security initiatives.
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v Composition,

succession and evaluation

Compasition, succession and ¢valuation
Our rigorous and lransparent pracedures
for appomnting new Directors are led by the
Nomination Committee, Non-Executive
Direciors are appointed for specified

terms and all continuing Directors

offer themselves for elaction or re-election
by shareholders ai the AGM each year
provided the Board. on the recommendaticn
of the Nemination Committee, deems it
appropriate thal they do sa. taking into
account various jactors including the length
of concurrem service, The procedure for
appointing new Directors is detailed in the
Nomination Committee Report on page 117.-

Tne Nomination Commitlee is responsible
for reviewing the camposition of the Board
and ils Committees and assessing whether
the balance of skiils, experience, knowledge
and diversity is appropriate to enable them
Lo operate effectively. More detail can be
found in the Nomination Committee

Report on page 117.

As well as leading the procedures

far appaintments ta the Board and its
Committees, the Nomination Commitiee
overseas successin planning for the Baard
and senjor management with reference to
the Board Diversity and inclusion Palicy.
Further details an the work of the
Namination Commilttee and the Diversity
z2nd Inclusian Policy are within its Report
on page 118.

The Naotice of Meeting for the 2022

Annual General Meeting details the

specific reasens that the contribution

of each Director seeking election or
re-election is and continues to be important
ta the Campany’s tang term sustainable
success. The biographies of each Oirector
on pages 101-103 set out the skills and
experlise that each Direclor brings to

the Board.

Feltowing a recommendation from
the Nemination Committee, the Beard
considers that each Non-Executive Director
remains independent in accordance with
provisions of the Code.
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Internal Board evaluation

The internal evaluation of the Board was
conducied by the Head of Secretariat
circulating questionnatres, seaking
quantitative and qualitative feedback

and reporting the oulcomes ta the Beard.

In addition to the farmal questisnnaire, the
Chairman met each Non-Executive Directer
individually during the year to discuss their
contribution to the Board and 1o take their
fesdback. The Senior independent Director
held a meeting of the Non-Executive
Directors without the Chairman to appraise
the Chairman's performance and running
af the Board.

The tnternal evaluation concluded that the
Board, its Commitiees and its individual
members all continue to operate effectively
and with due diligence. It also confirmed
that good pragress has been made on the
recommendations made as a result of the
external board effectiveness evaluation

n 2021:

- Time had been spent gaining insight
into Mon-Executive Direclors” wider
experiences and applied where they
could be af assistance to the Board:

- Key measures and KP!s had been
introduced to monitor progress
against execution of the strategy
of the business and are reviewed
al every Board meeting;

- Efforts 1o enaintain contact batwean
Nan-Executive Oirectors and the wider
Company through speaker events and
lunches had continued despite Covid
restrictions; and

~ Carefully chosen and retevant external
speakars were inviled lo Board meetings.
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Specific actions wece drawn from
the results of the recent internal
evaluation. including:

A review of competitor peer group
significant activity was te be included in
the regular update ta the Board from the
Chief Executive;

Management to provide the Beard
regutarly with more detaited ieedback
from investor and analyst engagement
to build on the process already in place;
Management succession plans ta be
brought to the Board as a recurring
agenda item; and

Continue to invile external speakers

to Board meetings as appropriate.

We will report on-pragress in these areas
in the 2023 Annual Report. The next Board
evaluation will take place in March 2023,



Audit, risk mumagement

and internal control
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Audit Committee

The Audit Commitiee is respansible for
monitoring the integrity of the financial
statemenis and results announcements of
the Company as well as the appointment,
remuneration and effectiveness of the
exlernal and internatl auditors. The delailed
regort of the Audit Cornmiitee |15 on pages
120-126.

Financial and business reporting

The Board is responsible for preparing

the Annual Report and confirms in the
Directors’ Respansibilities Statement set
out on page 157 that it believes that the
Annuzl Repart, taken as a whole, 15 fair,
balanced and understandable. The process
for reaching this decision is outlined in the
report of the Audit Commitlee on page 122.
The basis on which the Company creates
and preserves value over the long term

is described in the Sirategic Report.

Risk management

The Board determines the extent and nature
of the risks it is prepared to take in order to
achieve the Company’s strategic objectives.
The Board is assisted in this responsibility
by the Audil Cammittee which, in
comjunction with the Risk Committee,
makes recommendations in respect of

the Group’s principal and emerging risks,
risk appetite and key risk indicators.
Further information on the Group's risk
management processes and role of the
Board and the Audit Committee can be
found on pages 125-124.

The Board has responsibility for

the Company's overall approach to
risk management and tnterpal control
which includes ensuring the design
and implementaiion of appropriale risk
management and internal control systems.
Oversight of the effectiveness of these
sysiems is delegated ta the Audit
Committee which undertakes regular
reviews to ensure that the Group is
identifying, considering and as far as
practicable mitigating the risks for

the business,

During the course of its review for the

year ended 31 March 2022, and to the date
of this Report. the Audit Committee has not
identified, nor been advised of, 3 failing or
weakness which it has determined to

be significant.

Page 123 sels out the confirmations that the
Audit Committee made to the Board as part
of the risk management and internal control
assurance process for the full year.

Internal control over financial reporting
As well as comnplying with the Code,

the Group has adopled the besl practice
recommendations in the FRC ‘Guidance
on risk management, internal ¢centrol ang
related financial and business reporting’
and the Company’s internal control
framewaork operates in line with the
recarnmendations set cut in the
internationally recognised CO50

internal Control Integrated Framewaork.

Audit, Risk Management & Internal Control
The key risk management and internal
control procedures over financial

reporting include the following:

Operational risk management framework:
operational reporting processes are

in place to mitigate the risk of financial
misstaternent. Key controls are owned by
senior managers who report on compliance
an a six-maonthly basis 1o the Risk
Commiitee. All key internal financial
controls are reviewed on a two-yearly

cycle by internal audit. The risk and

control team carry out sampie lesting;

Financial repoerting: our financial reparting
process is managed using documented
accounting policies and reporting formats
supported by detailed instructions and
guidance on reporiing requirements. This
process is subject to oversight and review
by both external auditors and the Audit
Commitlee; and

Disclosure Committee: membership
comprises the Chief Executive, Chief
Financiat Officer, Chief Operating Officer,
General Counsel and Company Secretary
and Head af Secretariat. The Committee
regularly reviews draft financial reports and
valuation infarmation during the interim and
full year reparting process and determines,
with external advice from the Company’s
legat and financial advisers as required,
whether inside information exists and

the appropriate disclosure requirements.

Going concern and viability statements
Disclosures on our use of the ‘gaing
cencern’ basis of accounting and aur
viability staternent can be found in

the Viability Staterment on page 97.
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Remuneration

The Campany’'s remuneration policies
and practices are designed io suppart
our sfrategy and promote the iong term
sustainable success of the business.
We have a clear strategy, focused on
our Campuses and Retail & Fulfilment,
which positions our business for growth.
Delivering against this strategy creates
the inputs for future value creation for
atl of our stakeholders. In our Directors’
Remuneraticn Repart we explain our
approach to incentivise and reward
employees to detiver value creation
whilst also managing the business

|on a day-to-day basis. We also

explain how we create alignment

wilh shareholders and measure our
perfarmance over the longer term.

In accordance with the Code, the
Remuneration Commitiee is recammending
a new Remuneration Policy for approval

at the 2022 AGM. The recornmended
Remuneration Policy is set out on

pages 131-137.

Our current Remuneration Policy was
approved by sharehalders at the 2019 AGM.
The Remuneration Commiitee is also
responsidle far establishing remuneration
of the members of the Executive Committee.

The Commitlee is authorised ta use discretion in
delermining remuneration auicomes lor Executive
Directars and the wider workforce. Further details
on the Commitiee’s use of discrelion this year can
be found in the Directors’ Remunerstion Report
starting on page 127
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Key investor relations activities during the year

April 2021

Peel Hunt Reat Estate
Confersnce. including
virtual property tour of
100 Liverpool Street

July 2021
Relail investor webinar
~ AGM

December 2021
UBS Global Real Estate
conference including site
visit of 100 Liverpool Street
and Nerton Folgate

March 2022
Citi Annuat Gicbal CED
Property Conference

BofA Real Estale
CEO Conference
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September 2021

January 2022

May 2021
Full Year Results
Presentation

June 2021

~ Goldman Sachs Eurcpean
Finzncials Conference

- Chairman’s Investor Meetings

- Morgan Stanley Europe &

FEMEA Properiy Conference

Full Year Results Roadshow

November 2021
Half Year Resulls
Presentatian
Hatf Year Resulis Roadshow
JP Morgan Best of British
Conference

Goldman Sachs European
Real Estate Canference
BafA Global Real Eslate
Canlerence

Nerlan Folgate Analyst
Site Visil

Virtuat US roadshow

February 2022

- Canada Water Analyst and
tnvestar Site Visit

Barclays Eurgpean Real Estate
Conference including site visit
of 100 Liverpoot Sireet

US Private Client
Investor Roadshow
UK Private Client
Investor Roadshaw




BOARD ACTIVITY

APPLIED GOVERNANCE
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The Board meets regularly with people from
across British Land and interacts with a range of advisers
including corporate brokers and valuers to implement
our strategic priorities.

|

[ Our key focus areas:

Campuses
Board focus areas: Key Decisions:
Realising the potential of our Campuses through: - Establishment of Canada Water joint venture
- Active capital recycting through disposals and - Approval of 1 Broadgate and Canada Water
the farmation of jaint ventures to focus an Phase 1 development
London Campuses " - Unconditional exchange on Paddington joint venture

- Investmentin innovation Campuses outside London
- Replenishmenit of long term development pipeline to

redeploy recycled capital

Retail & Fulfilment

Board focus areas: Key Decisions:

Targeting the opportunities in Retail & Fuliilment by: - Acquisition of Hannah Clese, Wembley

- Assembling a pipeline in Lenden urban logistics - Logislics strategy deep dive

- Focusing on retail parks to unlock value from the - Acquisition of 100% of units in Hercules Unit Trust

growth of online

- Analysis of retail 1andscape and navigaling
accupier insolvency

[ Delivered by our people and underpinned by our commitment to sustainability l

Board focus areas: - Supporting workforce wellbeing,
- Progress on our 2030 Sustainability intermed by our workforce
Strategy and pathway to Net Zero engagement surveys

by prioritising the re-use of existing
ouildings where possible and challenging
ourselves to reduce embodied carbon in
new builds

- Focus on diversity and inclusion at
all tevels of the business

Key Decisions:

- Development of 2 Finsbury Avenue

- Publication of Diversity, Equality
& inclusion Strategy

- Board sustainability deep dive
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REPORT OF THE CORPORATE SOCIAL RESPONSIBILITY COMMITTEE

Helping people thrive

We seek to ensure the Company

is a first-class employer, builds and
manages first-class buildings for its
communities and occupiers and
delivers this in a sustainable way.

Iam pleased to present the report of
the CSR Committee for the year ended
31 March 2022.

The Commitiee was set up three years
ago to assist the Board in overseeing its
engagement with employees and ather

slakeholders and to monitor the Company's

wider cantribution {o society and the

enviranment. ln Nevember 2021, Mark Aedy

joined the Commiitee as Irvinder Gaodhew
stepped down 10 join the Remuneration
Committee. | would like ta thank Irvinder
for her meaningful contribution throughout
her tenure.

This report sets out in detail the activity
undertaken by the Commitiee during the
year ended 31 March 2022

Committee composition

The Commitiee is composed solely of independent Non-Executive Directors. Attendance at

Committee meetings during the year is set cut in the following table:

Daie of Commitiee
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Committee effectiveness

The Committee’s effectiveness was
reviewed as part of the wider internal
Board evaluation which concluded that
the Commitiee had operated effectivety.
The Committee reviewed and updated its
terms of reference during the year, which
are available at britishland com/commitiees.
The changes made were to define
respansibilities between the Committee
and the Remuneration Committee.

Committee responsibilities

The Commitlee continues (o operate a
three-pillar approach to fulfil our primary
roles of being a first-class employer,
building and managing first-class buildings
and environments far our communities
and occupiers, and delivering this in a
susiainable way far both our communities
and the enviranment. As 2 Cammitiee,

we make sure thal our key stakeholders
are at the core of every discussion and
decision made in order to create Places
People Preler.

QOver the pasl three years the Commitlee’s
respansibilities have expanded to include
greater aversight of the Company’s
environmental and social activities. To
reflect this expansion we are thanging
our name lo the Environmental Social
Governance Committee and will report
under this name going forward. Our
responsibilities are listed below.

Understanding our impact on the
community and environment:
Oversee the Transition Vehicle
- Quersee the Community Investmeni Fund
- Understand the impact of aur operations
on the community and environment,
including monitoring the execution
of the 2030 Sustainability Strategy
- Understand our charitable activities

fuild and manage first-class buildings:
~ Oversee and monitor our Health &
Safely sysiemis
Maonitor the processes and
mechanisms for building relationships
with customers, suppliers and oiher
key stakeholders

Directer Position appeirtment A

Alastair Hughes Chairman 1Apr 2019 3/3 Understanding the views of employees;
Lynn Gladden Member 1 Apr 20019 3/3 - Assess and moniter our culiure to
Mark Aedy’ Member 17 Nav 2021 mn ensure it aligns with our purpose,
Irvinder Goodhew! Mernber 1 Oct 2020 2/2 values and sirategy

1. Mark Aedy joined the Commiltee following Irvinder Goodhew's departure from the Commiliee on
17 Movernbec 2021, Mark attended an additional Committee maeting in Qetober, before be joined

as a member.

Members of the seni¢r management team, including the Chief Executive Officer, Chief
Financial Officer. General Counsel and Company Secretary, Chiel Operating Officer and
Head of Secretariat are invited to each Committee meeting, Other members such as the

Head of Oevelopmenys, Head of Envirenmental Sustainability, Head of Sotial Sustainability

and Head of Employee Relations are invited 1o atlend the section of the meetings relevant

to their work.
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- Engage with the workforce on behalf of
the Board

- Review workforce engagement
mechanisms, including considering their
outputs and assessing their effectiveness
Manitor 1the devalopment of gender
and ethaic diversity of the senior
management pipeline, including
monitoring the execution of the 2030
Diversity, Equality & Inclusion Strategy




Key areas of focus for the
vear ended 31 March 2022

This year we concentrated on British
Land's efforts in diversily, equality

and inclusion, progress against

aur sustainability strategy and our
‘tonstruction and supply chain pressures.

Diversity, equality and inclusion

We have built ¢n our Race Equatity
Framework and Diversity & Inclusion
Framework, that were established lasl vear
n response to feedback from our peocple, to
create the Diversity, Eguality & Inclusion
Strategy. This was the product of the
outstianding effort of various groups

acrass the business with collaboration

and building for the future at its core -

two key pillars of our Company values. The
Committee was involved in the development
of the strategy, specifically by challenging

rmanagement to create a framework thal
had quantifiable outcomes. The full strategy
can be found at britishland.com/diversity-
equality-inclusion.

The OE&I strategy is based on five pillars
that underpin our mission to deliver Ptaces
People Prefer in a way that addresses the
interconnecied nature of diversity. The
pillars are people and culture; recruitment
and career progression; our leadership;
our industry and supplier networks; and
our places and communities. We require
all suppliers to adopt our Diversity, Equality
& Inclusion Supplier Charter to ensure
our supply chains align with our values.
Following the success of using blind CVs’
for junior roles - which means at the point
candidates are selected for interviews by
line managers, indicators as lo ethnicity
and gender have been remaved - this year
we have used blind CVs in the recruitment
process for all levels where we can.
Locking forward, we will introduce our
‘reverse mentoring’ programme beiween
{eaders and ethnic minority colleagues.

We are proud to publish such an authentic
and clear strategy that we can report and
measure progress against. We hope that
it helps us be a leading force for thange
in our induslry.

Last year we set a target to reduce our
gender and ethnicity median pay gaps by
2% year on year. This year we published our
ethnicity pay gap data for the second year
meaning that we can compare the data for
the first time. It is encouraging to see that
we have reduced the gender pay gap by
8.4% to 19.2% and ethnicity pay gap by 8.1%
te 19.2%. We were alsa pleased to come 19"
in the 2021 FTSE Women Leaders Review
for Women on Boards and in Leadership.

Progress against our

sustainability strategy

Good progress has been made on the
Sustainability Strategy. Net Zero audits
were completed during the year at 29 assets
that cover 90% of landlord procured energy
censumption. The information collated

will be invaluable in improving the energy
efficiency of our spaces and reaching our
target of reducing cperational carbon
emissions by 79% in respect of our
managed portfolio. The Sustainability
Committee, comprised of senior managers
from across the business, monitors the
pregress of the sustainability targets
owned by Executive Committee members
and which cascade through the business.

Building on the research undertaken last
year into the key local issues al our places,
this year we have idenlified ways in which
we will work with lacal communities to
address those issues where we can

have the greatest impact.

Canstruction and supply chain pressures
The Committee remain assured that the
construction and health and safely teams
have cperated with vigilance during a period
of valatility and challenging exiernal factors.
Supply chain and inflationary pressures
have been actively managed through early
procurement, quick decision making, and
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redistribuiing materials already in cur
possession. We coentinue la demonstrate
best in ctass censtruction and health and
safety practices alongside our commitment
to sustainable developments. For example,
during the design stage of 2 Finsbury
Avenue the management team challenged
the design team 1o make gesign and
procurement changes to reduce carbon to a
market leading level far a high rise building.

Fulfilling our responsibilities
Understanding our impact on the
cammunity and environment

There are twa threads of the Sustainability
Strategy: the wider environment and

the specific communities surrounding

aur properiies.

Community

Our Place Based approach is central to
the Society pillar of our 2030 Sustainability
Strategy. During the year the Committee
chatlenged the team to define and articutale - -
the activities of the Place Based approach to
help us better communicate and amplify its
impacl. As 2 resull, we have a clear outline
of the approach for tweniy four places.

We oversee the Community Investmenl Fund
which supports our Place Based approach
by providing funding to charities, sociat
enterprises and community organisations
operating in aur places. A total of £1.4m
was spent in the year ended 31 March

2022. This year we also launched Campus
Cammunity Funds at Paddington Central
and Broadgate in addition o the existing
fund at Regent’s Place.

Environment

Achieving net zero carbon on new
developments is a key component of

the strategy and we conlinueg to monitor
and challenge the management team

10 achieve the lowest possible embodied
carben for eur buildings, before offsetting
the remaining carbon as a last resort.

Case Study: Paddington Central
Our Place Based approach is delivered through
our Local Charter which provides a framework
of four key focus areas: employment,
education, connection and local busmess.

Paddington's Place Based theme is inclusive
and accessible opportunities, and tagether
with our customers, suppliers and cammunity
partners we facus on creating inclusive and
accessible skills, training and employment
oppertunities that bring mutual benefis te
both Paddington Central and people locally.

Our Paddington Central Campus runs
empleoyment programmes such as Bright
Lights, which links the site with lecal and
diverse talent whilst supporting undes/
unemployed pecple to access employment
opportunities; education initiatives like Young
Readers Pregramme aid lacal schoolchildren
in growing their lave of literacy; the Paddingten
Central Community Fund connects Paddington
Central businesses to tocal causes; and
affordable space on site supports capacity-
building for non-profits e g. space denation

lo Cara4Calais for a distribution unit
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REPORT OF THE CORPORATE SOCIAL RESPONSIBILITY COMMITTEE continued

Following the success of our first net

zero developmend at 100 Liverpeol Street,
which achieved a Green Building of the Year
award, we have now offsei 1 Triton Square
and St Anne’s. In total 22,000 tannes of
carbon were offset at the twe develapmenis.
This year we alse maintained a 5 slar
GRESB rating meaning that we continue

to be in the tep quintile of participating

real estate companies for sustainability
performance globally. See pages 38-3%

for further information.

The Transition Vehicle is crucial to

improve the operational performance of

our porifalie. The Vehicle was created in
2021 ta finance sustainable initiatives on our
standing portfolio and coffset carben on new
developments, and currently holds £15.6m
ready to be deployed. Energy efficient
interventions on pur standing portfolio

are being identified through our Net Zere
audits. We will menitor where funding is
directed over Lhe coming years and report
on specific initiatives within future Anpual
Reporis. So far, we have been improving the
energy efficiency of the standing partfolio to
strengthen their EPC ratings: one example
being the installation of air source pumps at
10 Exchange Sgquare and 338 Euston Road.

Engaging with our occupiers, both

current and fulure, has demaonstrated that
robust erwironmental credentials are vital
to them which has heightened our focus
on sustainable buildings which in turn
supports leasing, enabling us to lel space
maore quickly and achieve higher rents.

To help tackle this we will be ntraducing
sustainability clauses in our leases. Thisis
a great exampte of how engagement with
our stakeholders is driving change in how
We run our business. Read more sbout our
environmental leadership on page 38.

14
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Network Case Study:

BL Pride Committee

The BL Pride Committee is one of

the longest running of our Employee
Networks and is chaired by Paul Edwards.
Head of Legal. He says: "The BL Pride
Cammittee works to raise the profile of
LGBT+issues and encourage Bnitish Land
employees ta be good alligs. Through
various activities including hasting secial
evenls, organising training sessions,
charity fundraising and inputiing inte BL
policies, we aim to create a culture of
accepiance both within the company and

in the wider tndusiry. Events such as our
Corporate Queer Exhibition at Broadgate
in September 2021 aim te demenstrate
that we have visible senior LGBT+ leaders
at British Land and that employees can
bring their whole selves to work. It has
been heart-warming for me te hear from
colleagues wha are out publicly in their
work lives for the first time in their role at
BL. The oppartunity ta presant to the CSR
commiliee sends a clear message that
Diversity & Inclusion is valued at alt
levels of the business.”

Build and manage
first-class buildings
The Committee tagk timne to understand

.. .management’s approach to heatth and

safety and was impressed with the rigour
and detail of the systems in place to ensure
our buildings and practices are sale.

During the year we received reports

thai showed how we are mitigating the
inflalionary pressures experienced by the
construction indusiry, driven by material
supply constraints, labour shartages and
energy price rises. The impact of these
external factors on our decision making.
procurement routes and contractor
selection were brought to our attention
and chalienged appropriately. We were
assured that they were approached with
high levels of awareness and ditigence.

Understanding the views

of employees

Previously, we have provided a separate
Worklorce Engagement Statement.

From this year. as the Committee is
responsible fer workforce engagement and
in practice, it forms one of the three main
responsibilities of the Committee, we have
integrated the Workforce Engagement
Staterment so that it forms part of the

CSR Committee Repart.

The Committee is well placed to receive

updates on the below engagement methods.

This holistic oversight emphasises the
benefit of hawing the Committee as our
chosen workforce engagement method.

How we engage

BL employee networks

As seen on pages 35-37. our empleyee-ted
networks are integral 1o crealing and
maintaining an open dialogue lo keep
management infarmed on social issues
impacting our staff. By working with our
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Board, Executive Committee and CSR
Committee, our networks effect real
change within the business, inferming on
palicy and initiatives to ensure our people
remain at the hearl of everything we do.
Non-Executive Directors are directly
influenced by our grassroot networks
and the feadback recewed aclsas g
litmus test for the health of our culture.

As well as regular meetings with the CEQ.
our neiwork chairs are invited lo present

at the Executive and CSR Committees. We
find these updates invaluable as they give
us direct contact with some of the most
passionate people in the business, Each
neftwork is encouraged to give feedback as
te how we can bolster their efferts a1 Board
level. The networks informed us that senior
attendance at nelwerk evenls was hugely
important and since, these members have
made a concerted effort to ba more involved
which illustrates how our values flow
through the entire business.

Internal communication

Strong commanication played an essential
role n the \ransiiion back into our offices.
As pandemic restrictions were lifted,
regular emails to employees kept them
updated on warkmg arrangements and
Executive Commitiee members discussed
any major poticy changes with [heir teams
to understand haw emplayees were feeling
which was ted back ta the CSR Cemmittae

Following the successful return to our
offices, monthly all staff meetings resumed
led by an Executive Committee member in
a hybrid format, allowing stal! to choose

to join physically or via video tink.

Director engagement

Following the pandemic we were giad to
reinlroeduce our regular programme of Non
Executive Director breakfasts and lunches
with senior employees.




Foltowing the success of the “In Conversation
with Lynn Gladden” event hosted by our
women's nelwark, equitaBle, Irvinder
Goodhew joined the network for a virtual
Q&A attended by over 100 staff members,
where she speke candidly about her career
and the challenges she has faced. The
session was recoerded and able to be
accessed by colleagues who could not
attend the live event.

Last year the Board endorsed a proposal
for Non-Executive Directors and Executive
Committee members to memior highly
performing talent within the business and
under this scheme several Non-Execulive
Direclers now mentor seniar employees
across the business.

Financial awareness

At the balf and full year, our Chief Executive
Officer, Chief Financial Ctficer and Head of

Real Estate present the financial resulls to

Ownership

Our Company-wide Share Incentive Plan
and Save As Yau Earn Schemes continued
to operate throughout the pandemic. in
2020, we suspended the annual free share
award, part of the Share Incentive Plan, bul
having understoad from employees in our
engagement survey the high value they put
an the annual Free Share award and given
the strong financial performance of the
Company. we will be resuming Lhis

aspect of the scheme irorm 2022.

Employee surveys

In February we conducted our annual
employee engagement survey which was
the first full susvey since 2019 because

we relied on more reqular, pulse surveys
during the pandemic. We continue 1o enjoy

good results, particularly in cultural areas
that take a long timme to build, such as belief
in cur social purpose and cemmitment to
diversity. Of note, 83% of staff surveyed
reported that they have confidence in the
leaders at British Land, and 88% reported
that they felt British Land’'s commitment

to sacial respoensibility is genuine.

We also saw improvement in some of our
weaker scores versus 201%; cenfidence in
collaboration and communication was up
by 8% fallowing measures to address this,
such as inure nmiternal communication and
establishing the British Land Leadership
Team. However, employees did voice
concerns about compensation, workload
and career progression which have been
seen across the labour market generally
following the pandemic and more recently
with the cost of living crisis.

We also took time to delve into the survey
results through a diversity lens. Overzll, the
concerns mantioned above were shared by
all socioeconomic groups. A breakdown of
the results by gender, ethnic group and
sexual orientation was shared with the
relavant networks so they can use the

data to inform their goals and activities.

The results of the survey were presented

to employees and areas of concern were
addressed openly. Individual teams were
asked to discuss their team-specific results
comgpared io the wider Company, and their
feedback will be used to form an action
plartin the immediate and leng term.

From Aprit 1o June 2021 we held wellbeing
fecussed pulse surveys which showed

that nearly 90% of cclleagues consistently
felt supported by British Land during the
pandemic and over 80% thought seniar
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leaders demonstrated that employee
wellbeing was impartant. These surveys
helped us understand employees’ sentiment
and respond in the most effeclive way to
make sure that our people fell looked

after during this disruplive period.

Key areas of focus for the

coming year

This has been a productive year in collating
the right data and using it lo inferm our
decision making. We will continue to provide
aversight of our Sustainability Strategy and
progress against aur net zere carbon targets.
We wili also report on the projects that the
Transition Vehicle will support in the 2023
Annual Report,

Diversity wiil remain a focal point for the
Committee to ensure there are processes in
place to facilitate a diverse pipeline of talent
far the future. Impartantly, we witl monitor
orogress againsi the new Diversity, Equality
and Inclusion strategy, gender and ethnicity
oay gap. and race equalily objectives. We
hope that together these objectives will

add to the good work already carried aut

in enabling our people to bring their whole
selves to work, which is a foundation of

our culture at British Land. We will also
maintain best in class construction and
health and salety whilst steering the
business through the challenges of

the macre environment

X

Alastair Hughes
Chairman of the CSR Commiliee

Network Case Study: BL NextGen
The NexiGen Network is our newest
employee network and is chaired by
Joseph Bass and Gafar Fashola, Canada
Water Administrator Apprentices and
Patricia Rus, Investment Associate,
“We staried our netwark in respanse to
previcus staff survey results indicating
that junior employees felt they lacked
meaningful ways to connect with colleagues.
in addition, retention of junior staif at

" Britrish Land and in the wider industry is
a challenge: 25 - 29 year-olds are same
of the maost job-maobile employees and
made up the highest percentage of British
Land teavers. We wanted to create a
forum for junior pralessionals to share
ideas, develop skitls and widen their
networks to develop their careers,

In the first six manths of operation,

over 40 people signed up for our Buddy
Programme, which provides new starters
with a ‘buddy’ for their irst six months of
employmenl to ease integration into the
company. We also launched aur Teach In
sessions which aim to give caolleagues
better insight into different areas of

the business and the wider real estate
industry. Also, we have collaborated with
hath the British Property Federation and
Real Estate Balance on events for our
Network members. [t is impartant {o us
to keep young professianals at British
Land connected across the property
industry to ensure we attract the

best talent.”
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REPORT OF THE NOMINATION COMMITTEE

Ensuring a balanced
and diverse Board

The Nomination Committee The developmeni and execution of our
supports the Board on composition, long term sirategic objectives, embedding

suecession and diversity matters. of our cullure and values and promotion
of the interests of our stakeholders are

I am pleased to present the report of the all dependent upon effective leadership
Ngmination Committee for the year ended at both Board and executive level. It is
31 March 2022, the Cammittee’s responsibility te maintain

an appropriate combination of skiils and
capabilities amongst the Birectors. Long
term succession planning at Board and
executive level remains a key priority of the
Comumittee. We regularly consider the skills

The Nomination Commitiee continues (o
play a key role in supporting British Land's
tong term suslainable success.

Committee composition and governance

The Commiuee has five members. As at 1he 3% March 2022 year end the Committee
comprised: Tim Score, Preben Prebensen, Alastair Hughes, Laurs Wade-Gery and
Irvinder Goodhew.

Details of the Commitiee’'s membership and attendance at meeatings during the year are
set outin the table below.

Date of Commiltee

Qirectar Pasition appeintment Attendance
Tim Score - Chairman 1 Apr 2017 147
Alastair Hughes Member 29 July 2020 (¥4
Irvinder Goodhew Member 18 Nav 2020 414
Laura Wade-Gery! Member 18 Nov 2020 kYA
Preben Prebensen Member 19 July 2019 4lh

1. Laura Wade -Gery missed ene Nomination Commitiee meeting in May 2021 due 1o illness.
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and experience on Lthe Beard to ensure
that succession plans maintain the correct
balance of skills and experience to deliver
the strategy over the coming years.

There were minimal changes (o the Board
during the year under review, Following the
selection process as detailed in the 202}
Annuat Report, Bhavesh Mistry joined the
Board as Chief Financial Qfficer on 19 July
2021. Following the departure of William
Jackson, the Committee determined the
skill set required and following a rigarous
selection and appointment pracess, Mark
Aedy was appointed as a Non-Executve
Birector on 1 September 2021.

Nichalas Macpherson, having served on the
Baard since December 2G14, has decided
not to offer himself for re-elaction and will
stand down at the conclusion of the AGM.

I want ta thank him for his input and
valuable contribution.

All of the Committee activities set aul'ifi thig
Repart were conducted within the context of
Our unwavering commitrent (o IMproving
inclusion and diversity across British Land.
Assisied by the work of the TSR Comrmittes
in ensuring a diverse pipeline for succession,
consideration was given to the benefils

of diversity in its widest sense including
gender, social and ethnic backgrounds and
persanal strengths, particularly in view of
the Company's purpase and strategy. We
are proud of the tangibie impact British
Land’s diversity policies and initialives are
having bath at Board leval and in the wider
business, and we regort on this pragress
both in this Report and in the Peaple and
Culture seclion of the Strategic Repori.

Locking ahead, the Committee is focussed
on the leng term succession of the Board.
As Oireciors approach their nine-year
timits, the Committee has an opposiunity
to consider more broadly the skill set and
diversity of the Beard as 2 whole. | hope
you find the following report interesting
and iltustrative ot cur focus on ensuring
that the Board and its Committees
remain well equipped with the skills

and capabilities needed te drive the
{future success of British Land

o dhon

Tim Score
Chairman of the Nomination Committee




ey areas of focus during

the year

Director search and selection

As explained in the intreduction

Mark Aedy was appaointed as Direclor
on 1 September 2021.

Mark is currently a Managing Direclor and
Head of Maelis & Company EMEA & Asia
Investment Banking. Prior to 2009, Mark
was on the Glabal Executive Committee of
Corperate & Investment Banking at Bank
of America Merrill Lynch and before that
Head of Investment Banking EMEA at
Merrill Lynch. Aside from his executive
career, Mark holds various nen-profit and
public sector board roles, including Senior
independent Director of the Royal Marsden
NHS Foundation Trust and is a Trustee of
The HALQ Trust.

The search precess was conducted in
accordance with the Board Diversity and
--Inctusion-Pelicy and the Selecticn and
Appointrnent Process, which are both
explained later in this report. Russell
Reynolds Associates, the executive search
firm appointed, has no oiher relationship
to the Campany or individual Direclors.
The firm has adopted the Voluniary Code
of Canduct for Executive Search Firms
on gender diversity and best practice.

Board and Committee compasition reviews
and appointmeants

During the year the Cammiltee reviewed

the broader comgosttion and batance of the
Board and iis Commitiees, their alignment
with the Company’s strategic objeciives,
and the need for progressive refreshing of
the Board. The Commitlee recommended
the appointment of Mark Aedy to the CSR
Commitiee in the place of Irvinder Goodhew.
Mark brings a wealth of financral

—

Investment experience and knowledge to
the Committee. Fallowing the meaningful
contributicn that irvinder Goodhew brought
to the CSR Commmittee since her appointmeant
in 2020, Irvinder has been appointed to the
Remuneration Committee. Both changes
took effect from 17 November 2021.

taura-Wade Gery and Lynn Gladden
completed their second three-year terms in
May 2021. In making recommendations far
reappaintments, the Commitlee considereg
their performance and ahility Lo contribute
effectively to Board discussiens and ta
challenge the-performance of management.

The Commiitee is satisfied that, fellowing
the Board and Committee compaosition
changes described above as well as the
internally facilitaled Board elfectiveness
evaluation, the Board and its Commitiees
continue to maintain an appropriate balance
of skitls and experience required Lo fulfil
their roles effectivety.

Independence and re-election

The independence of all Nan-Executive
Direclars is reviewed by the Committee
anpually, with reference to their independence
of character and judgermneant and whether
any circumstances or relationships exist
which could affect their judgement. Having
regard to aill such considerations, the Board
is of the view that the Non-Executive
Directors each remain independent,
natwithstanding their periods of tenure.

Prior to recommending the reappointment
of serving Direclors to the Board, the
Committee also considers the time
commitment required and whether

each reappointment would be in the

best interests of the Company. Detailed
consideration is given to each Directar’s
contribution to the Beard and its
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Committees, together with the overall
balance of knowledge, skills, experience
and diversily.

Following its review, the Cammitlee is of the
opinion that each Non-Executive Director
cantinues to demanstraie commitment to
his or her rote as a member of the Beard
and its Commiliees. discharges his or her
duties effectively and that each makes a
valuable contribution to the leadership

of the Company for the bengfilof

alt stakeholders.

Accordingly, the Committee recornmended
to the Board that all serving Birectors
lexcept Nicholas Macpherson who is
sianding down at the cenclusion af the
AGM] be put forward for election or
re-election at the 2022 AGM.

Biagraphies far each Director can be found
on pages 101-103.

Succession planning

" The Campmifleé i résponsible for reviewing

the succession plans for the Board, including
the Chief Executive. We recognise that
successful succession planning includes
nurturing our own talent poal and giving
apportunities ta those who are capable of
growing into more senior roles.

The succession plans for the Executive
Directors are prepared on both shorter
and longer term bases while those for
Non-Executive Directors reflect the need
to refresh the Baard regularly. Such plans
take account of the tenure of individual
members. The Committee's review of
Executive Director succession plans
includes consideration of the process
for talent development within the
organisation ic create

a pipetine to the Board.

Role brief

Interview

Review and

The Committee works only

with external search agencies
which have adopted the
Votuntary Cede of Conduct

for Executive Search Firms

on gender diversity and best
practice. The Committee and
agency work together 1o develop
a comprehensive role brief and
person specification, aligned to
the Group's values and culiure.
This brief contains clear criteria
against which prospeclive
candidates can be

objectively assessed.

Longlist review

The external search agency

1s challenged ta use the
objective criteria for the rote to
produce a tonglist of high quality
candidates from a broad range
of potential sources of talent.
This process supports creation
aof a diverse longlist. The
Nomination Committee selects
candidates from this list to be
invited far interview

A formal, multi-stage interview
process is used to assess

the candidates. For each
appointment the choice of
interviewer is customised to
the specific requirements af the
role. Allinterview candidates
are subject to arigorous
referencing process.
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recommendation

The Committee ensures

that, prior to making any
recommendation Lo the Board,
any potential conflicts and the
significant time commitments
of prospective Directors have
been satisfactorily reviewed.

"7



REPORT OF THE NOMINATION COMMITTEE continved

The Chief Executive prepares succession
ptans for senior management for
consideration by the Commillee with

the rest of the Board invited to be involved
as appropriate. The Commitiee notes thal
the remit of the CSR Committee includes
consideration of the axtent to which the
business is developing a diverse pipeline
for succession to senior management roles.

A number of issues that would ngrmally be
dezlt with by the Committee were discussed
with the full Board.

Selection and appointment process

The Committee oversees the selection and
appointment process for Board appoiniment
which is summarised on the previous page.

Board Diversity and Inclusion Policy

The Board's Diversity and Inclusion Policy
has remained unchanged during the year.
The Board is mindful that the FCA has
recently flinalised changes to the Listing
Rules to enhance the level of diversity
expecled at Board and senior management
level. The Company will consider the
amendmenis made by the FCA and
incorparaie them inte the policy

as appropriate.

"The curreni policy recognises the benefils

of diversity in its breadest sense and sets
oui the Board's ambitions and objectives
regarding diversity al Board and senior
management level, The Policy notes that
appointments will continue to be made

on merit against a set of objective criteria,
which are developed in consideration of
the skills, experience, independence and
knowtedge which the Board as a whole
requires to be effective. The Policy also
describes the Board's firm balief that in
order to be effective a board must properly

refleci the environment in which it operates
and that diversity in the boardroom has a
positive effect on the quality of decision
making. Aligned ta this, the Policy has

a number of specific quantitative and
qualitative policy objectives i support

of Board-level diversity and inclusion,
including the fotlowing commitments:

Performance against objectives and
updating objectives:

The objectives fram the Policy in force for
the year ended 31 March 2022 included:

- the intention to maintain a batance such
that at least 35% of the Board are women.

- the intention to maintan at leasl
two Directors from an ethnic
minaority background.

- to maintain the improved gender balance
of its teadership leams and senior
management. Senior management is
delined as the Exacutive Commitiee
and employees in the-British Land
Leadershig Team.

- o ensure that there is clear Board-level
accountability for diversity and inclusion
far the wider workforce.

The Commitlee is pleased ta confirm
that these objeclives have been met. As at
31 March 2022 the gender diversity of the
Board and senior management was 34%
and 37% women respeclively, although
Executive Committee composition

has decreased from 42% to 33% women
Clear accountability for diversity and
inclusion is delivered through the CSR
Cammittee, which menitors progress

on diversity and inclusion objectives and
relevant initiatives within British Land.

The Policy tan be found on our website
aritishland.com/committees.
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Induction, Beard training and development
Each new Director is invited to meet the
Generat Counsel and Cornpany Secretary
and Head of Secretariat to discuss their
induction needs in detail, following which
the pragramme s lailored speafically to
their requirements and adapted o reflect
their axsting knowledge and experience.

Each induction pregramme would
ordinarily include:

1. meatings with the Chairman, Execulive
Directors, Cammittee Chair, external
auditor or remuneration consultants
las appropriatel;

2. information on the corporate strategy,
the investment sirategy, the financial
position and tax matters linctuding
details of the Company’s REIT statusl:

3. an averview af the property portfolio
provided by members of the senior
managemeni team;

4. visits to key assels;

5. details of Beard and
Committee proceduras and
Directors’ responsibilities;

6. details of the investor relations
pregramme; and

7. infarmation on tne Company's
approach to sustainability.

The Commitiee also has responsibility

for the Board's training and professional
development needs. Directors receive
training and presenltations during the
course of the year to keep their knowtedge
current and enhance their exparience.

Average Board member age over a
four-year period’

2022 §7 years old
2021 964 years old
2020 54 years old
2019 59 years otd

L As at AGM date af 12 July 2022
2. Asat 3) March 2022

Compaosition?

Chairman 1
Execytive Directors 2
Non-Executive Dicectors 8
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Tenure?
Q-3 years k|
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&-9 years 1
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Key areas of focus for the

coming vear

As well as the regutar cycle of matters that
the Commitiee schedules for consideration
each year, we are planning over the next

12 months to continue to focus on successian
planning both for the Board and at senior
management level, and will continue to
develop 2 strong talent pipeline and
associaled leadership programmes.

The Cemmittee, led by the Sentor
Independent Director, will begin tc consider
succession planning for the Chairman as
Tim Score approaches his ninth year as a
Birecior of the Company. The Committee
will consider the appropriate lime for the
Company to transition to a new Chairman
and report as appropriate against the
requirements of the Code in the 2023
Annual Report.

Board and Committee effectiveness

" The process followed for the internally -
tacilitated Board effectiveness evatuation
conducied during the year is described
tn the Governance Review on page 108.

The Committee’s affactiveness during the
year was evaluated as part of the internal
Board evaluation which concluded that
the Committee operated effectively.

Board compasition review

The Committee annually reviews the
structure, size and composition of the
Board. This review considers the skills
and qualities required by the Board and
its Cornmittees as a whole in light of
the Group's long term strategy, external
environment and the need to allow for
pregressive refreshing of the Board.
The review identifies the specific skills
required by new appointees and guides
the Committee’s lang term approach

to appointments and succession planning.

The Commitiee also reviewed its
terms of reference during the year
znd na changes were recommended.
The terms are available on our website
britishland.com/committees.

The 8ritish Land Company PLC 006215720

“The induction process at British Land is
comprehensive, transparent and engaging
across all levels of seniority. It significantly
enhanced my ability to understand rapidly
the opportunities the Company has and
the challenges it taces. As a result, [ was
well informed and enabled to contribute
from the outset.”

Mark Aedy
Non-Executive Director

Mark Aedy’s induction programme commenced shortly after
his appointment. Mark met with the Chairman, CEC, CFO
and Chairs of each Board Committee to understand fully the
stralegic direction of the Company as well as specific areas of
focus. Executive Cammiitee members then met with Mark to
provide an overview of their respeciive areas of the business,
such as Deveiopment, Investment, Canada Waler and Real
Estate. Mark also received technical briefings from other
Executive Committee members such as the HR Director,
General Counsel and Company Secretary and Chief
Operating Officer on company cutture, Directors’

duties and gur inveslor relations programme.

In order to gain an in-depth instght into the work of cur people,
Mark maet with several seniar managers and subject matter
experts across the business. The Group Treasurer and Head of
Capital Markets provided an overview of the Group's financing
and cash management arrangements. The Property Finance
Directer and Head of Financial Ptanning and Analysis detailed
the Group’'s hudgeting, capital planning and vatuation
precesses and the Director of Group Finance and Head of Tax
outlined the Greup's financial reporting framewark, In addition,
Mark met with the Director of Operations, Head of Storey,
Head of Planning and Heads of Leasing far an in-depth

vigw of the operational side of the business.

Finatly. in order to see our strategy in action, Mark was taken
ta visit our Campuses at Broadgate and Regent’s Park as well
as our 53-acre development at Canada Water.
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REPORT OF THE AUDIT COMMITTEE

Monitoring quality and integrity

The year ended 31 March 2022 was my first
. year as Chair of the Audit Committee which
monitors the quality and integrity of Lhe
financtal reporting and valuation process.
Thraughout the year we have alse patd
particular attention to our risk management
and internal control processes and
procedures, as well as our other
main areas of responsibility.

| arn pleased 1o present the report of

the Audit Committee for the year ended

31 March 2022. { hape that you fing it useful
in ynderstanding our work.

The British Land Company PLC 00621920

Committee compesition

and governance

The Committee continues to be composed
solely of independent Nan-Executive
Direciors with sufficient financial experience,
commercial acumen and sector knowledge
to fulfil their responsibilities,

Members altendance at Committee
meetings 15 set out in the following table:

Date af
Committee
Oirector Positon appoiriment  Awtendance
Loraine 31 Mar
Woodhouse Chair 2021 3/3
Mastair 1 Jan
Hughes Member 2018 3/3
Micholas 1 Apr
Macpharson Member 2017 3/3
Preben 1 Jan
Prebensen Member 2021 3/3

. For the purposes of the Code and FCA

Handbook. the Board is satisfied that the
Comrnittee as a whole has competence
relevant to the real estate sector, and ! am
deemed to meet the specific reguirement
of having recent and relevant accounting
experience. Further information about
members’ qualifications can be found in the
directors’ bicgraphies on pages 101-103.

The Committee meets privately with

bath external and internal auditors after
each scheduled meeting and continues to
be satisfied that neither is being unduly
influenced by managerment. As Committee
Chair, | additionally hotd regutar meetings
with the Chief Executive Qfficer, Chiel
Financizl Officer and other members

of management Lo obtain a good
understanding of key issues affecting

2021-2022 Calendar

The calendar below gives an
overview of the key matters
considered by the Committee
during the year.

The key shows the main areas that the
Cemmittee focused on and can be used (0 see
how we have spent our time during the year.

O

Investment and development
oroperly valualions

() Financial reporting
and Fair, Balanced and
Understandabie assessment
O Risk Management and

internal Contrals
O External Audd and Internal Audit

May 21
O Valuation reports, effecliveness
and rolation

O 2021 draft annual repert and accounts
and pretiminary anncuncement

(O Fair, balanced and understandable
assessment

O Going concern and viability assessmenis

O Assessment of principal and emerging
risks, key risk indicaiors and risk appelite

O Internal controts effectiveness

O Internal audit update

O Information security update

(O External audit report

O Sustainability assurance report

O Corporate Governance Code review

O Auditor reappointment and subsidiary
auditor approval

O Non-autit services poticy
recommendation

i

July 21

AGM

Authority for the Directors to delermine
the auditor's remuneration and the
reappointment of the external auditor
were approved by shareholders
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the Group and am thereby able to identify
those matters which require meaningful
discussion at Commitiee meetings. ! also
meet the external audit partner, internal
audit partrer and representatives from
each of the valuers privately to discuss
any matters they wish te raise or
concerns they may have.

Committee effectiveness

The Committee’s effectiveness was
reviewed as part of the wider internal
Board evaluation which concluded that the
Committee conuinued to cperate 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 adaption of
the Code, this year we made minor changes
to the terms of reference in line with best
praciice, but no substantive changes
were made.

The current terms of reference were
effective from 17 March 2022 and

are available on our website at
britishland.com/committees

.CQ .

Loraine Woodhouse
Chair of the Audil Committee

__internal contrals

The British Land Company PLC 00421920

Responsibilities and Key Areas of Focus

Priorities. Description

Financial reporting

Monitoring the integrity of the Company’s financial

statements and any formal anncuncemenis relating to
financiat performance, and considering significant financial
reporting issues, judgements and estimates. Considering the
appropriateness of the accounting treatment of significant
transactions, including asset acquisitions and disposals,

and the viability and going concern statements.

Fair, Balanced and
Understandable
assessment

Assessing whether the Annual Report is fair, balanced
and understandable.

External Audit

Oversight and remuneration of the external auditor, assessing

effectiveness, independence, and making recommendations
10 the Board on the appointment of, and policy for nan-audit
services provided by, the external auditor.

Internal Audit

Monitaring and reviewing the internal audit plan, reports

an the work of the imternat auditor, and reviewing its
effectiveness, including its resourcing.

Risk management and

Reviewing the system of internal control and risk
_ management. Reviewing the process for identificationand

mitigation of principal and emerging risks, assessment
of risk appetite and key risk indicators, and challenging
management actions where appropriate.

Investment
and development
property valuations

Considering the valuation process, assumptions and
judgemenis made by the valuers and the outcomes, Monitoring
the eftectiveness of the Company’s valuers and the proportton

of the portfelio for which each valuer has respansibility.

-r|

November 21

Valuer report, effectiveness and
appointment policy update

2022 half year results and draft
preliminary announcement

Key financial reporting judgements
Going concern assessment
External audit review

Risk management update
Information security update

BEIS corporate governance reforms
{niernal audit update

Internal controls effectiveness

External audit plan, fees
and engagement

00000000 O O

| March 22
O Assessment of principat and

emerging risks. key risk indicators

and risk appetile

Annual fraud and anti-bribery and

corruption update

Whistleblowing report

Data privacy compliance update

BEIS proposed corporate

governance referms

Internal audit repart

Financal reporting judgements

Going concern and viabilty

assessments

O Annual tax update including tax
planning and risk relating to tax

O TCFD update, including reflecting
the risk of climate change in cur
financial reporting

O Effectiveness of Audit Committes,
internal and external auditors

oOCco 000 O

Focus for the coming year:

- Processes by which the Board identifies,
assesses, monitors. manages and
mitigates risk, particularly in the context
of a high inflationary environment:

- Moniior key risk areas, particularly
those scheduled for review by Internal
Auditincluding, but not limited to. key
financial, operational and IT centrols,
the Company's strategy, sofiware
development life cycles. sustainability
and Canada Water;

- Continue to prepare and put in place
policies and procedures for the FRC
reporling and BEIS reforms; and

- Consider the impact of the evolving
review of investment vatuation standards
undertaken by RICS on the valuation
processes of the Group.
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REPORT OF THE AUDIT COMMITTEE continued

Financial Reporting

The Committee conlinues to review

the content and tene of the preliminary
results, Annual Repart and half year
results and make recammendations to
the Board regarding iheir accuracy and
appropriateness. Drafls of the Annual
Report are reviewed by the Cammittee as
a whole prior Lo lormal consideration by
the Board, wiih sufficient ume provided
for feedback.

The Committee reviewed the key messaging
inctuded in the Annual Report and half year
resulls, paying particular altention to those
matters considered to be important te the
Graup by viriue of their size, comptexity,
{evel of judgement required and potential
impact on the financial statements and
wider business model.

The Committee has satisfied itself that the
controls over the accuracy and consistency
of the-infermation presented-inthe-Annual- -
Report are robust. The Committee reviewed

the procedure undertaken Lo enable the
Beard to provide the tair, balanced and

understandable confirmation 1o shareholders.

Meetings were held beiween the Director
of Group Finance, Crief Operating Officer,
Company Secretary and General Counsel,
Head of Secratariat, IR/Corporate
Sustainability Lead and ather senior
employees to review the Annual Report

and chatlenge the conient and layout of it.
A repart summarising their findings

and amendments was presented to the
Commitiee which then recommended 1o the
Board that the Annual Report presemed a
fair, balanced and understandable ovarview
of the business of the Group and that it
provided stakeholders with the necessary
information te assess the Group's positian,
performance, business model and strategy.

The Commitiee continues to play a key role
in assessing whether the Annual Regort is
fair, balanced and.undersiandable which s
described in further detail below.

The Briish Land Company PLC 00621920

Case Study - BEIS Corporate
Governance reforms

The BEIS Corporate Governance
reforms are expected ta be introduced
in 202372024, We welcome the reforms
as a positive change to the regulatory
environment. In anticipation of
significant changes, we have conducted
preliminary internal and external
readiness assessments and

impact assessments,

We have a roadmap to ensure that we
dedicate sufficieni time and resource
over the next few years 50 that we are
in a gaod position when the reforms
take effect.

As part of its slandard review in respect
of public and large private companies’
accounts and reports, the FRC wrote to
the Company and provided-a-number-
of minor suggestions that have been
addressed where relevant and appropriate
in the 2022 Annual Report and Accounts.
The FRC clarified that this did not amount to
substaniive correspondence and no formal
response was required from the Company.

Fair, balanced and understandable (FBU) reporting
The Cormmittee considers annually whether, in its opinion, the Annual Repert and Accounts, taken as a whole, is fair, balanced and
understandable and whether it provides the infermation necessary for stakeholders to assess the Cempany's position, performance,

business model and strategy.

The fallowing process is tollowed by the Committee in making ils assessment:

1. 2.

Management

Review auditor

External

3.
Internal

Verification

Committee
review

L 5

Recommend
to Board

A group comprised of
senior management
including members

of Invester Relations,
Financial Reporting

and Analysis, Verification
and Company Secretariat
ieams, reviewed and
challenged the content
and layout of the Annual
Report and Press
Release. A report was
produced summarising
their findings.

The External Auditor
reported its findings
o the Commiitee. The
Commitiee discussed
the significant issues
with the Auditor and
Director of Group
Finance and Head of
Financial Reporting.
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A small internal group
review the Annual Report
and oversee a verification
process for alt factual
content and report their
hindings to the Committee,

The Committee reviewed
the process in place

o support the FBU
assessment and

a summary of its
outcomes, This review
led ta changes in the
final Annual Report.

The Board approved

the Committee’s
recomrnendalion that the
FBU statemenl be made,
which can be found in the
Directors’ Responsibility
Statement on page 157.
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The significant issues considered by the Committee in relation to the financial statements and broader work it has underiaken during the
year ended 31 March 2022, and the actions taken to address these issues, are set out in the following lable:

Signilicant issues
consideced

How Lhese issues were addressad

Ouicome

Gaing
concern
and viahility
statement

The Committee reviewed management’s analysis supporting the
preparation of the financial statements on a gaing congern basis. This
included consideratian of forecast cash flows, availability of commitied
debtlacilities and expected covenant headroom.

The Committee also reviewed management’s assessment of whether

the Group's long term viability appropriately reflects the prospects

of the Group and cevers an apprepriate pericd of time. This inclyded
consideration of whether the assessment adeguately reflected the Group's
risk appetite and principal risks as disclased on pages 88-95; whether

the period cavered by the statemenl was reasonable given the sirategy

of the Group and the envirgnment in which it operates, and whether the
assumptions and sensitivities identified, and stress testad, represented
severe but plausible scenarios in the context of solvency or liguidity.

The Cemmitlee received a repert [ram the external audiior on the results
of the testing undertaken on managemeat's analysis in both cases.

The Committee satisfied itself that the going concern
basis of preparation remained approgriate. In doing so,
Ihe Committee requested that a reverse stress test for
3 higher inflationary environmant be conducted. The
Commillee agreed with management’s assessment and
recommended the viabilily slatement to the Board. The
viahility staiement, which includes our going concern
stalement and further details on this assessment, is

sel out on page #7.

Provisioning

The Committee considered management’s approach in determining
appropriate provisioning levels for rental arrears and tenant incentives,
including those that remain related to the Cavid-19 pandemic periad,
challenging assumplions and methodalogy where appropriate. The
Committee also received a report from the external auditor.

The Commillee was satisfied Lhat the provisioning
approach was appropriate and propartionate for
the Group.

Accounting

The accounting treatment of significant property acquisitions, disposals,

The Camrittee was satisfied that the accounting

for significant financing and teasing transactions is a recurring risk for the Group with treatment and related financial disclosure of significant
transactions non-siandard accounting entries required, and in scme cases management transactions was apprapriate.
judgement applied. The Commitlee reviewed rmanagement papers on key
financial reporting matters, inctuding those for significant transaclions, as
well a5 the exiernal auditor’s findings an these matters. In particular, the
Committee considered lhe accounting ireaiment of the formation of a joint
venture with AustralianSuper in respect of Canada Water, The external
auditor separately reviewed managemenl's judgements in relation 1o
these transactions and determined tha! the approach was appropriate.
Valuation The valuation of investment and development properties conducted by The Committeg analysed the reports and reviewed the
of property external valuers is inherenlly subjective as it is undertaken on the basis of  valuation ouicomes, challenging assumplions made
portfolio assumptions made by the valuers which may not prove la be accurate. The  where appropriste The Commitiee challenged the
outcome of the valuatien is significant io the Groug in terms of investment  valuers on the distinction between shopping centres
decisions, resulls and remuneration. The external valuers presenied their  and retail parks and the valualion assumptions made
reports to the Committee prior to the half year and full year results, in respect of the former with relatively littte market
praviding an overview af the UK property market and summarising evidence. The Committee also challenged the valuers
the perfarmance of the Group's assets. Significant judgements on the methodology applied in respect of Canada Waler,
made in preparing these valuahions were highlighted. given the disposal of 50% of the Company’s interest to
AusiralianSuper and the risk associated with large scale
gevelopment projecis. The Commiliee was satisfied
wilh the valuation process and the effectiveness of the
Campany’s valuers. The Committee approved the relevant
valualion disclosures to be included in the Annual Report.
Taxation The Committee reviewed the appropriaieness of taxation provisions made  The Cammitlee was satisfied that the taxation provisions
provisions and released by the Group during the period. They considered papers were appropriate. Our Approach to Tax™ is available

prepared by management and discussed the views of the external auditors
to oblain assurance thal amounts hald were commensurate with the
associated risks.

al britishland.com/governance.

Risk appatite
and Principal
Risks

The Committee received reports from management which included a
review of Key Risk Indicators in the context of our risk appetite and updates
on our operatianal risk.

During the year we have refreshed our principal risks in
response 1o how our strategy and markets are evolving.
The Commitiee resolved thalt managemenl’'s assessment
af the principal risks and risk appetite be recommended
to the Board.

Assessment  This year we have gperated in the conlexi of the proposed BEIS corporate The Committee approved proposais made by
of internal governance reforms and continually seeking to upgrade our internal management Lo imarave the risk and control processes
controls conlrol environment. Management provided biannual confirmation of the and monitoring. This inciuded additional internal controls
eflecliveness of iniernal controls tesling that was put in place for the internal control
declaratians from March 2022,
TCFD The Committee reviewed management’s progress on ensuring compliance  The Committee steered the underlying principles of the

with the TCFD requiremants for this year's Annual Repert and Accounts.
They considered changes proposed Lo bath Lhe strategic report and financiat
statements, the process followed by management and the physicat and
transition risk analysis work yndertaken by Willis Towers Watson in

the year,

disclosure in conjunclion with managemeni, reviewing
the disclosure over a peried of time ahead ol the final
recommendation of the Annual Report and Accounts for
approval by the Board. The Committee satisfied itself that
the Group's resulling TCFQ dis¢losure was appropriate,
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REPORT OF THE AUDIT COMMITTEE continued

External Audit
PricewaterhouseCoopers LLP (PwC]

was appointed as the Group's external
auditor for the 2015 Annual Report fellowing
a formal competitive tender process. Given
the continuing effectiveness of PwC in their
role 23 external auditor, the Committee
believes it is in the best interests of
sharehalders for PwC ta remain in role

for the follewing financial year and for

a campetitive lender pracess ta be
completed during 2024 ahead of

the 2025 year end audit.

The year under review is Sandra Dowling's
third year as engagemani partner following
a mandatory roiation at the conclusion of
the 2019 avait. The Committee will ensure
that future rotations are undertaken as
required by legislation 1o the exient that
this is not undertaken earlier by PwC.

The Commilttee is responsible for
-overseeing the relatianship with the -~
external ayditar and for considering

their terms of engagement, remuneration,
effectiveness, independence and continued
objectivity. The Committee annually reviews
the audit requirements aof the Group, for the
business and in the context of the external
environment, placing great imporiance on
ensuring a high quality, effective external
audit process.

80O LLP provides audit services to a
number of wholly owned subsidiary and
joint venture campanies.

Fees and non-audit services

The Commitiee discussed the audit fee for
the 2022 Annual Report with the external
auditor and approved the prapesed fee an
behalf of the Board.

In addition, the Group has adepted a policy
for the provisian of nan-audil services by
the external auditor in accordance with

the FRC's 2019 Revised Ethical Standard.
The policy helps to safeguard the externat
auditor’s independence and objectivity. The
policy allows the exterral auditor to provide
the following non-audit services to British
tand where they are considered o be the
mast appropriate provider for:

- audit related services: including
formal reporting relating to borrowings,
shareholder and other circulars and
work in respect of acguisitions and
disposals. In some circumstances, the
exiernal auditor is required to carry out
the work because of their office. In other
circumstances, setection would depend
on which firm was best suited to provide
the services required.

in addition, the fellowing protocals apoly to
non-audit fees:

- 1Iotal non-audit tees are Umiled 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 methodolegy set oulin the
FRC’s 2019 Revised Ethical Standard:

- Commitiee approval is required where
there might be questions as to whether
the exlernal audiior has 2 conflict of
interest; and

- the Audii Committee Chair is required
to appreve in advance each additional
project or incremeanial fee between
£25.000 and £300.000, and Committee
approvat is required for any additionat
projects over £100,000,

Total fees for non-audit services amounted
to £0.03m, which represents 5% of the tatal
Group audit fees payable for the year ended

31 March 2022 Betaits of-alt fees charged - -

by the external auditor during the year are
set out on page 182.

The Committee is satisfied that the
Company has complied with the provisions
of the Statutory Audit Services for Large
Companies Market Investigation [Mandatary
Use of Competitive Processes and Audit
Committee Respansibilities) Order 2014,
published by the Carnpetition and Markels
Authority on 26 September 2014,

Effectiveness

Assessment of the annual evaluation

of the external auditor's perfarmance

was undertaken by way of 3 questionnaire
campleted by key stakeholders across the
Graup, including seniar members af the
Fingnce team. The review took into account
the quality of planning, delivery and execution
of the audit [including the audit of subsidiary
companies), the technical competence and
strategic knowledge of the audit team

and the effectiveness of reporting and
communication between the audit

team and management.

PwC alse provide the Committee with

an annual repors onits independence,
objectivity and compliance with staiutary,
regulatory and ethical standards. For the
year ended 31 March 2022, 3s for the prior
year, the external auditar confirmed that it
continued tc maintain apprepriate miternal
safeguards to ensure its independence
and ohjeciivity.
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Tha Committee cancluded that the guality of
tHe external audiicr's work, and the level of
challenge, knowledge and competence of
the audit team, had been mainiained at

an appropriate standard during the year.

The Committee therelore recommended
Lo the Board that a resotution {0 reappoint
PwC as external auditor of the Campany
be put to shareholders at the 2022 AGM.

Internal Audit

Tre role of Internal Audit is to act as an
independent and objective assufance
function, designed lo improve the
eifectiveness of the governance, nsh
management and internal controls
framework in Mitigating the key risks

of British Land. Ernst & Young LLP {EY]
continue to provide (nternal Audit services
to British Land and attended all Commitiee
meetings ta preseat their audit lindings
alengside the stajus of management aclions.

During the year, the Commitiee reviewed,
made suggested amends to and approved
the anaual Internal Audit plan, including
cansideration of the plan’s alignment 1o
the principat risks of the Group and its joint
ventures. Internat audits completed during
\he year included those in relation 1o key
financial controls, financial reperting
system upgrades, heatth and safety
processes, insurance, cyber securily,

and the Group’'s purchase o pay system.
Overall, no significant contral issues were
identitied although several process and
control improvements were proposed, with
follow up 2udits scheduled where necessary.

Effectiveness

The annual eftectiveness review of the
internal auditer included consideration

of the Internal Audil charter which detines
EY's rote and responsibilities, review of the
guality of the audit work underiaken and the
skills and competence of the audit teams.
Key stakeholders across the Group,
including Committee members, Head of
Secretariat, Head of Financial Reporiing
and other senior employees, completed a
questionnaire t¢ assess the effectiveness
of the internal auditor. The Committee
concluded that EY continued ta discharge
its dulies as internal auditor effectively
and shauld cantiaue in the role for the
year commencing 1 April 2022.
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Feedback to inform the Committee’s review of the effectiveness of the Internal and External Audit

Internat Audit/External duditor

Management

Audit Cammittes

- Assessed audit resource and expertise.

- Reviewed the quality of audit work, skills
and competence of the audit teams.

- Considered leedback from PwC in
relation to the external audit process.

- Considered teedback fram EY in relatian
to their performance during the year.

- Reviewed EYs confirmations relating
to the internal audit including their
independence, compositicn, interaction
with external auditor, Committee
and Board.

- Assessed the Internal Audil Plan,

- Reviewed the work carried out by the
Risk Committee.

- Reviewed the guestionnaires cempleted
by key stakeholders regarding the
Committee, external and internal
auditors’ effectiveness.

- Received assurance that the
provision of information to the
externzl auditor complied with
the relevant disclnsure processes.

- Considered the views from members,
the Finance tearn and regular aitendees
of the Audit Committee

- Assessed the qutput from the
Commillee evatuation and surveys
conducted during this process.

- Reviewed the exiernal audit reports
provided to the Committes during
the year, with a sgecific focus en
the demanstration of professional
scepticism and challenge of
management assumptions

- Assessed progress againsl the previous
year's focus areas.

Ouitcome

Following a review of the outpuls {rorm each source outlined above, the Committee concluded the internal and external auditors
continued to operate effectively. Considering the previous year's objectives and progress made during the year, key areas of focus

for the internal audit and external audil functions for the upcoming year were: to increase the allocation of time allotted ta update the
Committee on the internal audit pragram, provide more information on industry trends the Company should have on its radar, work with

management {o improve tHEF8sponse timie to conclude accounting issues, ahd provide Hifther ext&rnzl advice and infalinto our averall =~ = ™

risk management and internal controls processes.

Investment and development
property valuations

The external vatuation of British Land's
property portfalio is 3 key determinant of
the Group’'s balance sheet. its performance
and the remuneraticn of the Execulive
Directars and senior management. The
Committee is commiited to the ngorous
manitoring and review of the effactiveness
of its valuers as well as the valuation
process itsell. The Group's valvers

are CBRE, Knight Frank, Jones Lang
LaSalle [JLL) and Cushman & Wakefield.

The Commiitee reviews the effectiveness

of the external valuers bi-annually, focusing
on 2 quantitative analysis of capital vaiues,
yield benchmarking, availabiiity of
comparable market evidence and major
outliers to subsector movements, with an
annual qualilative review ol the level of
service received from each valuer,

The valuers attend Committee meetings at
which the full and half year valisations are
discussed, presenting their reports which
include details of the valuation process,
market conditions and any significant
judgements made. The external auditor
reviews the valuations and valuation
process, having had full access to the
valuers Lo determine that due process had
been followed and appropriate information
used, before separately reporting its
findings 1o the Committee. The vatuation
process is alse subject to reqular review
by Internal Audit. The Group's valuers and
external auditor have confirmed lo the
Commiltee that the process undertaken by
British Land to accommadate the valuation
of its real estate porifolio is best in class.
British Land has fixed fee arrangements

in place with the valuers in relation to the
valuatian of whotly-owned assets, in ling
with the recommendations of the Carsherg
Committee Report. Copies of the valuation
certificates of CBRE, Knight Frank, JLL and
Cushman & Waketield can be found on our
websile at britishland com/reports.
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Risk management and

internal controls

A detailed summary of the Group's risk
framewaork as well as additional information
on our systems of internat control is sel

out in the ‘managing risk in delivering

our strategy’ section on pages 84-87.

The Board has delegated responsibility for
overseeing the effectiveness of the Groug's
risk management and internal control
systems to the Commitiee. An overarching
view of the internal controls system, and the
role of the Board and Committee, is set aut
overleaf. The Committee has oversight

of the aclivities 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 Cammittee
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 effect on

the Company’'s strategic aims considered.
The assessment of emerging risks includes
3 bottom-up review of all business units and
a deep dive by the Risk Committee. The
Audit Committee made a recommendation
to the Board regarding the identification
and assessment of principal and

emerging risks. The Board accepted

the Committee’s recommendation.
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REPORT OF THE AUDIT COMMITTEE continuved

Half yearly, in conjunction with the

internal auditar, management reparts

te the Committee on the effectiveness of
internal controts, nightighling control issues
identified through the exceptions reporting
process. Risk areas identified are considered
for incorporation in the Internal Audit plan
2nd the findings of internal audits are taken
intg account when identifying and evaluating
risks within the business. Key observations
and management actions are reported to,
and debated by. the Committee. For the
year ended 31 March 2022, the Committee
has nat identified, nor heen advised of a
failing ar weakness which it has deemed

to be significant. During the year we have
underiaken work to understand how we

£an mainiain and enhance our information
systems and cyber security controls, further
detail can be found in the case study.

Al the request of the Remuneration
Cormmiltee, the Commitlee considers
annually the {evel of risk taken iy ™ ™
management and whether this affects
the performance of the Company. The
Remuneration Commitiee takes this
confirmation into account when determining
incentive awards granted to the Executive

Directors and senior management. Taking
inta account reparts received on internal
key controls and risk management, and

tne results of the interasl audit reviews,

the Committee concluded that for the year
ended 31 March 2022 there was no evidence
of excessive risk taking by management
which ought to be taken inta account by

the Remuneration Commuttee when
determiring incenlive awards.

The Group's whistleblowing arrangements
enable all staff, including temporary and
agency staff, suppliers and occupiers, to
reparl any suspected wrongdoing, These
arrangements, which are monitored by the
General Counsel and Company Secretary
and reviewed by the Commitiee annually,
tnclyde an independent and cenfidential
whistleblowing service provided by a third
party. The Committee received a summary
of all whistleblowing reports received
during the year and concluded that the

~ “response to each repori by managefent

was appropriate. The whistleblowing
reports were also relayed to the Board
by the Committeae Chavr. :
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Case Study: Cyber Security
Vulnerability monitoring 15 a key part
ol our cyber risk mitigation strategy
2s the majority of security incidents,
bresches and hacks are caused by
the exploitatien of known saltware
vulnerabilities. We understand that
therg is a significant risk of being
targeted and we believe that as 3
business we should be vigilant.

We tasked a specialisi team to
undertake complex vulnerability
analysis and remediation. During the
year, we have completed our corporate
vulnerability remediation programme
which included penetration tasting,
supplier risk assessments, group wide
cyber awareness iratning. and ongoing
vulnerahility monitoring. We also
ntroduced a technology key risk
indicator dashboard to ensure there

is consistent oversight at Board level
as well as a new ‘Operational and
Compliance’ principal risk which
encompasses information systems
and cyber security.

System of Internal Control
The etements that make ug the system of
control are:

Governance Framework: Structured

with three lines of defence, the governance
structure enables the efficient prioritisation
af key risks and actions ta rnitigate risk. An
illustration of the governance framewark
can be found on page 104.

Governance

Strategic Risk Management

Strategic Risk Management: A holistic
view ensures that sk management is
underpinned by our strategic objectives,
taking into consideration gur priorities
and the external envircnment.

Operational Risk Management: Each
business unit is supported to manage its
own risk to ensure that potential risks are
tdentified and ratigated at an earty stage.
This embeds the responsibility of rigk

Dpecationat Risk Management Assurance

managemeant at a business unil level,
Further deiail can be found on page 84.

Assurance Framework: An element
of internal control that is independent
af pusiness functions and Executive
Committee and Board members,

Standards and Guality Framework:
The overarching standards and codes
that the Company and its employees
adhere io in performing its duties.

Standards and Cuatily Framewark

Board, Audit Committee
and C5R Committee
risk appetita

Sel strategic and

financiat goals

Delermine slrategic
action paints and

Review eifectiveness af
risk management and
internal control systems

Assess the exteni and
nature of principal risks

External audii
Internal audit

Group policies and
ethical standard e.q.
Whistieblowing policy,
Risk Managemant
Policy, Interpal Control
framework aligns with
€0S0 Internat Control
Integrated Framewaork,
FRC Guidance

Executive Committes

and Risk Committee

Identify principal risks
Monitor key risk
indicators

Aggregation of risk
exposure and adequacy
of risk mitigatien

Going concern and
viability statement

Group Compliance
Group Health & Safety
Business leads report on
key controls biannually

Business units and Risk
and Contro\ team

Execute strategic actions

Risk register
Day to day responsibility
for internal controls

Risk and control tearmn
oversee the business
unit pracess including
sample testing

Business unit policies,

and systems

128

British Land Annual Repari and Accounts 2022

procedures, processes



DIRECTORS" REMUNERATION REPORT

Aligning incentive with strategy

Our Remuneration Policy aligns
management incentives with
our strategy.

Dear Shareholders

During the year under review the
Committee has fecussed on three main
areas: developing the 2022 Directars’
Remuneration Pelicy and consulting with
shareholders; rewarding management and
the wider workforce appropriately for the
Company's streng linancial performance;
and reviewing the wider systems of reward
and recognition across our business

lo ensure British Land remains a
first-class employer.

Directors” Remuneration Policy

The Directors” Remuneration Policy

that is currently in force was approved

by shareholders in 2019 and expires at

the 2022 AGM. The Commiitee has worked
throughcut the year to design the Palicy
which is described in detail on pages 128-134
and will be tabled for shareholder approval
at the AGM this year. The Committee

has worked with management and our
remuneration consuttants to produce

a policy that we believe will incentivise
Executive Directors to perform in such 3
way that drives positive cutcomes for the
business, our broader stakeholders and
crucially, our shareholders.

We are not greposing any changes to the
guantum of incentives that our Executive
Directors will receive under the Palicy,
however we are proposing 2 revised
framewark of performance conditions,
most pertinently in connection with the
Long Term Incentive Plan, to align more
directly positive management action with
positive reward outcorne. [n addition, we
have proposed the addition of perfarmance
conditions that specificatly measure
management’s progress in achieving

the ambitious geals within our 2030
Sustainability Strategy. lo reduce the
levels of cperationat and embadied
carbon within our developments.

As Committee Chair, | have led the
programme af consultation with major
shareholders and have been pleased with
the level ¢f engagement that our propasal
received. | would like to thank all our
shareholders thal engaged in the process.
We have laken your feadback very seriously
and have, as a result, made meaningful
changes ta the Policy which | hope you

will support at our 2022 AGM.

Company Performance & Bonus

The Company has returned (o growth

in 2022 and we are pleased to see
managament action resulting in positive
outcames for the business, At the start of
the financial year the UK was emerging

The British Land Company PLC 00421920

from the third forced national lackdawn
and as the year progressed there were
periads af mandated working from heme
as well as general uncertainties araund
variants of cencern and vaccine roll outs.
Notwithstanding these pressures brought
about by the second year of the Cowd-19
pandemic, we're pleased with how the
business and our peaple have performed
during the year. The financial performance
of the Company, as outlined in the strategic
report, was griven by management’s efforts
to pival the Company towards growth.
Underlying profit for the year was up by
£50m to £251m and we saw positive Toial
Accounting Return of 14.8%, the highest for
seven years. Rental collecticns, a key driver
of aperational performance, were back to
near-pre-Covid levels this year as a result
of a concerted programme of collections
waorking in conjunction with our customers.
We saw positive valuation growth from our
property portfelio in aggregate of 6.8% or
£699m. A full review of the performance of
the Company during the year is contained
within the strategic report from page 42

When determining remuneration outcomes,
the Remuneration Commitiee considered
the strong company performance, the
macroenvironment and the conditions that
our stakeholders and the wider market have
experienced during the year. We assessed
the gutcome of perfermance aganst

the financial metrics in general and

the individuak strategic objectives set for
each Executive Directar under the Annual
Incentive Plan. The achieved perfermance
resulted in a bonus of ¢.137% of salary
earned in the year for our Executive
Directors against a raximum oppartunity
of 150% of salary. This reflected the strong
performance and execution of the new
strategy of the Company.

The Committee cansiders the levels

that have been awarded appropriately
reflect the efforts of the Executive Directors,
incentivise future performance and balance
the impact of the year under review on our
shareholders and wider stakeholders.

Reward and Recognition

The Committee has worked with the
CSR Committee towards the end of the
year following feedback via workfarce
angagement mechanisms around the
siruciures of reward and recegniticn
that exist within British Land againsk
the backdrop of an emerging cost of
living crisis.
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DIRECTORS' REMUNERATION REPORT continued

Management is leading @ programme of
iniliatives which are targeted in particular
at the most junior and lower paid members
of British Land's staff who are thase
hardest hit by the cost of living crisis. The
Comrmiltee is overseeing management s
efforts in this regard and was pleased to
approve the re-introduction of Free Share
Awards under the Share Incentive Plan
during the year and an extension of the
samea awards which will now be made to

st employees of the Group. The Commitiee
has also confirmed that Executive Directors
will not receive salary increases for the year
ahead, whilst management have propased
3 progressive pay increase for the wider
workforce with larger percentage increases
in salary being given 1o the lowest paid.

The Committee will continue to work with
management and the CSR Commitiee to
ensure the remuneration of the workforce
is aligned to the cullure and strategic

.. —diraction.of the Company. . —

Remuneration in respect of the
year commencing 1 April 2022
Salaries

The Commitiee reviewad salaries for the
Executive Oirectors during the year and
concluded that no changes were necessary.

The Non-Executive Direclors’ and the
Chairman’s fee levels also remain unchanged.

Annual incentives & Long Term Incentives
The gquantum of awards will remain
unchanged under the propased 2022 Palicy.
Executive Directors are eligible for a
maximum bonus of 150% of salary and
maximum Leng Term Incentive Award of
up to 300%. The Committee does nat intend
1o grant LTIP awards above 250% of salary.

Pensions

We are committed o ensuring that pension
contributions across our workforce are
equitable. Executive Directors receive the
same pension benefit rate apalicable ta

the majorily of the wider workforce at

15% of salary.

Gender and ethnicity pay gap
Our work to narrow the gender pay gap
since 2017 continued during the year.

The latest-gender pay aap for the § April
2022 snapshot shows a reduction in the
median pay gap of 8.4% t0 19.2% irom
27.6% for British Land. Broadgate Estates,
a subsidiary company, has also achieved 2
reduction in the median pay gap from 32.9%
to 29.3%. More information can be found
at britishland .com/gendec-pay-gap.

The British Land Company PLC 00621920

Our work to narrow the pay gap between
white and BAME employees has continued
during the year. 2621 was the first time we
published our ethnicity pay gap data. As at
the 5 April 2022 snapshot, the pay gap has
reduced fram 27.3% in 2021 te 19.2% in
2022 for British Land and from 32.7%

10 29.4% for Broadgate Estates.

Recommendation

8riush Land is commitied to listening
carefully to shareholder feedback and to
applytng best praclice to its remuneration
policies and approach. We hope that you
will continue to suppert our approach io
remunaration and will vote in favour of
this Repart and the proposed Directors’
Remuneration Policy at the 2022 AGM.

Yours sincerely,

i

Laura Wade-Gery
Chair of the Remuneration Commitiee

New 2022 Remuneration
Policy Summary

Introduction

Our Remuneration Policy always aims

Lo align with the long term business
strateqy, culture and values of the
Company. The new 2022 Remuneration
Palicy as outlined an the following pages,
subject to shareholder approval, will 1ake
effect from the date of the ABM on 12 Juty
2022. Payments ta Directors can only be
made if they are consistent with a
shareholder approved Palicy or
amendment to a Policy.

How the Palicy is reviewed

The Directors” Remuneration Policy
is determined by the Remuneration
Committee. The Commitiee receives
information on market practice, business
sirategy and stakeholder views from
management and its independent
advisors. Remuneration proposals
are develaped by management and
its independent advisors based on
distussions with the Commitiee and
are subsequently refined and agreed
based on feedback pravided.

The Executive Directors do nol participaie
in the approval of the Policy and are not
present when proposals impacting their
own remuneration are decided, other than
to provide relevant business and employee
context to discussions with the Commitiee
which takes note of any potentiat conHict
of interest.

Impact of stakeholder views on

Policy review

in drawing up the Remuneration

Policy. the Committee actively sought

and took inta account views expressed by
shareholders. The Company engaged with
its shareholders via consullation meelings
with investor bodies, and by writing to

its largest shareholders, offering each

a meeting to discuss remuneration
proposals and selting out the proposed
approach. Inresponse to the feedback

on our initial proposal, we amended aur
approach and again wrote (o our major
sharenolders setting out clearly what
adjustments we had made in response

to feedback. Tha views expressed were
supportive of increasing the focus on ESG
matrics provided these werg quantitative

and stretching and for a greater propartion
of the LT!P financiat metrics [but not alll to
be based on absolute perfarmance rather
than baing assessed on a relative basis.
The Commiliee agreed for £56 metrics to
be introduced into the AIP and LTIP and
for 25% of the LTIP to remain assessed
relafive to secior benchmarks.

The Committee also took into account
views of the workfarce on rernuneration
in general expressed via opinion surveys,
Executive Director remuneration panels
and through direct engagement with
LTIP participants.

Each year the Committer takes

into account the pay and employment
conditions of ermployees in the Group.,

This year the Commitize noted the
general increase in salary levels proposed
tor all employees and tevels of incentive
payments proposed which take account

of the impact of both individual and the
Camgpany's performance, bafore setting
the remuneration of the £xecutive Oirectors.
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The 2019 Policy was largely considered
lo have aperaled effectively and there are
only retatively minor changes propesed.

Under the 2022 Policy, at least 40% of

the AIP and 759% of the LTIP respectively,
wiil be assessed against financial metrics.
Fram this year, the Policy will be operated
with measures that introduce a material
element aligned te our 2033 Sustainability
Strategy and more closely align lonrg term

Key changes from the 2019 Policy

perfermance measurement with
rmanagement action whilst maintaining
3 suitatle level of relativity.

There are na changes to the remuneration
opportunity for Executive Directors under
the Policy with the maximum opporiunity
under the Annual Incentive Plan and the
Long Term Incentive Plan remaining at
150% of salary and 300% of salary
respectively. Satary increases are

normally in line with the werkfarce and
pension contributions far Executive
Directors are in line with the rate
applicable to the majority of the
workforce, 15%.

Operational and factual details have

been updated, for example details specific
io former Oirectors have been updated
and non-policy operational matters have
bean moved to implementation sections.

Current AIP operation under 2019 policy

Revised AIP aperation under New 2022 Policy

Quantitative Measures [70%)

Quantitative Financial Measures [80%]

Total Property Return vs MSCI |weighted by sector]

20% Total Property Return vs MSCI (weighted by sectar] 20%

Annuat Profitability 0% Annual Prafitability W%
Strateqgic Objective: Balance Sheet Resdience 20% Development Profil 0%
Quantitative Environmental Measures [20%)
The Global Real Estate ESG Benchmark [GRESB} 20%
Strategic Measures/Personal Objectives/Customer [30%]) Improvement in EPC ratings across estate
- Realising the peteniial of our campuses 30%
- Progressing value accretive development Strategic Measures/Personal Objectives/Custemer (20%]
- Targeting the opporiunities in Retail & Fulfitment
- Active capital recycling - Realising the potential ol sur campuses 20%
- People and sustainability - Progressing value accretive development
- Targeting the apportunities in Retail & Fulfitment
- Active capital recycling
- Peopte
Current LTIP operation under 2019 policy Revised LTIP cperation under New 2022 Policy
Quantitative Measures [100%) Quantitative Measures [100%}
Telal Pragerly TPR sector weighted IPD benchmark 0%- 1% pa 40% Total Property TPR sectar weighted IPO 25%
Return |Relative) Return IRelatve]  benchmark 0%-1%pa
Total Accounting  TARis measured as an ahsolute 50%
Return target with zero vesting below 4%pa,
|Absolute] 20% at 4%pa increasing on a
straight-line basis to full vesting for
Toial Accounting  TAR is mneasured retative to a market capitalisation 20% ;Oaﬁsiaﬁezxze?ui:‘;hz?:ﬂ of year
Return {Relativel  weighted index of FTSE 150 companies that use o ¥
: preceding E7IP grant)
EPRA accounting
Total Sharghalder 50% is relative to the perfarmance of FTSEI00 40%
Return 50% is relative to a market capitalisation weighted
index of the FTSEJ50 property companies that use
EPRA accounting
ESG: Operational Carbon 25%

Zero vesting below Threshold, 20% vesting at Thresheld and full vesting

at Maximum

Reduction {CO:e per sqm)

Operational Energy Reduction

Zero vesling below Threshiold, 20% vesting at Threshold and full vesting

ai Maximum
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Alignment with Provision 40 of the UK Corporate Governance Code

Principles

Alignment with Ihe Brilish L.and Remuneralion Policy

Clarity - remuneration
arrangements should be
transparent and promote effective
engagement with shareholders and
the workforce

The Policy provides fer clearty defined remuneration elements censisting af satary,
pension and benefits, and participation in the AIP and LTIP incentive schemes

The Policy ts cascaded ihrough the workforce and can be effecively communicaied
to Directors and when engaging with shareholders and the warkforce.

AIP and LTIP performance conditions are ciearly linked to the business siralegy.

Simplicity - remuneration
structuras should avoid comgplexity
and their rationale and operation
should be easy to understand

The Policy has been simplified over time ta avoid undue complexity. During the 2021/22

review, the use of performance conditions and targets has been reviewed with the proposed

changes prowiding a clearer iine of sight and simplifying the assessment by providing a

greater proporlion based on the Cempany's absolute performance which is impacted '
directly by management action, rather than assessed against market benchmarks

The incentives have also been simpiified over lime with atternative structures including

performance options and maltching shares being removed fram the Directors™ policy in '
prior reviews.

Risk - remuneraiion arrangamenis
should ensure reputational and
other risks from excessive rewards,
and behavioural risks that can arise
from target-based incentiva plans,
are identified and mitigated

The Policy is designed 10 provide appropriate payoults for different levels ot periormance.
When setting performance targets the Committee consider the link between pay and
periormance, testing 127 gets against historic and future performance.

The Poticy includes safeguards to ensure that there is a robust link between pay and
performance. including the discretion of the Committee to reduce formulaic payouts under
the AIP and LTIP should they feel it appropriale. In addition. malus and clawhack provisions
provide the ability te recover payments in ceriain serious circumslances.

Predictability - the range of
possible values of rewards to
individual directars and any other
limits or discretions should be
identified and explained at the
time of approving the policy

The Policy provides that under the AIP and LTIP there are clearly defined levels of
performance required for threshold, target and maximum payouts.

Discretions avadable e the Commitlee are identified in the Poticy and these will anly be
used where appropriate, and the use clearly disclosed in the Annual Remuneration Report.

Proportionality - the link beiween
individual awards, the delivery

of strategy and the long term
performance of the campany should
be clear. Qutcomes should not
reward poor perfermance

Participation in the AP and LTIP provide alignment between Direclors’ remuneration and

delivery of the Company's strategy and longer term perfarmance.

The AIP provides a focus on annual targets which drive long term success. A portion of the
AlP is delivered in shares to provide alignment over the longer term.

The LTIP provides a focus on langer term targets including assessments against financial
and non-financial performance conditions.

The Paticy has safeguards (e.g. performance measures, discretion, recovery provisionsi ta
ensure that there are no inappropriate payments for poos performance,

Alignment with culture - incentive
schemes should drive behaviours
cansistant with company purpose,
vatues and strategy

The AIP and LTIP drive behaviours consistent with the British Land's purpose, values

and strategy.

In particular, the AlP includes a poriion based on strategic/personal/customer measures.
The AP and LTIP are also aligned with the ESG strategy with distinct proportions measured
against quantitative E5G targets.

The cascade of the Policy down the organisation means that employees are incentivised in
line with our values to work together today ["be smarter tegether”; “listen and understand”
la promate the long term success of the company [“build for the future”).
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Executive Directors’ New 2022 Remuneration

Policy

Fixed remuneration

Operalion land strategic purposal

Maximum oppartunity Performance

Basic salary
ITo attract, mativate and retain talented Executive Directors.]

The level of basic salary is set taking into account the scope
and respensibilities of the role and the level of remuneration
paid at companies of broadly similar size.

Basic salaries are normally reviewed annuatly by the
Remuneration Committee, with increases usually taking effect
on 1 April for the subsequant year. Employment cenditions and
salary increases throughout the Group are taken into account
when basic salaries are reviewed.

Changes in the scope of an Executive Oirector’s role may result

in a review of salary.

condibions
The maximum level of basic salary will not be Not
greater than the current salary as increased, applicable.

typically in line with the market and general
salary increases throughout the Group.

If an individual is appointed at a tower satary, for
example, to reflect inexperience as a listed company
Director, larger increases may be awarded over
future years as they prove their capability.

Car allowance, benefits and all-employee share schemes

To provige a car allowance and set of benefits which support the Executive Director and encourage participation in the

all-employee share schemes.

A car allowance may be paid or a company car may be provided

to Executive Direclors.

Executive Directors are eligible to receive other taxable and
non-taxable benefits, that may include:

- private medical insurance |covering the Director and family]
- lfe assurance cover
- permanent health insurance
- access o independent actuarial, financial and legal advice
when necessary
- gym membership, subsidised by the Company
- annual medical checks
- relevant professional subscription fees
- other benefits an substantiatly the same basis as
other employees.
Executive Directors are eligibte to participate in British Land’s
Share Incentive Plan [SIP), Sharesave Scheme and any other
future plans on the same tasis as other eligible employees.

The Company provides Directors’ and Ofticers’ Liability
Insurance and may provide an indemnity to the fullest
extent permitied by the Companies Act.

The maxirnum car allowance 1s £20,000 per annum.  Not

The maximum ¢osl of other taxable and non-taxable 3pplicable.

benefits permitted under the Policy is the amount
required to continue providing benefits al a similar
level year-on-year.

The maximum opportunities under the SIP,
Sharesave Scheme and any subsequent plans are set
by the rules of the schemes and may be determined
by statutory limiis.
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Fixed remuneration continued
Changes from the 2019 Policy are highlighted

Daeration (and straiegic purpose|

The British Land Company PLC 00621920

Maximum opportunity Performance

canditions
Pension or pension allowance
[Te pravide an approgriate level of pension in retirement for Executive irectors.)
Executive Oirectors may receive pension benefits through Employer pension contributions to Executive Not
a3 delined contributien scheme or cash allowance in lieu of Directors under the defined contribution applicable.

pensien contributions.

Cash allowances in lieu of pension cantributions would typically
be paid at the same level of salary as Company contributions
under the defined contribution arrangement. ‘

Unless already a member of the legacy defined benefit scheme,
Directors will not be able to participate in it.

arrangement and cash allowances in lieu of pension
are made al a fixed percentage of salary, no higher
than the rate available to the majority of the
workforce, which is currently 15% of salary.

Variable remuneration

Operation land siralegic purpose!

Maximum apportunity Performance conditians

Annual Incentive . -

{To reward performance égainsi quanl‘ifalive and strategric objec_lfve;s that are set an_r;ua‘l_ly.—]- A

Annual incentive awards may be granted to Executive Directors
each year, with the level of award reflecting strategic aims of the
Company. Objectives are set by the Board and measures set by
the Remuneration Comsmittee.

Awards are granted following the financial year end,
when actual performance gver that year is measured.

A portion of the Annual Incentive Award is patd in cash and
the remaining portion [net of tax] is used to purchase British
Land shares on behatf of the Executive Director (Annual
Incentive Shares).

Currently one third of any Annual Incentive Award will be
required to be used to purchase Annual Incentive Shares.

Annual Incentive Shares must be held for three years from the
date of grant of the Annual Incentive award befare they may be
transferred or sold, regardless of whether or not the individual
remarns an employee of British Land throughout this period.
Executive Directors are entitled to the dividends paid in respect
of the Annual Incentive Shares during the holding period.

The Annual Incentive award (cash and shares) may be clawed
back during the three-year geriod following determination of the
award in certain circumstances. These are set out on page 137.

The maximum
level of Annual
Intentive which
may be granted
is equivalent

1o 150% af
basic salary.

The objectives are sei by the man Board
and the measures by the Remuneration
Committee nermally a1 the beginning of
the financial year over which performance
will be assessed and {ollowing the end of
the financial year when performance can
be determined.

At least 50% of the Annual lncentive will be
based on financial perfarmance conditions,
with the remainder based on non-financial/
strategic performance conditions.

Na mre than 25% of any part of the award
will be earned for threshald performance.

Up to hatf of the maximum polenial award is
payable for target performance that is in line
with expectations. If the stretch larget is mat
the maximum potential award will be earned.

The Committee has the discretion to
adjusl the outturn to ensure it reflects
underlying performance.

Mo further performance conditions are
attached to the Annual Incenlive Shares
during the helding period.
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Operatian {and strategic purpasel
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Maxirmum apperiunity Perlermance conditions

Long Term Incentive Plan [LTIP]

{To link the level of reward to Company performance against specified long term measures, promoting and rewarding achivities
that support our strategy and create sustainable long term value for shareholders.]

LTIP awards may be granted annually by the Remunzration
Committee to Executive Directors. Awards are in the form
of performance shares [conditional rights to receive shares].

LTIP awards typically vest afier three years. The number of
performance shares vesting is dependent on the degree to
which parformance conditions attached ta the LTI® have been
mel over this three-year performance period. The Committee
has the discretion to adjust the outturn to ensure it reflects
underlying periormance. A payment equivalent to the dividends
accrued on vesting performance shares is paid at the

point of vesting normally in shares but in exceptional
circumstances cash,

On vesting, sufficient performance shares may be sold to cover
an individual's Liabilify to income tax and National Insurance
contributions and related costs of sale. The remaining
performance shares must be held for two years following
vesting before they are permitted to be transferred or sold,
regardless of whether or not the individuat remains an
employee of British Land throughout this peried.

LTIP awards may be forfeited andfor ctawed back from the date
af grant until three years after the determination of the vesting
level of an award in certain circumstances. These are set out on
page 137. If itis discovered thal an LTIP award was granted or
vested on the basis of materially misstated accounts or other
data the Carnmiitee may require sorme or all of the performance
shares to be forfeited or clawed back during the five-year period
following the grant date.

The maximum
value [using the
share price at
the time of award
multiplied by

the number of
sharesl of an

The LTIP performance conditions are chosen
to reward performance thatis aligned with
British Land’s strategy. At least 75% af the
award will be based on financial related
perfermance conditions, with the remainder
based on nen-financial/strategic
performance conditions.

LTI.P award Within these limits, the relative weighting
which may s "
be granted of Lthe performance conditions may be varied
. . by the Committee to ensure the LTIP best
is equivalent supporlts British Land’s strategy and to
to 300% of ppo! 9y

. meet inveslor preferences,
basic salary.

For relative metrics, the Committee may
amend the comparator groups during the
performance periad if there is a corporate
- : event affecting any member of the group. -~
' The Committee may also amend a target or
performance benchmark if a different target
or benchmark is deemed more appropriate.

Performance conditions are challenging.
requiring significant outperformance for
100% of the LTIP award to vest. No more
than 20% of the award will veslif the
minimum perfarmance threshold is achieved;
perfarmance below the minimum threshold
for & performance condition will result

in the LTIP award in respect of ihat

conditien lapsing.

Policy on shareholdings of Executive Directors

[Te encourage Executive Directors to build and maintain a sharehelding in the Company, including post-cessation

of employment]

The Company has a policy that Executive Directors will be
required to build and retain a level of shareholding in the
Cempany, including post-cessation of employment.

The application of this will be contained from time ta time in the
Annualt Report on Remuneration and is currently 225% of salary
for the CEQ and 200% of salary for the CFO with this level being
required to be held for two years foltowing cessation. The
Committee retains discretion to operate the shareholding
requirement as appropriaie in specific circumstances.

The Paticy Mat applicable.
requirement

is that the
Executive
Directors

are expected

lo build up a
shareholding of
at least 200%
of salary fin
practice the
operaiion may
be higher}.
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DIRECTORS REMUNERATION REPORT continued

Non-Executive Directors’ New 2022

Remuneration Policy

{Operation land sirategic purposel

Mazimum oppartunity

The British Land Cernpany PLC 095621920

Parfarmance condilions

Chairman’s fee

(To attract and retain an individual with the appropriate degree of expertise and experience }

The Chairman’s annual fee is set by the Remuneration Committee and
reviewed annually. The level of the Chairman’s annuat fee is set taking
into account fees paid at companies of broadly similar size.

Typically increases, if required, witl
be in line with market.

Noti applicable.

Non-Executive Directors’ fees

[To attract and retain Mon-Executive Directors with the appropriale degree of expertise and experience.)

Remuneraticn of the Non-Executive Directors is a matter for the
Executive Directors and Chairman, and fees are reviewed annually.

Non-Executive Directors receive a basic annual fee plus additicnal tees
if they are members of 3 Committee, and if they hold the position of
Senior Independent Director, Chair of 38 Commitiee, perform additional
roles or have a greater time commitment.

The Campany’s Policy is to deliver a total fee at a level in'line with
similar positions.

The maximum aggrégate amouni

of basic fees payable to all Non-
Executive Directors shall not exceed
the limit setin the Company's
Articles of Association, which is
currently £900.000. Basic fees do
nol include the Chairman's fee or
fees fer being Senior Independent
Director, member or Chair of

a Comrnittee,

Nat applicable.

Other arrangements for the Chairman and the Non-Executive Directors
[To support the Directors in the fulfilment of their duties.)

The Company may reimburse expanses reasanably incurrad by the
Chairman and the Non-Executive Directors in fulfilment of the
Company's business, together with any taxes therean.

The Company provides ihe Chairman and the Non-Executive Oirectors
with Directors’ and Officers’ Liability Insurance and may provide an
indemnity to the fullest extent permitted by the Companies Act.

The maximum reimbursement
is expenses reascnably incurred,
together with any taxes thereon.

The maximum value of the Directors’

and Officers’ Liability Insurance and
the Company s indetinity is the cost
at the relevant time.

Nat applicable.
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Notes to the New 2022 Remuneration

Policy table

Remuneration Policy for

other employees

Salary reviews across the Group are carried
out an the same basis as salary reviews

for the Executive Directors; consideralion

is given to the individual's role, duties,
experience and perfermance, along with
consideration of typical salary levels of
emgployees in similar roles in comparabie
companies, where the data is available.

Employees are entitled to taxable and
non-taxable benefits inctuding pension
contributions, with executives being entitled
to substantially the same benefils as the
Executive Directors.

The Company.s all-employee share
schemes [the Share Incentive Plan and
the Sharesave Scheme) are also open to
eligible employees.

The Company operates annual incentive
arrangements throughout the business

which are cascaded from the AlP abjectives,

tailored where apprapriale te the specific
functiens and individuals.

Senior employees may also parlicipate
in the LTI and/or Restricted Share
award schemes.

Choice of performance measures
At teast 0% of the Annual Incentive

will be based on financial performance
conditions, with the remainder based

an non-financial/strategic performance
conditians. The specific perfermance
condiiions are determined in Line with

the strategic.priorities. .

[llustration of application of the New 2022 Remuneration Policy
The bar charts below iliusirate the levels of remuneration receivable by the Executive Directors in the first year of operation of the
preposed Remuneration Policy for varying levels of performance. ’

At teasl 75% of an LTIP award will be based
on financial related performance conditions,
with the remainder based on non-financial/
strategic performance conditions. The LTIP
performance conditions are chosen to
reward performance that is aligned

with British Land's strategy.

The AIP and LTIP targeis are set taking
into account the business plan and investor
expectaiions, with the Committee ensuring
thereis a robust and appropriate link
between payouts and performance.

Chief Executive

Chief Financial Officer

Maximnum [with

Maximurn with

0, L] ©; 10 k7 0

share proce growin! IR | 2% 39% | 200 REC O oriee arowt) (I | 2% 3% | 19% £3.142k
Maximum 23% I 29% 4B% £3,893k Maxirturn 23% I 29% 48% £2.54%k
In line with o In ting with i
expectations 0% £1.831k expectations W% £1.20%
Minimum 100% £893k  Minimum £589K

T * 1 T T T T T T T T T T T
€000 0 1000 2000 3000 4000 5000 (E"000] 0 500 1,000 1500 2,000 2,500 3,000 3.500
B Fixed pay W Annual Incentive WLTIP  MLTIP value with 50% B Fixed pay WAnnualincentive ELTIP B LTIP value with 50%

share price growih

share price growth

1. Calculated using [al salaries for the year ending 31 March 2023: Ib] benefit values for the year ending 31 March 202Z; and [c| pension policy as applicable for the year

ending 31 March 2023 i.e. 15% al salary.
Assumptions:

Minimum: Fixed pay anly consisting of salary, pension and benefits. No payouts under the AIP or LTIP.

In line with expectatians: Fixed pay plus 50% of maximurn under the AIP and threshold vesting at 20% of maximum under the LTIP.

Maximum: Fixed pay plus 100% of maximum under the AP and LTIP.

Maximum with share price growth: As for the "Maximum” scenario but illustrating the impact of a 50% share price increase on the LTIP.
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CIRECTORS’ REMUNERATION REPORT continued

Approach to recruitment
remuneration

Executive Directars

Basic salary is set al a level appropriate
la recruil a suitable candidate, taking into
account external market compatitiveness
and internal equity. The level of basic
salary may initially be positioned below
the mid-market of the chosen comparator
group. with the intention of increasing

it to around the mid-market of the
comparalar groyp after an initial

period of satisfactory service.

tndividuals will be able to receive 3
centributian ta a pension plan, or cash in
lieu thereal, and the Company contribution
will not be greater than the rate available to
the majority of the workforce {currently 15%
aof salaryl.

Where a recruit is forfeiting incentive
awargs granted by his or her existing
employer, compensation in the form of

a restricted share plan [RSP] award or
otherwise may be made (in accordance

with Listing Rute 9.4 .21, the maximum value
of which will be that which the Commitiee,
inils reasanable opinion, considers la be
equal to the value of remuneration forfeiled.

The vesting of the award may be subject

to additional performance measures being
met over the same period. The Commitiee
will determine the most relevant measures
te use at the time of award, bearing in ming
the responsibilities of the individuat being
appainted and the Company's strategic
priorities at the lime.

The Company's Policy is Lo give notice
pericds of no longer than 12 months.

1346

Chairman and Non-Executive Directors
On recruitment, the Chairman will be
offered an annual fee in accordance with
the Policy. The level of the annual fee may
initially be positioned below the mid-market
level, with the intention ol increasing it

te around the mid-markel level of the
comparator group afler an initial period
of satisfactory service. Non-Executive
Directors will be offered Non-Executive
Directars’ fees in accordance with

the Policy.

Appointment of internat candidates

If an existing employee of the Group

ts appointed as an Executive Director,
Chairman or Non-Executive Director,
any obligation or commitment entered
into with that individual prior to his or
her appointment can be hanoured in
arcordance with the terms of those
obligations or commitments, even where
they dilfar from the terms of the Policy.

Policy on loss of office

Executive Directors

The Executve Directors’ service coniracis
can be lawfully terminated by either party
giving 12 months’ notice, or by the Campany
making a lump sum payment in lieu of
notice [PILON] equal to the Executive
Director’s base salary for the notice period.
Additionally, when the Company makes a
PILON, it may either pay a lump sum equal
to the value of any benefits for the notice
periad or continue to provide benefits until
the notice period expires or the Executive
Directar staris new emptoyment lwhichever
is the earlier]). These lawful termination
mechanisms da not prevent the Company,
in appropriate circumslances, from
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terminating an Executive Director’'s
employment in braach of his or her service
contract and seeking to apply mitigation in
determining the damages payable. Where
this is achievable in negotiation with the
outgoing Director, setilement arrangements
are structured so that the termination
payment is paid ininstalments and the
instalments are reduced by an amount
equal to any earnings received from the
outgoing Director’s new employment,
consultancy or other paid work.

Far departing Executive Directors and
Executive Directors that have left British
Land the Coemmittee may agree to cash
commutation of pension benelits under the
defined benefit scheme fincluding EFRBS
benefits) and other pension arrangements
entered into prior to the adoption of the 2022
Rermuneration Policy. Any commutation
would take into account valuations provided
by independent acluarial advisers 5o as to
be undertaken on a basis considered by

the Carmnmittee 1o be cast neutral ta

the Company.

Tha circumstances of the loss of olfice
dictate whether the individual is treated as
a geod leaver or otherwise, in accordance
with the Company’s Policy. The Committee
uses iis distretion to form a view taking into
account the circumstances. Good leavers
typically receive pro-rata Annual Incentive
and leng term incentive awards, subject

to performance measurement, and other
leavers forfeit their entitlements. In the
event of a change of cantrol the rules

of the share plans generally provide for
acceterated vesting of awards, subject
where applicablel to time apportionment
and achievement of perfarmance targets.



Detsils of the Executive Direclars’ service contracts and notice perinds are given in the
table below:

Nermal notice period Lo be

Director: Lengih ol service contracl Data of service conlragt given by either party

Simon Carler

12 months

18 November 2020

12 manths

Bhavesh Mistry

12 months

19 July 2021

12 months

Chairman and Non-Executive Directors

The letters of appointrent of Non-Executive Birectors are subject to renewal on a triennial
hasis. in accordance with the UK Corporate Governance Code, all Direclors stand for
election or re-election by the Company's shareholders on an annual basis. The Directors’
service contracts and letters of appointment are avaitable for inspection during normal
business hours at the Company’s regislered office and at the Annual General Meeling.

The unexpired terms of the Chairman’s and Non-Executive Directors’ letters of

appointrment are shown below:

{Qriginal date of

Effective date of
appointment in most
recent letier of

Unexpired term at

Oiractor: appointment appoiniment 3t March 2022 Imanths)
Tim Score [Chairman] 20 March 2014 19 July 2019 3
Preben Prebensen [S10] 1 September 2017 1 September 2020 28
Mark Aedy 1 September 2021 1 September 2021 40
Lynn Gladden 20 March 2015 24 May 2021 28
" Irvinder Goodhew 1 October 2020 1 October 2020 28
Alastair Hughes 1 January 20118 1 January 2021 28
Nicholas Macphersan 19 December 2016 19 December 2019 16
Laura Wade-Gery 13 May 2015 26 May 2021 28
Laraine Woodhouse 1 March 2021 1 March 2021 28

Although the Chairman’s and Non-Executive Directors’ appointments are for fixed

lerms, their appointments may be terminated immediately without notice if they are not
reappointed by shareholders or if they are removed {rom the Board under the Company’'s
Articles of Asscciation or if they resign and do not offer themselves for re-election. In
addition, their appeintments may be terminated by either the individual or the Company
giving threg manths writien natice af termination [or. for the curreni Chairman, six
months’ written notice of termination]. Despite these terms of appointment, neither the
Chairman nor the Nan-Executéive Directors are entitled to any compensation [ether than
accrued and unpaid fees and expenses for the period up to the termination) for loss of
office save that the Chairman and Non-Executive Direciars may be entitled, in certain
limited circumstances. such as corporate Lransactions, ko receive payment in lieu of thetr
notice period where the Company has lerminated their appointment with immediate effect.
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Malus and Clawback

in relation to bath Annual incentive Plan and
LTIP awards under this Policy. malus and
clawback provisions will apply in the
fallawing circumstances:

- discavery of a material misstatemnent
resulting in an adjustment in the audited
accounts of the Group

- the assessment of any performance
condilion was based on errar, or
inaccurate or misleading information

- the discovery that any information used
to determineg cash or share awards was
based an error, or inaccurate or
misleading information

- action or conduct of 3 parlicipant which
amounts to fraud or gross miscenduct

- corporate failure

~ evenls ar the behaviour of a participant
have led to the censure of a Group
company by a regutatory authorily
or have had a significant detrimentat
impact on the repulation of the Group.

Discretion

The Committee has discretion in severat
areas of Policy as set out in this Report.
The Remuneration Committee may also
exercise operalional and administrative
discretions under relevant plan rules
approved by shareholders as set out in
those rules. In addition, the Commitiee has
discretion to amend the Policy with regard
1a minor ar administrative matiters where it
would be, in the apinion of the Committee,
disproportionate to seek or await
shareholder approval.

In addition, the Commitiee relains the
discrelion to override the formulaic
outcomes of incentive schemes. The
purpose of this discretion is to ensure
that the incentive scheme oulcomes
are consistent with overall Company
performance and the long term
experience of shareholders.

Pre-existing obligations

and commitments

Itis a provision of this Policy that the
Coempany can henour all pre-existing
abligatiens and commitments that

were entered into prior to this 2022
Remuneration Policy laking effeci. The
terms of those pre-exisling obligations

and cammitments may differ fram the
terrs of the Remuneration Policy and may
include [without limitation) obligations and
commitments under service contracis, long
term incenlive schemes tincluding previous
Lang Term Incentive Plans), pension and
benefit plans.
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How we intend to apply our new 2022 Remuneration Policy during
the year commencing 1 April 2022

The following pages set out how the Committee intends to apply the 2022
Remuneration Policy during the coming year, subject to shareholder approval.

Executive Directors’
remuneration

Basic salaries

The Executive Directors salaries for
the year beginning 1 April 2022 will
remain at their levels on appointment
into their current roles |Simon Carter on
1B November 2020 and Bhavesh Mistry
19 Juty 2021). For context, the average
increase provided to the wrder employee
population on 1 April 2022 was 7%.

Basic satary
£Qad

Oirector:
' Simon Carter . 750
Bhavesh Mistry 490

Pension and benefits

Both Executive Directors will receive a 15%
af salary pansian contribyution/allowance,
Benefits will be provided in line with the
policy and include a car sllowance and
private medical insurance.

Annual Incentive awards

The maxmum bonus oppartunity for
Executive Directors remains unchanged at
150% of salary. The perforrmance measures
for the Annual Incentive awards have been
revisad to provide closer alignment to qur
strategy under our new CEQ and CFQ and,
in particular, reflect more fully our
sustainability agenda. This is set ouwt

in the table below.

The detailed targets that the Committee
sels are considered ta be cammercially
sensitive and as such the specific targets
and performance against them will be
disclosed in the 2023 Remuneration Report.

In assessing how the Executive Directors
perfarm during the year cammencing

F April 2022, the Committee will take into
account iheir performance against all of the
measures and make an assessment in the
reund to ensure that performance warranis
the level of award determined by the

table below.

This year, once again, the Commiitee will
assess perfarmance in the context of the
wider stakeholder experience and overall
corporale outcame. Discretion may be
exercised by the Commmittee and, if this is
the case, a full explanation will be set out
in nexi year's Report.

As disclosed previousty, the Commitiee
agreed that for Annual Incentive awards,
the sector weighted MSC| March Annual
Universe benchmark {which includes sales,
acquisitions and developments and so takes
intg account active asset management as
waell as 2 more representativa pear groupl
would be most suitable.

In line with current practice, twe-thirds of
any amount earned will be paid in cash with
the remaining one-third (net of tax] used to
purchase shares which must be held far a
further three years.

Messure Targel Weighling
Anngal Financial bydget targets for prafitability
rofitabili 0% payout for meating a threshold level rising to 100% 30%
profitability payout for at least matching a stretch level
' Quantitative
Financial Total Property Return autperformance target
Measures: I:;g: r;:?e;:: dR: l:renc:’:r) V1% payout for matching the MSCI benchmark index rising %
0% reward 9 y to 100% payaut for autperfarming by 1.25%
weighting e
Financial budget targets for development profit -
Development prolit 0% payaut for meeting a threshald tevel rising to 100% payaut 10%
for at lzast matching a stretch level
S ——
Benchmark score targets for GRESE rating. 0% payout for
o The Global Real Estate meeting a thresheld score rising to 50% payout for matching
Quantitative ESG Benchmark (GRESB) the score that achieves a 5 star rating and rising to 100%
Environmental payout for at lLeast matching a stratch level score
' M e5: 20%
20% reward A&B rating across the estate. 0% payout for meeting a
weighting EPC rating acrass estate threshold level, rising to 100% payout for at least matching
astretch level
O Realising the patential
of Campuses
Strategic/personal/ O Progressing value
customer objectives accretive developments
: measures I — . . . 20%
20% reward O Targeting opportunities C.Omlmemauy sensitive s0 these W\'.l‘he fully
weighting in Retail & Fulfitment disclosed and explained in next year's Report

O Active capital
recycling

O People
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Long term incentive awards
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LTIP awards will be granted to Executive Directors during the year commencing 1 April 2022, after the conclusion of the 2022 AGM.
The size and timing of the award will be determined by the Committlee at a later date and disclosed in an RNS announcemaent.
Full details will be included in next year's Annual Report.

Subject to shareholder approval, the performance measures that are intended to apply 1o the 2022 LTIP award are as below.
These performance measures will be assessed over a pericd of three years. A two year post-vesting holding period applies to

any shares vesting,

Measure

Link 1e sirategy

Measured relative o Weighting

Tatal Accounting Return (TAR)

The growth in British Land’s EPRA Net
Tangible Assel Value [NAV) per share plus
dividends per share paid over the LTIP
performance period.

The TAR measure is designed

to link reward to perfoermance at
the net property level thal takes

account of gearing and our
distributions io shareholders.

TAR performance will be assessed against 50%
targets set in the context of the business

plan and investor expectations over the

long term.

Threshald; 4% per annum_ _

Maxirnum: 10% per annum

Total Property Return [TPR)

The change in capital value, less any capital
expenditure incurred, plus netincome. TPR
is expressed as a percentage of capital
employed aver the LTiP periormance
period and is calculated by MSCIL.

The TPR measure is designed
to link reward to sirong
performance at the gross
property level.

TPR performance will be assessed against 25%
the perforrmance of an MSCI sector
weighted benchmark.

Threshald: Equal te Index

Maximum: index +1.00% per annum

Environmental, Social, Governance [ESGI
- Operational Carbon Reduction

iC0:e per sqml
- QOperaticnal Energy Reduction

The ESG measure is designed
to link reward to delivering
our 2330 £ESG commitments
measured against a

2019 baseline.

ESG perfarmance will be assessed against 25%
targels set in line with achieving our
suslainability vision.

Operational Carbon Reduction
Threshold: 10% reduction
Intermediate: 20% reduction
Maximum: 30% reduction

Operational Energy Reduction
Threshold: 7% reduction
Intermediate: 10.5% reduction
Maximum; 14% reduction

No vesting below threshold performance with 20% of the proportion attached ta that measure vesting for threshold performance.
There will be straight-line vesting between threshold and intermediate lif applicable) and stretch performance targets.

The Committee retains the discretion to override the fermulaic outcomes of incentive schemes. The purpose of this discretion is to
ensure that the incentive scheme outcomes are consistent with overall Cempany performance and the experience of our stakeholders.

Non-Executive Directors’ fees

Fees paid to the Chairman and Nan-Executive Direciors are posilicned around mid-market with the aim of attracting individuals with the
appropriate degree of expertise and expertence. The fee structure set out below is unchanged since being applied in 2019. The Chairs of

Committees also receive a membership fee.

Chairman’s all inclusive annual fee £375,000
Non-Execulive Director’'s annual fee £64,000
Senior Independent Director’s annual fee £10,000
Audit or Remuneration Committee Chair's annuat {ee £20,000
Audit ar Remuneration Commitiee member’s annual fee £8,000
CSR Committee Chair's annual lee £14£,000
Nomination or CS5R Cornmittee member’s annual fee £5,000
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DIRECTORS' REMUNERATION REPQRT continued

To deliver on this strategy, we have developed four priorities:
REMUNERATION AT A GLANCE 9 P priort

How we align
rewards to
delivering
our strategy

As set out in the Strategic
Report, we have a clearly
defined business model
which nnderpins our key
‘ateas of focus: Campuses
and Retail & Fulfilment.

Delivering against these areas lays the
foundation for future value creation. We
take a long term appreach to running our
business; our focus is to deliver positive
outcomes for all of our stakeholders on

a long term, sustainable basis which can
mean thal actions taken fn any one year
Lake lime to deliver value.

140

Realising the
potential of

Progressing
value accretive

our Campuses developments

The British Land Company PLC 00621920

Targeting Active capitat

opportunities

recycling
in Retail &
Fulfilment

People & Sustainability

We have developed a best in class platform,
intluding a broad range of skills across our
business, which will support the delivery of
our strategy. Read more on pages 18-27.

Our remuneration philosophy is 0
.ingentivise and reward employees across the

This creates an alignment with
shareholders ensuring that the level of
annual bonus is not gut of line with the
performance of the business in the
financial year.

Qver the lopger term, we measure Qur,

Graup. We set objectives for eur Executive
Directors which are cascaded throughout
the business, with Executive Commitise
sponsors, so that they are integrated withn
the day-ta-day management of the business.

In determining whal the best measures

of performance are for Incentivising

our employaes, the Committee strikes a
balance between the short lerm and tonger
term gaals that it sets. The short term geals
are a mixture of the delivery of abjectives
linked to our priorities and annual

financial performance.

Our new 2022 Remuneration Paolicy

i year performance

performance against selected market
benchmarks, We only deliver rewards
where the business at {east matches
those benchmarks and we share a

smatl percentage of any outperiormance.
We tailor these benchmarks to be as
relevant as possible to the compasition of -
our business but we recaognise that there
may inevitably be 3 degree of mismatch.

The chart below illusirates the slignment
between lil what we are focusing on

doing lour sirategic objectives), liil what
we measure and report on and (iill what we
reward Executive Directors for delivering.

3year perigrmance

Annual

profitability - Profit targets

Development Profit Profit

- Targets for Develapment

Property valuation changes

- Relative Total Praperty
Return outperformance

~ Relalive Total Property
Return outperformance

_

Total Accounting Return

St |

~ Absolute Total Accounting Return
performance against a target range

Environmental Measures

benchmark

-EPC ratings across eslate
- GRESE Real Estate

- Operational carbon reduction
- Operatignal energy reduction

Reatising the polentiat of
our Campuses
Progressing value
accretive developments
Targeting opportunities
in Retail & Fulfitment
Active capital
recycling

O Pegple

~ Strateqic/personaly
cystomer abjectives to
deliver our priorilies
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Summary of the current 2019 Remuneration Policy and how we applied it

The Remuneration Policy was approved by shareholders en 19 July 2019. The Palicy will apply until the AGM in July 2022.
The Remunearaion Policy is set oul in full in the 2019 Annual Report and is available on our websile britishland.com/committees.

Eternent of Link 1o sirategy Framework
remuneraticn
Fixed Basic salary  Attracts and retains expert people with Reviewed annually and increases typically in line with
the apprupriate degrec of cxpertise and the market and general salary increases throughout
experience to deliver agreed strategy the Group
Benefits Benefits are restrcied to a maximum of £20,000 per
annum for car allowance and the amount required to
continue providing agreed benefits at a similar level
year on year
Pension Defined contribution arrangements - cash allowances
centribution in lieu of pension are made {0 the CEQ and CFO at 15%
of salary
Variable Annual Performance measures related to British Maximurn opportunity is 150% of basic salary. 2/3"is
Incentive Land's strategic focus and the Execulive paid in cash with the remaining 1/3™ [net of tax) used
Directors’ individual area of responsibitity ta purchase shares on behali of the Executive Directar
are set by the Committee at the beginning [Annual Incentive Shares) which must be held for a further
of the financial year three years whether or not the Executive Director remains
an employae of British Land
Long term  Total Property Return {TPR] links reward LVIP grants were set at 290% last yezr in the form of
incentive ta gross property performance perfarmance shares, within the maximum value af an

Total Accounting Return [TAR| links
reward to net property performance
and shareholder distributions

Tatal Shareholder Return (TSR]
directly correlates reward with
shareholder returns

L7IP award of 300% of salary

Executive Directors’ remuneration
The tables below show the 2022 actual remuneration under the current 2019 Remuneration Palicy against patential opportunity for the
year ended 31 March 2022 and prior year 2021 actual remuneration for each Executive Director. The figures for Bhavesh Mistry's aciual
and patential 2022 remuneration are pro-rated to reflect part service during the year and include the value of awards granted upon
appointment to replace pre-exisiing incentives from his previous employer as detailed on page 144.

Full disclosure of the single total figure of remuneration for each of the Directors is sel out in the lable on page 142.

Simon Carter

Bhavesh Mistry

£000 €000
FY22 Actual £1.919 FY22 Actual Buyaut £2.168
FY22 Poteniial LTI £3.354 FY22 Potential Buyaut £2.218
FY21 Ramundration ia respect of CFO role until - - .

FY21 Actual 18 November 2020 nt as CEQ unti year and £1,149 FY21 Actual N7A - joined Brilish Land in July 2021

T T T T T T Y T T T T T T v

0 50¢ 000 3,500 2,000 2500 3,000 3.5G0 0 500 1,000 1,500 2,000 2.500

Salary  Benefits Pension  Annual Incentive Long term incentivas/

Buyouts
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How we applied our current Remuneration
Policy during the year ended 31 March 2022

Yhe following pages set out how we imptemenied the Directors’ Remuneration Policy during the year ended 31 March 2022 and he
remuneration received by each of the Directors.

Single total figure of remuneration {audited)
The fotlowing tables detait all elements of remuneration receivable by British Land's Executive Directors in respect of the year ended
31 March 2022 and show comparative figures for the year ended 31 March 2021,

Pensionor Other jtemsin

Tarahte gension  the natureqt Annual Lang term Fixed Variabte
salary benefits allowanca remunerationt Incentives® incentives’ Jatal remuneralion remuneration*
2022 2022 2022 2022 2022 2022 2022 2022 2022
Executive Directars £000 €003 £o0q £000 £000 €000 €000 £000 €0
Simon Carter 750 20 113 1n" 1,024 0 1,919 a9l 1,026 .
Bhavesh Mistry® ~ oo 467 T 1477 T8 T 1,292 469 0 2,172 415 1,757 . . 7 T

1. Estimated ouvicomes. 2022 Annual Incentive outtomes are subject lo the publication of final MSCI results.

2. Forecast outcomes. 2022 Long Term Incentive aulcomes are subject to confirmation of final vesting levels in June 2022

3. Bhavesh Mistry was appainted as a Director on 19 July 2021, Amaunts paid are lime apportioned accardingly,

4. €£1,288.044 of the amaunt paid te Bhavesh Mistry represents awards made to Bhavesh under the Company’s Lang Term Incentive Ptan to replace pre-existing
awards from his previous emnployer that lapsed when he (eft to join \he Company. These are regarded as variable remuneraton. Full detaits of the grants that ave
included in this amount are described in detait on page 144.

Pensioror  Olher kemsin

Taxable pension  the nature of Annual Longlerm Fixed Variable

Salary' henelits allewance  remuneralion tncentives? intenlves? Tolal remuneration  remuneration

2021 20 202 2021 2021 201 2021 2021 2021

£000 €060 €008 [0 £000 £000 £000 £000 ED0Q

Simon Carter 557 20 8% 10 473 0 1,149 476 473

. hs described within the 2021 Annual Report, Simon Carter’s salary reflects the period rom 1 Aprit 2020 to 17 Novemnber 2020 a3 CFD for which he was paid a
pro-rated salary based on a full year equivalent of £500,000 and from the period from 18 Navember 2020 to 31 March 2021 as CEO lor which he was paid a pro-rated
salary based on 3 full year equivalent of £750,000. Additianally, as previgusly disclesed. the full Board wawed an atmount equal to 20% of their respective fees and
salarigs for the four months from Apeil to July 202C in response ta the Covid- 19 pandemic.

. Confirmed outcemes. Actuat Annual Incentive and Long Term Incentive guicomes are contirmed alier publication of the Annual Repart 2ach year. Farecast
estimated figures were published in the 2021 Reporl: the actusl oulcomnes, which were unchanged from the estimated figures, are reflected in the (able abave,

~

Notes to the single total figure of remuneration table {audited)

Fixed pay .

Taxable benefit

Taxable benefits include car allawange {ar Simon Cacter of £16,700 and for 8havesh Mistry of £11,764 and private medical insurance.

Other items in the nature of remuneration

ln addition to the joining awards made to Bhavesh Mistry as described in footnote 4 to the single figure table, other items in the nature of
remuneration inclugde: life assurance, permanent health insurance, annual medical check-ups, professional subscriptions. the value of
shares awarded under the zll-employee Share Incentive Plan and any notional gain en exercise for Sharasave options that matured
during the year, if any.

Pensions

Simon Carter is 8 member of the Defined Contribution Scheme and ulilises his Annuat Pension Allowances; the remaining amaunt of
his pension is paid in cash, for him to make his owr arrangements for retirement_ Simon Carter is also a deferred member of the British
Land Defined Benefit Pension Scheme in respect of his emplayment with British Land earlier in his career. The table below details the
defined benefit pensions accrued at 31 March 2022, Bhavesh Mistry does not participata 1h any British Land pension plan. Instead he
receives a cash allowance in lieu of pension to make his own arrangements for retirement.

Oefined beneft
pension accrued at Nermal
3t Mareh 2022 salitement
Executive Director €000 age
Simon Carter 40 (13

There are no z2dditional benefits that will hecome receivable by a Director in the event that a Qirector retires early,
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Annual Incentives FY22 (audited)

The level of Annuat incentive award i$ determiried by the Commitiee based on British Land's perfermance and Executive Oirectors’
performance against quantitative and strategic targets during the year. For the year ended 31 March 2022 the Commitiee’s assessment
and outcomes against these criteria {before exercising any discretion) are set cut below. Quantitative measures are a direcl assessment
of the Company’s linanciz| performance and in the very long term business we operate are a reflection of many of the decisions taken
in prior years. The delivery of strategic objectives positians 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 level of bonus
calculated by applying the criteria below generated an outcome of ¢.137% of satary for the two Executive Cirectors against a

maximum opportunity of 150%.

Performance
inling with
minimum
expectations Perfermance in tine Final
[9% Payaul Performance with maximum Qutcome Final
except TPR of in ling with expeciations {% ol outcame
The Quanlitative measure Weighling 17% Payouil expectabons 1700% Payout] max] [% of salary) ferformance range
Net Asset Value changes 20%
Obps +125bps 17% payout far
matching the MSCI
Total Property Return o 5 o, Benchmark riseng
vg MSCI Benchmark’ 20% 310bps . 2000%  30.00% to 180% payout for
cutperforming by
. +240bps 125bps -
Annual Protitability 30%
£200m £202m £210m 0% payout lor meeling
Underlying Profi 30% @ |:000%  4500% athreshold tevel rising
€251m to 100% payout
Balance Sheet Resilience  30%

! . 24 months 36 months 0% payout for meeting
Refinancing .
Assessed by comparing ., . a threshold level nsing

10/

e oo™ 10% @ [1000%  1500% 10900% payout for at
finance wa have in ol least matching a
inance we have in place 42 mths stretch level

£1.0bn £1.5bn 0% payoul for meeting
Liquidity athreshold level rising
Based on available 10% 10.00% 15.00% 10 100% payout for at
facilities and cash ) least matching a

€1.5bn sireich level

Sub-tatal 0% 70.00% 105.00%

1. The above chart is a forecast of the 2022 TPR autcomes which witl depend on performance againsi MSCI figures thai will enly become available after the publication
of this Report and as such, represent an estimnate of the final ligures.
2. £1.5bn is the average liquidily available throughout the year. {As at 31 March 2022 available liquidity was £1.3bnk.
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Simon Carter

Measure

Weighting

Outcorme

% award

The British Land Campany PLC 00621920

Final pulcome  Final sutcome
(% af max) % of salary]

Active Capital recycling

5.00%

Over £1bn of sales and two new joint ventures ¢rested;
completed an 50:50 Canada Water JV sale and exchanged
on sale of 75% stake in majority of assets at Paddington
Campus in April 2022,

L%

Evolve cur offer driving
leasing and operational
autperformance

3.00%

3.9m sq ft of total leasing completed in FY22 and Storey
occupancy increased (o B&%.

3.00%

Targeting Oppartunities
in Retail & Fulfilmant

5.00%

Invested in Retail parks, purchasing the minority
interest in HUT and campleting an 3 further £20tm
Retait Park purchases.

Made significant progress on investing in logistics and
have rapidly assembled a £1.3bn develepment pipeline
focused an London.

3.00%

Realising the Potential
of Campuses

5.00%

Acquired £102m of assets oulside of London aligned la
growth and innovation.

Plans in place to grow exposure Lo inpevation occupiers at
our Campuses. Compleled leltings to innovation tenams
al Regent’s Place and Broadgate.

2.67%

Progressing value
accretive development

5.00%

1 Broadgate now futly let for ptaced under option)
follewing pre-tets to JLL and A&O. Maintained momentum
with Campus developrnents, with 1% of costs on
committed schemes now contracted.

3133%

People & Sustainability

7.00%

DE&I strategy approved by CSR Commitiee; 8.4%
reduction in median gender pay gap llo 19.2%) and

8.1% reducthon to median ethnicity pay gap (o 19.2%)

as at 5* Aprit 2022.

Engagernent survey tonducted with score of 69%.
Delivered 18 Place Based initiatives in FY22.

Net Zero carbon audits compleied, and plans incorporated
into the business planning process. EPC modelling across
managed assets being completed and aligned with net
zero pathways; embodied carbon §32kgC0x/m? on office
development pipeline.

5.00%

21.17% 31.75%

Bhavesh Mistry

Measure

Weighting

Qutceme

% award

Finatoutsome Final outcome
(% of maxl (% of satary]

Active Capital Recycling

8.00%

Fitch rating of A affirmed for unsecured credit.
Strong engagement with Investars and Analysts across the
year including events at Nartan Folgate and Canada Water.

5.33%

Evolve our offer, driving
leasing and operatignal
outperformance

12.00%

Strong rent collection levels achieved with 97% Rent
and 98% Service charge callected in FY22

Revised business planning process implemenied and
embeddad over the year.

7.00%

People & Sustainability

10.00%

DE&! strategy approved by CSR Committee; 8.4%
reduction in median gender pay gap jio 19.2%) and

8.1% reduction te median ethnitity pay gap [to 19.2%]

as at 5* April 2022

Engagement survey conducied wilth score of 69%.
Detivered 18 Place Based initiatives in FY22

Net Zero carben audits completed, and plans incorporated
into the business planning process. EPC modelling across
managed assets being completed and aligned with net
zerc pathways: embodied carbon §32kgCCy/m? on office
development pipeline.

Maintained GRESS 5 star rating.

8.67%

21.00% 31.50%
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Findluutcome  Final wulcome

Tatal Payout (% af maxt 1% of salaryl
Simon Carter M17% 136.75%
Bhavesh Mistry 91.00% 136.50%
ipro-rated applies from start date of 19** July 2021") 63.82% 95.74%"

. Bhavesh Mistry's finat bonus outcome has been pro-rated to take into account his start date of 19 July 202i.

Orie third of the annual bonus [after 1ax has been paid}is used to purchase shares which are then held for threa years by the
Executive Director.

2021 comparative: in June 2021, the Commitiee confirmed (hat the underperformance of TPR compared to the IPO benchmark was
-310bps in line with the estimate made for the purposes of the single tatal figure of remuneration table in the 2021 Annual Report.

Long term incentives (audited)

The infarmation in the long term incentives column in the single iotal figure of remuneration table [see page 142| relates 1o vesting

of awards granted under the following schemes, including, where applicable, dividend equivalent payments on those awards. The below
nole outlines forecasts of the 2022 long term incentive autcomes. The actual cutcames will only become avaitable after the publication
af this Report.

Long Term Incentive Plan

The awards granted to Executive Directors on 23 July 2019, and which will vest on 25 July 2022, were subject to three performance
conditions over the three-year period 10 31 March 2021, The first condition [40% of the award] measured British Land's Total Property
Reiurns [TPRI relative to the funds in the sector weighted MSCH Annual Universe [the Benchmark| previously the 1PO UK Annuat Praperty
Index; the second 120% of the award) measured Total Accounting Return (TAR relative ta a comparater group of British Land and 15
other property companies: while the third [40% of the award] measured Total Shareholder Return (TSR], half of which was measured
against the FTSE 100 and the other half measuced against the caomparator group of British Land and 15 other property companies.

The TPR element is expected to lapse, based on British Land’s adjusted TPR of -1.6% per annum when compared to the Benchmark

of 0.4% per annum. The TAR element is also expecied to lapse based on British Land's TAR of -4.6% per annum compared o 2.2% per
arnum for the property campany median. The actual vesting of the TPR and TAR elements can only be calculated once results have been
published by MSCI and all the companies within the comparalor group respectively. The actual percentage vesting witl be confirmed by
the Commiitee in due course and details provided in the 2023 Remuneration Report. Korn Ferry has confirmed that the TSR element af
the award will lapse as British Land’s TSR perfarmance over ihe period was 1.9% compared to a median of 17.9% and 23.4% for the FTSE
100 and Property cempanies comparator groups respectively.

Increase in value as 3
resuli of share price

Estimated value af Estimated dividend  ragvement hetween grant

Performance  Number af perfarmance award on vesling equivalenl and interest and vesting

Executive Dirzctar shares ar eglions shares awarded £000 E0D0 £000
Simon Carter Shares 233,383 nit nil nil

2021 comparative: As set out in the 2021 Annual Report, the 2018 LTIP awards lapsed in full on 26 June 2021 as expecied.

Share scheme interests awarded during the vear (audited)
Long Term Incentive Plan T

The total face value of LTIP awards made to Executive Directoars for the year ended 31 March 2022 was equivalent to 250% cf basic salary
at grant.

The share price used ta determine the face value of performance shares, and therety the number of performance shares awarded, is Lhe
average over the three dealing days immediately prior to the day of award. The share price for determining the number of performance
shares awarded io Simon Carter was 496.47p and for Bhavesh Mistry, whose award was made after he joined the Company, was 512.67p.
The parformance conditions attached to these awards are set out in the Remuneration Policy approved by shareholders in July 2019 and
summarised below.

Perfermance against the LTIP measures wili be assessed over a period of three years. If performance against a measure is equal to

the index, 20% of the proportion attached to that measure will vest and if performance is below index the proportion attached to that
measure will lapse. 100% of the proportion of each element of award attached to each measure will vest if British Land’s performance
is 21 a stretch level, Those stretch levels are TPR 1.00% per annum, TAR 2.00% per annum, TSR (Real Estate] 3.00% per annum and TSR
IFTSE 1001 5.00% per annum. There will ke straight-line vesting belween index and siretch performance for each measure. Following 2
change in the EPRA definition of NAV, TAR is now being measured using EPRA Net Tangible Asset Value per share.

The performance measures and weightings of the 2021 grant were the same as applied to the 2019 grant described above.

Performance shares

Perceniage vasting on

Number of End of achieverneni of minimuom

performange Face vatue performance perlgrmance threshold

Executive Oirecior Grant date shares granled cooe period Vesling date S
Simon Carter 22/06/2021 377.666 1,875  31/03/2024  22/04/2024 20%
Bhavesh Mistry 02/08/2021 238,945 1,225 31/03/2024 02/08/2024 20%

British Land Annual Report and Accounts 2022 145



DIRECTORS' REMUNERATION REPORT continued The British Land Campany PLC 00621920

Bhavesh Mistry Jeining Grant

On 19 Juty 2021, being the date of Bhavesh Mistry's appointment as Chief Financial Officer, the Company made the below listed grants of
performance shares to replace awards that lapsed at the end of his previous empiloyment in order to jain the Cempany. The vesting dates
and perfarmance conditions that apply Lo the grants replicate those that applied to each of the awards that Bhavesh forfeited. Under the
terms of the grant, the net shareholding following the setilernent of tax, national insurance and dealing fees must be hald for two years
foltowing vesting. Malus and clawback provisions apply.

in addition (o the awards listed below, the Company made a grant of 43,580 ordinary shares to Bhavesh in order to replace the cash
element of bonus payments that he losi at the end of his previeus employment. The shares had a face value of £217,254 representing the
net value of the award following the payment of tax and national insurance and must be held for two years. The gross value of the award,
included within the single figure table on page 142 is £469,918.

The tace value of all of the awards was calculated based on a share price of 498 50p, being the MMQ for British Land shares the working

day immadiately preceding Bhavesh's start date, Friday, 14 July 2021, .
Nymber of .

Award pesiormance Face value

ng, shares granied E00Q Vesting date Performance Canditions
i 60,944 304 09/10/2021 Subject ko remaining in employment at the date of vesting.
Z ¢,403 47 20/06/2022 Subject ta remaining in employment at the date of vesting.
3 19,612 78 20/06/2022 Subject to remaining in employment at the date of vesting.
4 64,273 221 29/05/2023 Subject 1o remaining in employment at the date of vesting.
5 28,209 141 27/05/2024 Subject ta remaining in empioyment at the date of vesting.
& 9,403 47 26/05/2025 Subjeci 10 remaining in employment at the date of vesting.

The performance canditions and performance period that apply to the grant mifrar
these made by Tesco plc at the date of the original grant on 15 July 2018 which
replicated performance cenditions and performance periods that applied to the original
grant made by Whitbread plc as disclosed in the Whitbread ple Annual Reperl &
7 5,057 30 28/03/2022 Accounts. The performance period ended on 28 February 2022
The performance cenditions and performance peried that apply to the grant mirror
those made by Tesco plc at the date of the original grani on 20 June 2019. as disclosed
in the Tesco plc Annual Report 8 Accounts. The performance period ended on
8 124,948 623 20/06/2022 28 February 2022.
The performance conditions and performance peried that apply ta the grant are the
same as those sel by the British Land Remuneration Committee in respect of the British
Land 2020 LTIP Grant as set outin ihe 2020 8ritish Land Annual Report and Accounts
9 121,787 407  03/07/2023 ’ and on page 139 of this report.

In additian {o the grass value of the award of 43,580 shares referenced above (£409,918). awards 1 1o 4 in the above table are included
within the single figure table under ‘other items in the nature of remuneration’ at a face value upon grant of £856,452. Award 7, was
subject e performance conditions and vested at 64.3% on 28 March 2022. 4,015 shares were subsequently released ta Bhavesh, who
then sold 1,893 shares ai a price of 934.85p o settle tax and pational insurance contributions and deating faes. The gross value of the
propartion of the award that vested [£21,.474] is included within the single figure table under ‘other items in the rature of remuneration’.

Awards 8 and 9 are subject to performance conditions. Measurement of the perfoermance canditions for Award 8 will be includad within
the Tescao ple 2022 Annual Report. The value af the proportion of Award 8 that vests on 20 June 2022, will be reported within the 2023
British Land single figure table. Award 9 is subject to the same performance conditions as the LTIP awards made to British Land
Executive Directars in 2024, the estimated outcame of which will be reported in the 2023 single figure table.
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Directors’ shareholdings and share interests (audited)
The table below shows the Directors’ sharehoidings, including shares held by connected persons, as atyear end or, if earlier, the date of
retirement from the Board.

Although there are no shareholding guidelines for Non-Execuive Directors, they are each encouraged to hold shares in British Land. The
Company facilitates this by offering Non-Executive Directors the ability 1o purchase shares quarterly using their post-lax fees. Ouring the
year ended 31 March 2022, Mark Aedy, Irvinder Goodhew and Tim Scere have each received shares in full er part satisfaction of their fees.

Ouistanding scheme interests as al 31 March 2022 Shares held
Unvested share \Investad share Total shares

plan awards plan awards Yesled bul subject to Tatal of alt share

Isubject o Inol subject e unexercased outstanding plan awards and

performance perlormance share plan share plan As at 1 April  Asat 31 March shareholdings as

Oirector measures! measures) awards awards 2021 2022 at 31 March 2022
Simon Carter . 883,861 7.299 0 891,140 171,798 227,728 1,118,888
Bhavesh Mistry' 485,680 111.014 0 596,6%4 0 78,001 674,695
Tim Seorg {Chairl 80.905 100,528 100,524
Mark Aedy' 0 3,616 3,614
tynn Gladden 18,339 18,339 18,339
Irvinder Goodhew 2,593 11,662 11,662
Alastair Hughes 73N 7,371 7,37
Nicholas Macpherson 5,600 5,600 5.600
Preben Prebensen 20,000 20,000 20,000
Laura Wade-Gery 9.585 9.585 9,585
Leraine Weodhouse 4,036 8,760 8,760

1. Bhavesh Mistry and Mark Aedy were appointed 1o the Board on 19 July 2021 and 1 Sepiember 2021 respectively.

In addition, on 5 April 2022, the following Non-Executive Directors were allotted shares at a price of 532.54 pence per share in full or part
salisfaction of their fees:

Mon-Executive Oirectar Shares allotted
Tim Score 4,4%4
Irvinder Goodhew 1916
Mark Aedy 1,544

Acquisitions of erdinary shares after the year end
The Executive Directors have purchased or been granted the following fully paid ordinary British Land shares under the terms of the
partnership, matching and dividend elements of the Share Incentive Plan:

Dale of purchase Partnership
Executive Direclor uraward  Purchase price shares Maiching shares  Dividend sharas
Simon Carter 14/04/22 518.37p 29 58 -
16/05/22 505.68p 30 40
Bhavesh Mistry t&/04/22 518.37p 29 58 -
14/05/22 505.48p 30 40

Other than as set out above, there have been no further changes since 31 March 2022
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Shareholding guidelines

The shareholding guidelines |as a percentage of salaryl for Executive Directors are 200% for the Chief Financiat Officer and 225%

for the Chiefl Executive. In addition. Executive Direclors are required iv retain shares equal to the level of this guideline [or if they

have nat reached the guideting, the shares that count al that timel for the twa years following their departure. There is no set timescale
far Executive Directors to reach the prescribed quideline but they are expected 1o retain net shares received on the vesting of long term
incentive awards until the target is achieved. Shares that count towards the holding guideline are those which are unfettered and
beneticially awned by the Executive Directars and their cannected persans, conditicnal shares and ali vested awacds count towards

the requirement on a net of tax basis. All other awards that are still the subject of a performance assessment and any share options
do not count,

The guideline shareholdings for the year ending 31 March 2022 are shown below based on a VWAP for 31 March 2022 of 533p:

% of Salary Held
Guideline as Holding counting [Based cn
perceniage af Guideline toward quidelines at 31 March 2022
Executive Director hasit salary helding 31 March 2022 Shareholdingl
Sirnon Carier 225% 314,601 271728 162%
Bhavesh Mistry 200% 183,863 78,001 85%
Unvested share awards [subject to performance)
Number Subject (o End of
ouisianding al periormance performance .
Exacutive Oirector Date of grani 31 March 2022 measures period Vesting date
Simon Carter LTIP performance shares 23/0719 233383 Yes 31/03/22 23/07/22
- LTIP performance shares 22/06/20 272812 Yes  31/03/23  22/04/23
LTIP performance shares 2210621 377,664 Yes 31/Q3/24 22/04/24
Bhavesh Mistry  LTIP performance shares 19/07/27 124,948 Yes 28/02/22 20/04/22
LTtP performance shares 19/07/21 121,787 Yes 31/03/23 03/07/23
LTIP performance shares 02/08/21 238945 Yes 31/03/24 02/G8/24
Unvested share awards {not subject to performance)
Numnbar Subject o
autstanding at performance
Executive Oirector Date of grani 21 March 2022 measures Vesting data
Bhavesh Mistry  LTIP performance shares 19/07/21 5403 No 20/06/22
LT!P perfarmance shares IS0yl 19612 No 20/06/22
LTIP performance shares 19/07/21 44,273 No 29/05/23
LTIP performance shares 19/07/21 28.209 Ne 27/05/24
LTIP performance shares 19/07/21 9403 No 26/05/25
Unvested option awards [not available to be exercised) '
Nymbec Subject g End of
oulsianding al Option price performance periormance Date pecames
Executive Director . Daie of grant 31 March 2022 pence measures period exercisable Exercisable until
Simon Carter Sharesave options 18/06/19 4,137 435 No N/A 01/09/22 28/02/23

Other disclosures
Servite contracis
All Executive Direclars have rotiing service contracts with the Company which have notice periods of 12 menths on either side.

Narmal

natice geriad

Date of sarvice \o be given by

Birecior ¢ontract Company
Simon Carter 18/11/20 12 months
Bhavesh Mistry 19/07/21 12 months

In accordance with the Code, all continuing Executive and Non-Executive Directors stand for election or re-election by the Company's
sharenolders on an annual basis. The Directors’ service contracts are available for inspection during normal business hours at the
Company's registered office and at the Annual General Meeting. The Company may terminate an Executive Direclor’s appointment
with immediate effect without notice or payment in lieu of notice under ceriain arcumstances, prescribed within the Executive
Director's service centract.
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Executive Directors’ external appointments
Executive Directors may 1ake up one non-executive directorship at anather FTSE company, subject tc British Land Board approval.
The Executive Directors do not currently hold any paid external appeintments.

Relative importance of spend an pay

The graph below shows the amount spent on the remuneration for all employees (including Executive Directors| relative te the amount
spent on disiributions to shareholders for the years to 31 March 2022 and 31 March 2021. Remuneration of employees increased by 21.5%
relative to the prior year. This is largely attributable to improved company performance resulting in larger bonus payments across the
business. Distributions to shareholders during the year increased by 102% relative to the prior year. This increase represents a full year
of paying dividends as opposed to the previous year where the Board took a decision to temperarily suspend dividend payments during
the initial outbreak of the Covid-19 pandemic.

Remuneration of emplayees Oistribution
E7%m including Directors: to shareholders:
2021/22
E157m Wages and salaries PID cash dividends paid
! ! ! ! ! Annual Incentives to shareholcers
¥
0 100 o 300 400 ‘ - PID tax withholding
Social security costs
£65m - , Nen-PID cash dividends paid
2020/21 Pension costs to shareholders
£78m £quily-settled share-based Share buybacks
; : " ; ; payments -
0 100 T 200 300 400

Total sharehotder return and Chief Executive’s remuneration

The graph betow shows British Land's total shareholder return for the 10 years from 1 Aprit 2012 to 31 March 2022 against that of the
FTSE All-Share Real Estate Investment Trusts |[REIT] Total Return Index for the same period. The graph shows how the total return
on a £100 investment in the Company made on  Aprit 2012 would have changed over the 10-year peried, compared with the total
return on a £100 investment in the FTSE All-Share REIT Total Return Index. This index has heen selecied as a suitable comparator
because it is the index in which British Land’s shares are classified.

The lable below sets cul the total remuneration of the Chief Executive aver the same period as the Total Shareholder Return graph.

The Annual Incentive awards against maximum opparlunity and LTIP vesting percentages represent the year end awards and forecast
vesting outcome for the Chief Executive. The quantum of Annual Incentive awards granted each year and long term incentive vesting rales
are given as a percentage of the maximum oppariunity available.

Chief Executive 2012/10  2013/14 201615 201516 2016417 2017718 2018019 2019/20 20202 2021722
Chief Executive’s singie total figure of remuneration [EQO0] 4,810 5398, 6,551 3423 1938 2279 1453 1534 1444 1919
Annual Incentive awards against maximum opportunity [%I] 75 %0 %6 67 a2 63 35 28 53 N
Long term incentive awards vesting rate against maximum

apportunity (%l &3 98 93 54 15 16 0 0 0 0

1. Confirmed gutcome.
2. Forecas! outcome.
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Total shareholder return - .
The graph below shaws British Land’s tatal shareholder return for the 18 years ta 31 Maceh 2022, which assumes that £100 was invested
on 1 April 2012, The Company chose the FTSE All-Share REIT's secter as an appropriate comparator for this graph because British Land
has been a censtituent of that index throughout the period.

CEO pay ratio . -
The 2021/22 CEO pay ratio, prepared in line with Method A of the reporting regulations, is set out below. along with historic data. |n line
with the method used tast year, this method is considered to be the most comparable approach to the Single Figure catculation used tor
the CEOQ. The pay data is based on employees as at 31 March 2022 and has been analysed on a full-time equivalent basis, with pay for
individuals working part-time increased oro-rata to the hours warked. Employees an maternity/paternity teave have heen included in
the analysis.

The 1abte below shows the movement in median ratio since 2019/20. The median ratio has increased in 2021/22 due 1o the higher bonus
payout far the CEQ. The median ratic is considered la be consistent with the pay and progression policies within British Land as the
remuneration policy far the CEQ is set based an the same principles as the palicy for the wider employee population. As such, sataries
tor all employees are sei to reflect the scope and responsibilities of thair rele and take into account pay tevels in the external market.
The majority of staff are also eligible to receive a bonus, and whilst variable pay represents a larger preportion of the CEQ's package,

in alt cases, there is a strong link between payouts and the performance of both the Campany and the individual, The Commiltee Chair
has provided an explanation of the retationship between reward and performance on page 127.

CEOpayratio 20¥9/20 2020/21° 2023/22
Method C A A
CEQ single figqure [F000) 1.534 644 1,919
Upper guartile 14:1 16:1 17:1
Median 22:1 23:1 26:1
Lower quartile 33:1 35:1 38:1

1. The 2020/21 single 1otal ligure of remuneration represents a blended amount calcvlated by reference to the amounts paid to Chris Grigg and Simon Carter lor the
respeclive periads that they served as Chief Executive during the year

The salary and tatal pay for the individuals identified at the Lower quartile, Median and Upper Quartite positions in 2023/22 are set out
* over the page. Having reviewed the pay levels of these individuals it is felt that these are representative of the structure and quantum of
pay at these points in the distribution of employees’ pay.
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2021/22 Employee pay Salary Tatal pay
Upper quartile 84,150 113,761
Median 45,000 74,750
Lower guartile . 38,641 50,813

Directors’ remuneration compared to remuneration of British Land employees

The tahle below shows the percentage changes in different elements of the Directors’ remuneration retative to the previous financial
year and the average percentage changes in those eterments of remuneration for employees of the listed parent company The British
Land Company PLLC. Pasitive changes in the fees paid to Non-Executive Directors are attributable to fees paid in respect of additicnat
Committee or Board responsibilities during the course of the year, rather than anincrease in the level of fees paid. In addition, from
Aprif to July 2020, Directors waived 20% of their respective fees and salaries in response 1o the Covid- 19 pandemic which reduces the
full year figure for 2021. The increase in employee salaries was due io inflationary and prometional increases during the year. Similarly,
the increase in annual incentive reflects a higher company muttiptier in 2022 compared to 2021 a5 a resull of stronger corporate
performance against the targets, The salary increase for Simon Carter is due ta his promotion to CEO during 2020/21, he did not receive
a salary increase in 2021/22. Similarly, the increase in annual bonus for Simon Carter is due to the higher opportunity in 2021/22 as a
result of being in the CEQ role for the full year and alsa due to the higher banus payout as sel out on page 142. The reduction in taxable
benefits will be largely driven by a reduction in the company’s private medical insurance premium,

Bhavesh Mistry, Mark Aedy, Irvinder Goodhew and Loraine Weodhouse are not included in the table below as they were either
appointed during the year under review or the previous year and therefore do not have two full years' worth of fees tc compare. They
have not received an increase in salary or fees during the year beyond those attributable to changes in Committee responsibilities for
Non-Executive Directers, Bhavesh's pay arrangements are unchanged since his appointment on 19 July 2021 and are explained fully
on page 142. -

2022 vs 2021 2021 vs 2020

Base salaryflees Benelils Annuat bonus  Base salaryllees Benelits Annyal bonys
Remuneration element % ¢hange % change % change % change % change % change
Siman Carter 35% -2.8% 117% nfa nfa nfa
Tim Score 7% 0% nfa 20% 0% n/a
Lynn Gladden 7% 100% n/a -5% 0% n/a
Alastair Hughes 7% D% n/a -3% 0% n/a
Nicholas Macpherson 7% 0% nfa -T% 0% nfa
Preben Prebensen 12% 0% n/a 12% 0% n/a
Laura Wade-Gery 13% 0% nfa 0% 0% nfa
Average employees 4% -7% 50% 2% 1% n/a

The Commitiee reviews, takes advice and seeks information from both its independent adviser and the Human Resources depariment
on pay relatively within the wider market and the Company throughout the year. The CEC pay ratio, ethnicity and gender pay ratio help
te inform the Committee in its assessment of whether the level and structure of pay within the Company is appropriate. The Cormmittee
is satisfied with the current Policy and feels the opgortunity and alignment are appropriate at the current time.
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Non-Executive Directors’ remuneration laudited)
The table below shows the fees paid to our Non-Execulive Directors for the years endad 31 March 2021 and 31 March 2020:

Fees' Taxable benetits” Tolal

022 2021 2022 2021 01 202
Chairman and Non-Executive Directors i €000 £000 €000 £gor €090 £000
Tirn Score {Char)? 375 350 9 0 375 390
Mark Aedy* i i 39 - 0 - 37 -
Lynn Gladden 77 72 2 0 79 72
Invinder Goodhew 75 36 ] 0 75 36
Alastair Hughes 6 88 0 0 96 88
Nicholas Macpherson 72 67 0 g 72 67
Preben Prebensen 95 85 0 0 95 85
Laura Wade-Gery 97 B4 0 4] 97 8é
Loraine Woadhause 92 4 1 Q 22 é

. Fees include the basic lee of £44,000 paid to each Non-Executive Director with exception of the Chair.

. Taxable benefits include the expenses incurred by Nen-Executive Directors, The Company provides the {ax gross up on these benefits and the figures shown above
are the grassed up values. There is no variable element to the Non-Executive Oirectors fees.

. Tim Score was appointed Chair in July 2019,
Mark Aedy was appointed on 1 September 2021.

. All the directors’ lees for 2021 rellect the impact of having waived 20% of their fees for faur monibs during ihe year.

[XIE S ]

oo

Remuneration Cammittee membership
As at 31 March 2022, and throughout the year under review, the Committee was comprised whotly of independent Non-Executive
Directors. The members of the Cornmittee, together with atiendance at Committee meetings, are set out in the table below:

Date ol appointment

Direciar Pasilion (1o the Commiitee) Attendance
Laura Wade-Gery Chair - 13 May 2015 816
Lynn Gladden Member 20 March 2015 b6
Irvinder Goodhew Member 17 November 2021 2/2
Preben Prebensen Mernber 1 September 2017 8/6

During the year ended 31 March 2022, Committee meetings were also part attended by Tim Scare [Chairmanl, Simen Carter [Chief
Executive Dificer], Bhavesh Mistry {Chiel Financial Officer), Brona McKeown [General Counsel and Company Secretaryl. Kelly Barry
[Reward Director) and Gavin Bergin IHead of Secretariail other than for any item relaling to their own remuneration. A representative
from Korn Ferry alse routinely attends Commitiee meetings.
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The Committee Chair holds regular meetings with the Chairman, Chief Executive and HR Director to discuss all aspects of remuneration
within British Land. She also meets the Commiitee’s independent remuneration advisers, Korn Ferry, prior to each subslantive meeting
to discuss matters of governance, Remuneration Policy and any concerns they may have.

How the Committee discharged its responsibilities during the year

The Committee’s role and responsibilities have remained unchanged during the year (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 websiie
britishland.com/commitiees. The Commuttee's key areas of responsibility are:

- the development of the 2022 Directors’ Remuneration Policy to be presented for shareholder approval at the 2022 AGM, including
policy design, stakeholder engagement and consuttaticn with majer shareholders;

- in developing the performance conditions relating to the Company’s 2030 Sustainability Strategy within the proposed 2022 Oirectars’
Rernuneration Policy, the Cornmittee received in-depth technical briefings from subject matter experis from the business:

- reviewing the Remuneration Policy and strategy for members of tha Executive Committee and other members of executive
management, whilst having regard {o pay and employment conditions across the Group;

- determining the total individual remuneration package of each Executive Director, Executive Committee member and other members
of management:

- manitering perforrmance against conditions attached to all annual and long term incenlive awards to Executive Direclors, Executive
Committee and ather members of management and apgroving the vesling and payment oulcomes of these arrangements; and

- selecting, appainting and setting the terms of reference of any independent remuneration censultanis.

In addition to the Cammittee’s key areas of responsibility, during the year ended 31 March 2022, the Commitiee also considered the
following matters: -

--— -reviewing and recommending-to-the Board the Remuneration Report (¢ be presented for shareholder approvai; . ——

- remuneration of the Executive Directars and members of the Executive Committee including achievement of corporate and individuat
perfarmance: and pay and Annual Incentive awards below Board-level;

- the extent ta which perfermance measures have heen mel and, where appropriate, approving the vesting of Annual Incentive and
long term incentive awards:, s

- granting discretionary share awards; reviewing and setting performance measures for Annual Incentive awards and
Long Term incentives:

- reviewing the Commiltee’s terms of reference;

- feedback from the HR Director and Remnuneration Consultants follawing consultation with a warkforce panel sel up to discuss
Executive remuneration;

- the Commitiee was made aware of the results of engagement surveys and any general themes that are impacting emptoyees.
All-employee communications were sent from Execulive Committee members. including the CEO. relaling to wider
Company remunerataon;

- considering gender and ethnicity pay gap reporting requirements; and

- receiving updates and training on carporate gavernance and remuneraticn matters from the independent remuneration consultant.

The Committee's terms of reference have been reviewed by the Committee during tha year and changes were made to define
respensibilities between the CSR Cormmittee and the Remuneration Committee and provide for one joint meeting per year 35 appropriate.

Remuneration consultants

Korn Ferry was appointed as independent remuneratian adviser by the Committee an 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 Canduct. The Commitlee
assesses the advice given by its advisers to satisfy itself that it is objective and independent. The advisers have private discussions with
the Comrmittee CThair at least once 3 year in accordance with the Code of Cenduct. Fees, which are charged on a time and materials basis,
were £146,480 lexcluding VAT). Korn Ferry also provided generat remuneration advice to the Company during the year.

Voting at the Annual General Meeting
The table below shows the voting cutcomes of the resolutions put te shareholders regarding the Direciors’ Remuneration Report ai the
AGM in July 2021 and Remuneration Policy at the AGM in July 2019.

Resolutan Votes for % for Vates against % against  Tolal votes cast Voies withheld
Directors’ Rermuneration Report §2021] 612,435,184 98.6% 8.657.032 1.3% 621,092.215 1,307,558
Directors’ Remuneration Policy 12019] £99,935,009 98.30 12,073,236 1.70 712,008,245 840,435

This Remuneration Report was approved by the Board on 17 May 2022.

et

Laura Wade-Gery
Chair of the Remuneration Committee
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Directors’ Report and additional disclosures

The Birectors present their Report on the affairs of the Group, together with the audited financial statements and the report of the auditor
far the year ended 31 March 2022, The Directors’ Report alse encompasses the entirety of our Corporate Governance Report from pages
99-157 and Other Information section from pages 239-248 for the purpose of section 463 of the Companies Act 2004 lthe "Act’) The
Directors’ Report and Strategic Report together constitule the Management Report for the year ended 31 March 2022 for the purpose

of Disclosure and Transparency Rule 4.1 8R. Infarmatien that is relevant to this Report. and which is incorporated by reference and
including informatien required in accordance with the Act and or Listing Rule 9.8 4R, can be lacated in the following sections:

Infermation Seclion in Annual Report Page
Future developments of the business of the Company Sirategic Report 18 to 27
Risk factors and principal risks Strategic Report 8410 96
Financial instruments - risk management objectives and poticies Strategic Report 811083
Dividends Slrategic Report 79
Sustainability governance Strategic Reporl 49 to 50
Greenhouse gas emissions, energy consumption and efficiency Strategic Report 581059
Viability and going concern statements Slrateqic Report 97
Governance arrangements Governance 104 to 109
Employment policies and employee involvement Strategic Report 35 t0 37
Capitalised interest Financial Statements 182 to 187
Additional unaudited financial information Other Information unaudited 239 to 2464

Annual General Meeting (AGM)
The 2022 AGM will be held at 9:30am on
12 July 2022 2t 100 Liverpool Street,
EC2M 2RH.

A separate circular, comprising a letter
from the Chairman of the Board, Nolice

of Meeting and explanatory notes on the
resolutions being proposed, has been
circutated to shareholders and is available
on our website britishtand.com/agm.

Articles of Association

The Company's Articles 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 available en the Company's
website britishland.com/gevernance.

Board of Directors

The names and biographical details of

the Directors and detaits of the Board
Committees of which they are members
are set out on pages 101-103 and
incorperated inte this Report by reference.
Changes to the Direclors during the year
and up to the daie aof this Report are set
out an page 116. The Company's current
Articles require any new Director fo stand
for election at the next AGM follawing their
appointment. However, in accordance with
the Code and the Campany’s current
practice, all continuing Directors offer
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themsetves for elecuon or re-etaction.
as required, at the AGM.

Details of the Directors’ interests in the
shares of the Company and any awards
granted to the Executive Qirectors under
any of the Company's all-employee or
executive share schemes are given in
the Directars’ Remuneration Repart

on page 147. The service agreements of
the Executive Directors and the tetters of
appointment of the Nen-Executive Directors
are also summarised in the Directors
Remuneration Report and are available
for inspecuen at the Company's
registered office.

The appointment and replacement of
Directors is gaverned by the Company’s
Articles, the Code, tha Companies Act 2004
and any related legislation. The Board may
appoint any person te be  Director so lang
as the total number of Birectors does not
exceed the limil prescribed in the Articles.
The Articles provide that the Cormpany may
by erdinary resolution at a general meeating
appoint any person to act as a Director,
provided that notice is given of the
resolution identifying the proposed persen
by name and that the Company receives
written confirmation of that persan’s
willingness to act as Director if he ar she
has not been recemmendad by the Board.
The Articles also empower the Board

to appoint as a Birectar any person who

is willing 1o act as such. The maximum
possible number of Birectors under the
Articles 1s 20. tn addition to any power
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of removal conferred by the Companies Act
2006, the Articles provide that the Company
may by ordinary resotuiion jand without the
need far any special natice} remove any
Director from olfice. The Articles also set
oui the circumstances in which a persen
shall cease to be a Director.

The Articlas require that at each annyal
general meeting each person who is a
Birectar en 2 saecific date selected by

the Board shall retire from olfice. The date
selected shall be nol more than 14 days
befare, and no later than. the date of the
notice of annual general meeting. A Director
who relires at an annual general meeting
shall be eligible for reappoiniment by the
shareholders.

Directors’ interests in contracts
and conflicts of interest

Ne contract existed during the year in
relalton to the Company’s business in which
any Director was materially interested.

The Company’s procedures far managing
conflicts of interesi by the Directors are
set out on page 106, Provisions are atso
contained in the Company s Articlas which
allow the Directors to authorise potential
conflicts of interest.

Directors’ liability insurance
and indemnity

The Company maintains appropriate
Directors and Officers’ Liability insurance



caver in respect of any polential tegal aclion
brought against its Directors.

The Company has also indemnified each
Director ta the extent permitted by taw
against any liability incurred in relation to
acts or omissions arising in the ordinary
course of their duties. The indemnity
arrangements for all directors of the
Company are qualifying indemnily
provisions under the Act and were in
force throughout the year and are in
force at the date of the Report.

Share capital

The Campany has one class of shares,
being ordinary sharas of 25p each, all

of which are fully paid. The rights and
obligations atlached to the Company's
shares are set out in the Articies. There
are no restrictions on voting rights or the
transfer of shares excepl in relation to
Real Estate Investment Trust restrictions.
The Directors were granted autharity at the
2021 AGM to allot relevant securities up 1o
a nominal amount of £77,227,088 as well as
an additional authority 10 allot shares to the
same value on a rights issue. This authonity
will apply until the conclusion of the

2022 AGM or the close of business on

30 September 2022, whichever is the
sooner. At this year's AGM, shareholders
will be asked to renew ihe authority to

allot relevant securities.

The Directors were granted authority at the
202t AGM ta atlot shares in the Company
and to grant rights o subscribe for, or
convert any securily into, shares in the
Company up to 3 maximum aggregate
nominal amount of £11,584,043, as

well as an additional autharity to allot
shares up to the same amount en a righls
issue only. This authority will apply until the
conclusicn of the 2022 AGM. At the 2022
AGM, shareholders will be asked to

renew the allotment authority.

At the 2021 AGM a special resolution was
also passed 1o permit the Directors to allot
shares for cash on a nen-pre-emptive basis
both in connection with a rights issue or
similar pre-emptive issue and, otherwise
than in connection with any suchissue.

up to a maximurn nominal amount of
£11,584.063. A further special resolution
was passed o pecmit the Directors ta

allot shares for cash on a non-pre-emptive
basis up to the same amount far use only in
connection with an acquisition or a specified
capital investment. At this year's AGM,
shareholders witl be asked to renew

such powers.

The Campany continged to hold 11,266,245
erdinary shares in treasury during the
whole of the year ended 31 March 2022
and to the dale of this Report.

Further details relating 1o share capital,
including mavemenis during the year,
are set out in Note 20 to the financial
statements on pages 213-215.

Rights under an employee
share scheme

Employee Benelit Trusts [EBTs] aperate
in connection with some of the Company's
employee share plans. The trustees af the
EBTs may exercise all rights attached ta the
Company’s crdinary shares in accordance
with their fiduciary duties other than as
specifically restricted in the documents
which govern the relevant employee
share plan.

Waiver of dividends

Blest Limited acts as trustee [Trusteel

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 employees, including to satisfy
outstanding awards under the Company's
various executive employee share plans. A
dividend waiver is in place frem the Trusiee
in respeci of all dividends payable by the
Company on shares which it holds in trust.

Substantial interests
All natifications made to British Land under
the Disclosure and Transparency Rules

The British Land Company PLC 00621920

[DTR 5] are published on a Regulatory
Information Service and made availabie
onthe Investors section of our website.

As at 31 March 2022, the Company had
been notified of the interests nated at the
bottom of this page in its ordinary shares

in accordance with QTR 5. The infarmation
provided is correct at the date of notification.

Change of control

The Group's unsecured borrowing
arrangements include provisions that may
enable each of the lenders or bondhotders
to request repayment or have a put at par
within a certain period fallowing a change
of cantrel of the Company. In the case of the
Sterling bond this anises if the change of
contrel also resulis in a rating downgrade
to below invesiment grade.

There are no agreements between the
Company and its Executive Direciors or
employees providing for compensation for
loss of office or employment that nccurs
specifically because of a takeover, merger
or amalgamatian with the exception of
provisions in the Company’s share plans
which could result in options and awards
vesting or beceming exercisable on a
change of contral. All appointment letiers
for Non-Executive Directors wili, as they
are renewed, contain a provisien that allows
payment of their naotice period in certain
Limited ¢rrcumstances, such as cerporate
transactions, where tha Company has
terminated their appaintment

with immediate effect.

Interests in Percentage halding

ordinary shargs disclosed %

BlackRock, Inc. 97.459.024 10.5

- Brookfield Asset Managemeat Inc. 55038184 5.94
Neorges Bank 74,998,396 8.09
APG Assel Management N.V. 48.072.042 5.19
Invesco Ltd. 45,871,486 495

Since the year end, and up ta 17 May 2022, the Company had been natified of the following
interests in its ordinary shares in accordance with OTR 5. The information provided is

correct at the date of notification:

Interestsin Percentage halding

erdinary shares disclosed %

BlackRock, Inc. 100,400,771 10.8
Brookfield Asset Management, Inc 29,409,577 17
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Payments policy

We recognise the importance of good
supplier relationships to the overall success
of pur business. We manage dealings with
suppliers in a fair, consistent and transparent
manner. Far mare information please visit
the Suppliers section of our website at
heitishland.com/suppliers.

Events after the balance
sheet date

Detasils of subsequent events, if any, can be
found in Note 26 on page 218,

Political donations and
expenditure

The Comngany did not make any paolitical
donations or incur any expenditure during
the year [2021: nil].

Inclusive culture
-British-L-and-employees are commitled—
to pramoting an inciysive, positive and
coltaborative cullure. In 2021 we launched
our Diversity. Equality and Inclusion
Sltrategy to sel oul our commitrnents
and goals to make 8ritish Land the most
inctusive organisation it can be. We treat
everyone equally irrespective of age, sex,
sexual orientation, race, colour, natienality,
ethaic crigin, religion, religious or ather
phitesophical belief, disability, gender
identity, gender reassignment, marital
or Civil partner slatus, or pregnancy
or maternity. As stated in our Equal
Gpportunities Palicy, British Land treats
“all colleagues and job applicants with
equality. We do not discriminate against
job applicants, employees, warkers ar
comtraciers because of any protected
characieristic. This applies to alt
opportynities provided by the Cempany
including, but not limited te, job
applications, recruitment and interviews,
training and development, role enrichment,
conditions of work, salary and performance
review’. The Company ensures that our
policies are accessible ta all employees,
making reasenable agjustment
when required.

156

Through its policies and more specifically
the Equal Opportunities, Disability and
Workplace Adjustment and Recruitment
policies, the Company ensures that entry
into, and progression within, the Company
is based solely on personal ability and
campetence to meet set job criteria. Should
an employee, worker or contractor become
disabled in the course of their employment/
engagement, the Company aims to ensure
that reasonable steps are taken to
accommaodate their disability by making
reasonable adjustments to their existing
emnployment/engagement.

Community investment
Our firancial community investment during

the year totalled £1,813,90% (2021 £1.475,171).

Of this, £1.4m came fram the Community
Invesiment Fund which is managed by the
Community Investment Commitise and
overseen by the CSR Cormnmitiee.

The Company also supporis employes
fundraising and payroll giving which are
inctuded in the figures above. For the year
ended 31 March 2022 this covered:

- 50% uplift of British Land stal} payrotl
giving contributions lcapped at £5,000
per person and £50,000 per annum for
the whole organisation); and

- Astaff matched funding pledge,
matching money raised for community
organisations by British Land staff up
to £500 per person per year.

(Qur community investment is guided by our
Lacal Chaster, working with local pariners
10 make z lasting positive difference:

- connecting with local cormmunities

- suppariing educational initiatives for
local people

- supporung tacal training and jobs

- supporting local businesses
contributing to local peopie’s
wellbeing and enjoyment
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Through our community investment and
Local Charter activily, we connect with
communities where we operate, make
positive local contributions, help peopte
tulfit their potential, help businesses grow,
and promote wellbeing and enjoyment.
This alt supports our strategy to ¢reate
Places Peogle Prefer.

Auditor and disclosure
of information

Each of the Directers 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 {o the attention of
the auditor

- the Directar has taken ail steps that
he/she should have taken lo make
himselffherself aware of any relevant
audit information and to establish that
the Company's suditor was aware of
that information

PwC has indicated its willingness to remain
in office and, on the recommendation of the
Audit Committee, a resolution to reappoint
PwC as the Company's auditor will be
proposed at the 2022 AGM.

The Directors’ Report was approved by the
Board on 17 May 2022 and signed an its
behalf by:

o~

Brona McKeown
General Counsel and Cormpany Secretary

The British Land Company PLC
Company number: 621920



Directors’ Responsibilities
Statement

The Directors’ Responsibilities Statement
below has been prepared in connection with
the Annual Repart and financial statements
for the year ended 31 March 2022. Certain
parls of the Annual Report and financial
statements have not been included in this
announcement as set qut in Nete 1 to

the financial information.

The Directors are responsible for
preparing the Annual Report and the
financial statements in accordance
with applicable law and regulation.

Company law requires the directors

to prepare financial statements for

each financial year. Under that law the
directors have prepared the group financial
statements in accordance with UX-adopted
international accounting standards and

the company financial statements in
accordance with United Kingdom Generally
Accepted Accounting Practice (United
Kingdom Accounting Standards, comprising
FRS 101 "Reduced Disclosure Framework”,
and applicable lawl].

tnder company law, Directors 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 Cornpany for that period.

In preparing the financial statements,

the directors are required to:

- select suitable accounting policies and
then apply them cansistently;

- state whether applicable UK-adopted
international accounting standards have
been follawed for the group financial
statements and United Kingdom
Accounting Standards, comprising FRS
101 have been followed for the company
financial statements, subject ta any
material departures disclosed and
explained in the financial statements:

- make judgemenls and accounling
estimates that are reasonable and
prudeni; and

- prepare the financial statements cn
the going concern basis untess it is
inappropriate to presume that the Group
and Company will continue in business.

The Directors are responsible for
safeguarding the assets of the Group and
Company and hence for taking reascnable
steps for the prevention and detection of
fraud and other irreqularities.

The Directors are also responsible for
keeping adequate accounting records

that are sufficient 1o show and explain the
Group's and Company's transactions and
disclose with reasanable 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 Acl 2006.

The Directors are responsible for the
maintenance and integrity of the company's
website. Legislation in the United Kingdom
governing the preparation and dissemination
of financial statements may differ from
tegislaticn in other jurisdictions.

Directors’ confirmations

The Birectors censider that the Annual
Report and Accounts, taken as a whole,
is fair, balanced and understandable and
provides the information necassary for
shareholders to assess the Group’s and
Company’'s position and perfermance,
business mocel and strategy.

Each of the Directars, whose names

and functions are listed in Corporate
Governance repor! on pages 107-103.
confirms that, {o the best of their knowledge:

- (he Group financial staterments, which
have been prepared in accordance with
UK-adopted international accounting
standards and IFRSs issued by ASB,
give a lrue and fair view of the asseis,
liabilities, financial position and profit
of the Group;

- the Company kinancial statements, which
have been prepared in accordance with
United Kingdom Accounting Standards,
comprising FRS 101, give a true and fair
view of the assets, liabilities and financial
position of the company and profit of the
Company: and

- the Annual Report and Accounts includes
a fair review of the development and
performance of the business and the
position of the Group and Company,
together with a description of the
principal risks and uncerlainties
that it faces.
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In tha case of each director in office at the
date the Directors’ report is approved:

- so far as the Director is aware, there is
no relevant audit information of which
the Group's and Company’s auditors
are unaware; and

- they have taken all the steps that they
oughttc have taken as a Director in
order to make themselves aware of
any relevant audit information and
to establish that the Group’'s and
Company’s auditors are aware
of that information.

By order of the Board.

-

Bhavesh Mistry
Chief Financial Officer

17 May 2022
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INDEPENDENT AUDITORS' REPORT The British Land Company PLC 00621920

Independent auditors’ report to the members of
The British Land Company PLC

Report on the audit of the financial statements

Opinion
In our opinion:

- The British Land Campany PLC's Group financial statements and Cempany financial statements {the "financial statements”} give
a trug and fair view of the state of the Group's and of the Campany’s affairs as at 31 March 2022 and of the Group's profit and the
Group's cash flows for the year then ended;

- Lhe Group financial statements have been praperly prepared in accordance with UK-adopied international accounting standards;

- the Company financial statements have been properly prepared in accordance with United Kingdom Generally Accepted Accounting
Praciice [United Kingdom Accaunting Standards, comprising FRS 101 "Reduced Disclosure Framework™, and applicable law); and

- thefinancial statements have been prepared in accordance with the requirements of the Companies Aci 2006.

We have audited the financial statements, included within the Annual Repert and Accounts 2022 [the "Annual Report”), which comprise:
the Consclidated and Company Balance Sheets as at 31 March 2022; the Consolidated Income Statement and the Consolidated
Statemnent of Comprehensive Income, the Consotidated Statement of Cash Flows, and the Consolidated and Coempany Statements

of Changes in Equity for the year then ended; and the notes to the financial statements, which include a description of the significant
accounting policies. i

Qur opinion is consistent with our reporting to the Audit Committee.

Basis for opinion

We conducled our audit in accordance with International Standards on Auditing [UKI (7I1SAs {(UK)"] and applicable law. Our respensibilities
under 1SAs {UK] are further described in the Auditors responsibitities for the audit of the financial statements section of our report.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a hasis for our opinion.

Independence

We remained independent of the Group in accordance with the ethical requirements that are relevant to our audit of the financial
staternents in the UK, which includes the FRC's Ethical Standard, as applicable to listed public interest entities, and we have fulfilled
our other ethical responsibilities in accordance with these requirements.

To the best of our knowledge and belief, we declare that nen-audit services prohibited by the FRC's Ethical Standard were noi provided.

Other than those disclosed in Note 5, we have provided no non-audit services te the Company or its controlled undertakings in the period
under audit.
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— Keyauditmatters..__. ... _= Valuationafiovestment and development properties, either held directly or through joint ventures.__ . ..

INGEPENDENT AUDITORS' REPORT continued The British Land Company PLC 10621920

Dur audn approath
Overview

Audit scope - We tailored the scope of our audit to ensure that we performed enough work to be able to give an
opinion on the financial statements as a whote, The Group financial stalements are prepared on 3
consolidated hasis, and the audit team carries out an audit over the consolidated Group balances in
support of the Group audit opinion,

- In planning our audit, we made enquiries with management to understand the extent of the potential
wmpact of climata change risk an the financial statements. Management cencluded that there was na
material impact on the financral statements. Our evaluatian of this conclusion included challenging
key judgements and estimales in areas where we considerad ihat there was greatest poteniial for
climate change impact. We particularly considered how climate change risks would impact the
assumplians made in the valuation of investment gproperties as explained in our key aydit matter
below. We also considered the consistency of the disclosures in relation to climale change made
within the Annual Report, the financial statements and the knowledge obiained from our audit. We
assessed the consideration of the cost of delivering the Group’s clirnate change and sustainability
strategy within the going concern and viability forecasts.

{Group).
~ Recaverability of tenant deblors and incentives |Group).
- Accounting for Canada Water partial disposal and joint venture arrangement {Group).
- Taxation [Group].
- Valuation of investments and loans 10 subsidiaries 2nd joint vertures (Companyl.
Materiality - Qverall Group materiatity: £98_4 million (2021; £88.8 million) based on 1% of 10tal assels.
- Specific Group materiality: £12.6 million {2021: €14.7 million), based on 5% of the Group’s underlying
prolit before tax.
- Overall Company materiality: £88.5 million {2021: £79.9 million} based on 1% of total assets,
- Performance materiality: £73.8 million (2021: £66.6 million] [Group| and £66.4 million
12021: £59.9 millron} (Companyl.

The scope of cur audit )
As part of designing our audit, we determined materiality and assessed the risks of material misstatement in the financial statements.

Key audit matters

Key audit matters 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 significant assessed risks of material misstatement [whether or not due to fraudi
identified by the auditors, including those which had the greatest effect on: the overall audit strategy; the allocation of resaurces in the
autit; and direciing the efforts of the engagement team. These matters, and any comments we make on the resulls of our procedures
thereon, were addressed in the context of our audit of the financiat statements as a whole, and in ferming our epinion thereon, and we
do not provide a separate opinion on these matters. '

This is not a complete list of all risks identified by our audit.

Accounting for Canada Water partial disposal and joint venture arrangement is & new key audit matier this year. Covid-19, which was a
key audil matter last year. is no lenger included becawse we have assessed the impact of the pandemic on key judgements or estimates
within the Group ard Company financial statemenis through other key audit matters includad within this repert. Otherwise, the key audit
matters below are consistent with last year,
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Key audn matler

The British Land Campany PLC 00621920

Row our audil addressed the ey audil malter

Valuation of investrent and development properties,
either held directly or through joint ventures {Group)
Refer tc the Report of the Audit Commitiee, Notes to

the financial statements - Mate I [Basis of preparation,
significant accounting policies and accounting judgements),
Note 10 (Property) and Note 11 [Joint ventures)

The Group owns either directly or thraugh joint ventures

a portfolio of properly consisting af Campuses, Retail &
Futfitment and Developments. The total property portfolio
valuation for the Group was £6,944 million {2021: £4,247 million]
and for the Group's share of joint ventures and funds was
£3.545 million (2021: £3,067 mitlion) as at 31 March 2022,

The valuations were carried out by third party valuers CBRE,
Jones Lang LaSalle, Cushman & Wakefield and Knight Frank
[the "Valuers”). The Valuers were engaged by the Directors

_ and performed their work in accordance with the Royal

Institule of Chartered Surveyors | "RICS™] Valuation -
Professional Standards and the requirements of international
Accounting Standard 40 ‘investmeni Property’.

In determining the valuation of a propertly, the Valuers

take into account property-specific information such as the
current tenancy agreements and rental income. They apply
assumplions for yields and estimated market rent, which
are influenced by prevailing market yields and comparable
market transactions, to arrive at the final valuation. For
developments, the residual appraisal method is used, by
estimating the fair value of the completed project using a
capitalisation method tess estimatad costs to completion
and a risk gremium.

The valuation of the Group's property portfolic was identified
as a key audit matter given the valuation is inherentty
subjective due to, among other factors, the individual nature
of each property, its location and the expected future rental
streams for that particular property. The significance of the
estimaies and judgements invotved, coupled with the fact
that enly a small percentage difference in individual property
valuaticns, when aggregated, could result in a material
misstatemnent, warranted specific audii focus in this area.

Given the inherent subjectivity involved in the valuation of the property
gortfolio, and therefore the need for deep market knowledge when
determining the most appropriate assumptions and the technicalities
of valuation methodology, we engaged our'internat valuation experts
tqualitied chartered surveyorsl Lo assist us in gur audit of this area.

Asspssing the Valuers' expertise and objectivity

We assessed the Vatuers' qualifications and expertise and read their
terms of engagement with the Group to determine whether there were
any matiers that might have affected their objectivity or may have
imposed scape limitations upon their wark. We alse considerad fees
and other contractual arrangements that might exist between the
Group and the Valuers. We found no evidence to suggest that the
objeciivity of the Valuers was compromised.

Assumgptions and estimates used by the Valuers

We read the valuation reports for the properties and confirmed_ that the
valuation appreach 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 mavement, delermined by
reference to published benchmarks and using our experience and
knowtedge of the market. We compared the investment yields used

by the Valtuers with the range of expected yields and the year on year
capital moverment 1o our expecled range. We also considered the
reasanabtleness of other assumptions that were not so readily
comparable with published benchmarks, such as estimalted

rental value. For developments valued using the residual valuation
methed, we ghlained the development appraisat and assessed the
reasanableness of the Valuers' key assumptions. This included
comparing the yield to comparable market benchmarks, comparing
the cosls to compleie estimates to development plans and contracts,
and considering the reasonableness of other assumplions that are nat
so readily comparable with published benchmarks, such as estimated
rental value and developers’ profit. We held discussions with each of
the Valuers and chaltenged their approach te the valuatans, the key
assumptions and their rationale hehind the more significani valuatian
movemenls during the year. Where assumptions were outside the
expected range or showed unexpecled movernents based on our
knowledge, we undertook further investigations, held further
discussians with the Valuers and obtsined evidence to support
explanations received. We also challenged the Valuers as to the extent
to which recent market transactions and expected rental values which
they made use of in deriving their valuations teak into account the
impact of climate change. The valuation commentaries provided by the
Vatuers and supgorting evidence, enabled us {o consider the property
specific factors that may have had an impact an value, including recent
comparable transactions where appropriate. We concluded that the
assumptions used in the valuations were suppertable in light of
avarlable and comparable market evidence.
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ey audit maiter

The British Land Company PLC 00621920

Haw our audit addressed the key audil maiter

Valuation of investment and development properties,
either held directly or thraugh jaint ventures {Group!
[continued)

information and standing data

We performed testing on the standing data in the Group's infarmation
systems concerning the valuation process. We carried out procedures,
on 3 sample basis, to satisfy cursetves of the accuracy of \he properiy
information suppiied ta the Valuers by management. For operating
properties, we agreed tenancy information to supgorting evidence on

a sample basis. For developments, we confirmed that the supporting
informalion for canstruction contracts and budgets, which was supplied
to the Valuers, was alsa consistent with the Group's records for example
by inspecting original construction contracis. For develepments,
capitalised expenditure was tested on a sample basis ta invorces,

and budgeted cosis ta complete compared with supporting evidence.
We agreed the amounts per the valuation reports to the accounting ,
records and the financial statements.

We have no issues o report in respect of this work.

Recoverability of tenant debtors and incentives (Groupl|
Refer to the Report of the Audit Commitiee, Notes to

the financial statements - Note 1 {Basis of preparation,
significant accounting pelicies and accounting judgements),
Nate 10 [Praperlyt and Note 13 {Debtors). The totai value of
trade debtars recognised within the Group is £53 million
{2021: £82 millionl and within joint ventures is £17 millian
[2021: £27 million) at 31 March 2022, against which an
Expected Credit Less [ECL'T pravision of £47 mullien

[2021: £57 million) and €13 millien [2021: £15 million)
respeactively has been recognised.

Total tenant incentives acrass the Group is £ 169 million
[2021: £149 million] and across joint veniures was

£100 million at 31 March 2022 {2021: £79 million), against
which an ECL provision of £23 million {2021: £23 million]
and £9 million (2021: £4 mitlion] has been recognised.

Cavid-19 and the resulting economic and social disruption
brought unicreseen challenges to Londen and the wider
glebal economy; impacting the Group and in general the
overall risk profile. Whilst conditions improved in 2021/2022
as a resull of the vaccine pragramme, there remains 3 risk
of tenants defaulting or tenant failure, particularly in respect
Lo the leisure, retail and hospitality sectors. The level of
arrears is higher than pre the pandemic and, although tower
than the prior year, a significant proportion of the arrears
relates te debtors that are greater than six manths old.

The effects of the pandermic are Likely ta cantinue 1a be
experienced for some time, and therefore the estimation

of the ECL provision against tenamnt debtors and incentives
remains highly subjective and contains significant
estirnation untertanty.

The Directors have applied the ECL model under IFRS ¢
Fimancial Instruments and utilised a matrix methedolagy
to determine the provision. The key assumptions have been
the tenants’ nisk rating and the related expected loss rate
for each risk rating and ageing combination. Tenant risk
ratings have been determined by the Directors. taking into
consideration information available surrounding a tenant’s
¢redit rating, financial pasition and historical defaull rates.
Consideration has also been given to the turrent imnpact of
Cowid-19 and its potential future tmpact ¢n the terant’s
business aleng with industry trends.

We have evaluated the methodology utilised by the Directors in
deterrmining the ECL provisions as at 31 March 2022. We zre salisfied
the approach is compliant with the requirements of IFRS 9 ‘Financial
Instruments’” We obtained and checked the mathamatical accuracy,
and completeness, of the data used to calculale the provision balances.

Given the complexity and the manual nature of the ECL madel,
we used an independent application ta check the integrily of the .
spreadsheet used to calculate the provision.

0n a sample basis, we performed detailed testing over the underlying
data and information used in the ECL analysis including but nat limited
to verifying: the tenani's year end outstanding debtor balance; the
tenant’s year end unamortised tease incentive balance; the tenant’s
credit histeries and current irading perfermance: the ageing of the
balances: the level of ¢ash coltections during the year; and the
forward looking rmacroeconomic environment amongst ather factors.

We assessed the significant assumptions adopted by management

in the provision for ECL on tenant debtars and incentives against
supporting evidence. Far a sample we assessed the appropriateness of
the most significant assumptions being: the categarisatian of tenants
into different risk ratings and the provisioning percentages applied 1o
each of these risk categories by agreaing to supporting documents.

We reviewed the disclosures made in relation L the ECL provision
and the sensitivity of the provision ta the underlying probability of
default applied.

We have na matlers ta report in respect of this work.
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The British Land Company PLC 00621920

How our audil addressed the key audit maller

Recoverability of tenant debtors and incentives [Group)
lcontinued}

The expected loss rate has also taken intc consideralion the
ageing profile of the debtors and the histerical cash collected
over the pandemic period.

The same key assurnptions are applied in the ECL mardel

far lenant incentives, without the consideration of the ageing
prefile and historical cash collections which are not relevant
for tenant incentive balances. On the basis that the
estimation of an ECL provision against the tenant deblors
and incentives balances has been highly subjective and
contains significant estimation uncertainty, we have
identified this as a key audit matter.

Accounting for Canada Water partial disposal and joint
venture arrangement (Group)

Refer to the Report of the Audit Committee and Note 1
[Basis of preparation, significant accaunting policies and
accounting judgements], Note 10 {Propertyl and Note 11
[Joint ventures).

During the reporting periad, the Group disposed of 50% of
its share in the Canada Water Masterplan {the 'Masterplan’|
to AustralianSuper for £580m. The carrying value of BL's
share prior to the transaction was £474m and the disposai
resulted in a gain of E106m. IAS 28 requires the Group 1o
only recognise the pragortion of the gain {rom unrelated
investors’ interests. and therefore a gain on disposal of
E4dm (after EB million of transaction cests| has been
recognised at the Group level.

The Group fermed a joint venture arrangement

with AustralianSuper, Management has classified the
arrangement as a joint venture that is equity accaunted on
the basis that both parties have joint control of the entity. The
Group has recognised the investment in joint venture initially
a1 50% of the carrying value at the date of the transaction
{£238m) and then recognised a £46m valuation gain through
picking up a 50% share of toial cornprehensive income af
the joint venture lrepresenting the valuation movement to

31 March 2022). Therefare the total gain going through the
Income Statement is £90m of which £44m is classified in

the profit on disposal of investment properties line item

and £4ém is classified in the joint ventures line item.,

This warranted addilicnal audit focus due ta the size

and nature of the transaction.

We understood the nature of the ransaction and assessed the
proposed accounting treatrnent in relation to the Group's accounting

policies and relevant IFRSs. For the dispesal, we oblained and
reviewed the key supporiing documentation such as Sale and

Purchase Agreement and completion statements. Consideration
received or paid was agreed to bank statemnents. For the jeint venture

arrangement, we read the underlying contracts and agreed the

accounting treatment of the joint venture arrangement was in =~ ~
accordance with IFRS 10" Consolidated financial statements’, IFRS 11
“Joint arrangements’, and IFRS 12 ‘Disclosures of interests in other
entities and checked that the degree of control or influence held by
the Group is appropriate to recognise a jeint venture arrangemeant.

We have no matiers to report in respect of this work.
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How our audit addressed the key audil maiter

Yaxation iGroupl

Refer to the Report of the Audit Cammittee, the Notes

to the financial statements - Note | [Basis of preparation,
significant accounting policies and accounting judgements)
and Note 7 (Taxationl.

The UK Real Estate lavestment Trust (REIT| regime grants
companies tax-exempt status provided they meet the rules
within the regime. The rules are complex, and the tax-
exempi status has 2 significant impact on the financial
statements. The complexity of the rules creates a risk of
an inadvertent breach and the Graup’s prolit becorming
subject 1o tax.

The Group's stalus as 8 REIT underpins its business model
and sharehalder returns. For this reason, it warrants special
audit focus.

The obtigations of the REIT regime include reguirements to
comply with balance of business, dividend and income cover
tests. The Broadgate joint venture is also structured as 3
REIT and as such, REIT compliance is also of relevance

for this joint venture in addition to the overall Group.

Tax provisions are in place to account for the risk of
challenge of certain of the Graup's tax pasitions. Given
the subjeclive nature of these provisicns, additional
audit focus was placed on tax provisions.

We confirmed our undersianding of management’s approach to
ensuring compliance with the REIT regime rules and we involved our
internal taxation specialists to verify the accuracy of the application of
the rules.

We obtained management's calculations and supporting
docurnentation, verified the inpults ta their calculations and re-
performed the Group's and Broadgate's annual REIT compliance tests.

We used our knowledge of 1ax circumstances and, by reading retevant
correspondence between the Group and Her Majesty’'s Revenue &
Customs and the Group's external tax advisors, we are sausfied that
the assumplions and judgements used by the Group in determining
the tax pravisians are reasonable.

We have no 1ssues to report in respect of this work.

Valuation of investments and toans to subsidiaries and
joint ventures {Company!

Refer to ihe Notes to the financial statements - Note A
Accounting policies [Critical accounting judgements and

key sources of estimation unceriaintyl ang D Investments

in subsidiaries and joint ventures, leans to subsidiaries and
other investrnents|. The Company has invesiments and loans
to subsidiaries of £33,14D mittion 12021: £33,142 million}

and investments in joind ventures of £116 million

12021: £106 miltion] as at 31 March 2022. This is following the
recognition of a £32 miltion [2021: £34 million] provision for
impairment on investments in subsidiaries, a weile back af
impairment of £221 million [2021: provision £756 million}
recognised on loans i6 subsidianies, and a £22 million

{2621 £333 miltion) provision for impairment on investments
irt joint ventures in the year. The Campany’s accounting
palicy for investments and loans is to hold them at cost

less any impairment. lmpairment of the loans is calcutated
in accardance with IFRS 9, where expected credit losses

are considered to be the excess of the Company’s interest

in a subsidiary or joint venture cver the subsidiary or joint
venture’s fair value. lnvestments in subsidiaries and joint
ventures are assessed for impairment in line with 1AS 36.

Given the inherent judgement and complexity in assessing
both the carrying value of a subsidiary ar joint venture
company, and the expected credit loss of intercompany
receivables, this was identified as a key audit matter.

We oblaired the Directors’ impairment assessment for the
recoverability of investments and loans held in subsidiaries and
joint ventures as at 31 March 2022.

We assessed the accounting policy for investmenlts and loans in
subsidiaries and joint ventures to ensure they were compliant with
FRS 181 "Reduced Disclosure Framework”. We verified that ihe
methodology used by the Qirectors in arriving ai the carrying value
of each subsidiary, and the expected credit loss ‘simplified approach’
provision for intercompany receivabtes, was compliant with FRS 104,

We identified the key judgerment within the requirernent for impairment
of both the investments and loans to subsidiaries and investmants in
jeint ventures {o be tha underlying valuation of invesiment property
held by the subsidiaries and joint ventures. Fer details of gur
procadures gver invesiment property valuations please refer

to the related Group key audit matier above.

We have no issues ta report in respect of this work.
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Key audit maiter Haw our audil addressed the key audit matter

Valuation of investments and leans to subsidiaries and
joint ventures [Company) [continued}

The primary determinant and key judgement within both the
fair vaiue of each subsidiary and joint venture company and
the ECL of amounts owed is the value of the investment
property held by each investee As sych il was over this
area that we applied the most focus and audit effort.

How we tailored the audit scope
We tailored the scope of our audit to ensure that we performed enough work to be able to give an apinion on the financial staiements
as a whole, 1aking into acceunt the structure of the Group and the Company, the accounting processes and controls, and the industry in
which they operate. The Group owns and invests in a number of investment and development properties in two segments, Campuses and
Retail & Futiilment, across the United Kingdom. These are held within a variety of subsidiaries and joint ventures with the Group financiat
statements being a consolidation of these entities, the Company and the Group's joint ventures. The Broadgate Joint Venture was subject
to a full scope audit, while the Meadowhall and Canada Water Joint Ventures were scoped in for specihic account balances. All work was
carried out by the Group audit team with additional procedures performed at the Group level (including audit procedures over the

" consolidaticn dnd tonsolidation adjustments) 1o gnsure sufficient coverage and approfriate abdit evidence for our apinion on the
Group financial statements as a whole,
The Group operates a carmmon IT envirenment, processes and controls across all reportable segments. In establishing the overall
approach lo our audit, we assessed the risk of material misstatement, taking inio account the nature, likelinood and potential magaitude
of any misstatement. Following this assessment, we applied professional judgement to determine the extent of testing required over each
balance in the financizl statements.

In respect of the audit of the Company, the Group audil team perfoermed a full scope statutery audit.

Materiality

The scope of our audit was influenced by cur application of materiality. We set certain quantitative thresholds for materiatity. These,
tegether with gualitative considerations, helped us to determine the scope of our audit and the nature, liming and extent of aur audit
procedures on the individual financial statement line items and disclosures and in evaluating the effect of missiatements, both
individually and in aggregate on the financial statements as a whole.

Based on our professional judgerent, we determined materiality for the financial statements as a whale as follows:

Financial statements - Group - Financial statements - Company
Overall materiality £98.4 million [2021: £88.8 million). £88.5 millien 12021 £79.9 millionl.
How we determined it 1% of total assets. 1% of total assets.
Rationale for benchmark A key determinant of the Group's value is The Company’s main aclivity is the investments in
applied properly snvestmenls. Due to this, the key area and loans to subsidiaries and joint ventures. Given

of facus in the audit is the valuation of investment  this, and consistent with the prior year, we set an
and developmeni groperties, either held directly  overall Company materiality level based on total

ar through joint ventures. On this basis, and assets. For purposes of the Group audit, we
consistent with the prior year, we set an overall capped the overall materiality for the Company
Group materiality (evel based on lotal assets. to be 90% of the Group overall materiality.

For each component in the scope of our Group audit, we allocated a materiality that is less than our overall Group materiality. The range
of materiality atlocated across components was between £12m - £50m. Certain components were audited to a local statutory audit
materiality that was also less than our overall Group materiality.

tn addition, we set a specilic materizlity level of £12.6 mitlion |2021: €14.1 million] for items within the ungerlying cotumn of the Income
Statement. Fer 2022, this is based on 5% of the Group’s underlying profit before tax. For 2021, this was based on 5% of the three year
average profil after tax. The benchmark for 2021 was determined on the basis that the measure used (o calculate specific materiality had
fluctuated over the prior three years due ta Covid-19. In arriving at this judgement, we had regard Lo the fact that the underlying pre-tax
profitis a secondary financial indicator of the Group [refer to Note 2 of the financial statemenlts where the term is defined in fulll.

We use performance materiality to reduce te an apprapriately low level the probability that the aggregate of uncorrected and undetected
misstatements exceeds overall materiality. Specifically, we use performance materiality in determining the scope of our audit and the
nature and extent of our testing of account balances, classes of transactions and disclosures. for example in delermining sample sizes.
Our perfarmance materiality was 75% 12021: 75%] of overall materiality, amounting to £73.8 million (2021: £64.5 million! for the Group
financial statements and £44.4 million (2021: £59.9 million] for the Company financia! statements.
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In determining the performance materiality, we considered a numbaer of factors - the history of misstatements, risk assessment and
aggreqation risk and the effectiveness of controls - and cancluded that an amount at the upper end of our nermal range was apprepriale.

We agreed with the Audit Coramittee that we would repert ta them misstatements identified during aur audit above £4.9 million (Group
audit] 12021: £4.4 million] and €4.4 million {Company audit] [2021: £4.0 million] as well as misstatements below thase amounts that, in
our view, warranied reporting for qualitative reasons.

In addition we 3greed with the Audit Committee that we would repori to them misstatements identified during our Group audit above
£1.0 miltion {2020: £1.0 million) for misstatements related to ungerlying profit within the financial statements, as well as misslatemenis
below that amaunt that, in our view, warranted reporting for qualitative reasons

Conclusions relating to going concern
Dur evaluation of the directors’ assessment of the Group’s and the Company's ability to continue ta adopt the going concern basis of
accounting included:

- Corroborated key assumptions leg liquidity forecasts and financing arrangements] to underlying documentation and ensured this
was consistent with our audit work in these areas;

- Considered management's forecasiing accuracy by cnmparmg how the forecasts made at the half year compare to the aciual
performance in the second half-of the-year; - . L S e e

- Understaod and assessed the appropriateness of the key assumptions used both in the base case and in the severe but plausfble
downside scenario, including assessing whether we censidered the dawnside sensitivities to e appropriately severe;

- Tested the integrity of the underlying formulas and calcutations within the gaing concern and cash flow meodels;

- Considered the appropriateness of the mitigating actions available to management in the event of the downside scenaric
materialistng. Specifically, we focused on whether these actians are within the Group's cantrol and ace achievable; and

- Reviewed the disclosures provided relating to the geing concern basis of preparation and found that these provided an sxplanation
of the directors’ assessment that was consistent with the evidence we oblained.

Based on the work we have perlormed, we have not identified any material uncertainties relating to events ar conditions that, individually
or coltectively, may cast significant doubt on the Graup’s and the Company’s abilily to coniinue as 3 going concern for a period of at least
twelve months from when the financial statements are autharised for issue.

In auditing Lhe financial statements, we have concluded that the direciors’ use of the going concern basis of accounting in the preparation
of the financial statemenis is appropriate.

However, because not all {ulure events or conditions can be predicied, this conclusion is not a quarantee as te the Group's and the
Company’s abilily Lo continue as a going concern.

In relatian to the directars’ reporting on how they have applied the UK Corporate Governance Code, we have nothing material to add or
draw atlention Lo in relatian to the directors’ statement in the financial staternents about whether the directors considered it appropriate
to adogpt the going concern basis of accounting.

Qur responsibilities and the responsibilities of the directors with respect to gaing concern are described in the relevant sections of
this report.

Reporting on other information

The other information comprises all of the information in the Annual Report ather than the finantial statements and sur auditors’ report
thereon. The directers are responsible for the other information, which inctudes reporting based on the Task Force on Climate-related
Financiat Disclosures [TCFD) recommendations. Qur apinion on the financial statements does not cover the other information and.
accerdingly, we do not express gn audit apinien or, except to the extent otherwise explicitly slated in this report, any form of

assurance thereon.

In connection with our audil of the financial statements. our responsibility is to read the other information and. in doing so, consider
whether the other information is materiaily inconsistent with the financial statements or our knowledge obtained in the audit, or
otherwise appears lo be materially misstated. If we identify an apparent material inconsistency or malerial missialement, we are
required to perfarm procedures to conclude whether there is a material misstaternent of the financial stalements or a material
rmisstatement of the other information. If, based on the work we have performed, we conclude that there is a material misstatement
of this other information, we are required to report that facl. We have nothing to report based on these responsibilities.

154 British Land Annual Repart and Accounts 2022



The British tand Company PLC 00621920

With respect to the Strategic Repart and Direclors’ Report and additional disclosures, we also considered whether the disclosures
required by the UK Companies Act 2006 have been included.

Based on pur work undertaken in the course of the audit, the Companies Act 2006 requires us alsc to report certain opinions and matlers
as described below.

Strategic Report and Directors’ Report and additional disclosures

In our opinion, based an the work undertaken in the course of the audit, the infermation given in the Strategic Report and Directors’
Heport and additional disctosures for the year ended 31 March 2077 is roansistent with the financial statements and has been prepared
in accordance with applicable legal requirements.

in light of the knowtedge and understanding cf the Group and Company and their environment obtained in the ceurse of the audit,
we did not identify any material misstatements in the Strategic Report and Direciors’ Report and additional disclosures.

Directors’ Remuneration
In our opinion, the part of the Directors’ Remuneration Report 16 be sudited has been properly prepared in accordance with the
Companies Act 2006.

Corporate governance statement

The Listing Rules require us to review the directors’ statements in relation to going concern, longer-term viability and that part of
the corporate governance stalement relating ta the Company’s compliance with the provisions of the UK Corporate Governance Cede
specified for our review. Qur additional responsibililies with respect to the corporate governance statement as other information are
described in the Reporting on other information section of this report.

.Based on the work underiaken as parl of our audit, we have concluded that each of the following elements of the corperate governance
statement is materially consistent with the linancial statements and our knowledge obtained during the audit, and we have nothing
material to add ar draw attention to in relation ta:

- The dwectors’ confirmation that they have carried out a robust assessment of the emerging and principal risks,

- The disclosures in the Annual Report that describe those printipal risks, what procedures are in place to identify emerging risks and
an explanation of how these are being managed or mitigated;

- The directors’ statement in the financial statements about whether they considered it appropriate to adopt the going cancern basis of
accounting in preparing them, and their identification of any materiat uncertainties to the Group's and Company’s ability 10 continue 1o
do so over a period of at teast twelve meonths 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 is appropriate; and

- The directars’ staiement as lo whether they have a reasonable expectation that the Company will be able ta continue in operation
and meet its liabilities a5 they fatl due over the period of its assessment, including any related disclosures drawing attenticn to any
necessary qualifications or assumplions.

Qur review of the directors’ stalement regarding the tonger-term viability of the Group was substantially less in scepe than an audit and
only consisted of making inquiries and considering the directors’ process supporting their statement; checking that the statement is in
alignment with the relevant provisions of the UK Corporate Governance Code; and considering whether the statement is consistent with
the financial statements and our knowtedge and understanding of the Group and Company and iheir environment obtained in the course
of the audit.

In addition, based on the wark undertaken as part of our audit, we have concluded that each of the following elements of the corporate
governance statement is materially consistent with the financial statements and cur knewledge obtained during the audit:

- The directors’ statemeni thal they consider the Annual Report, taken as a whole, is fair, balanced and understandable, and provides
the information necessary for the members to assess the Greup’s and Company’s position, perfarmance, 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 Report describing the wark of the Audit Commiltee.

We have nothing to report in respect of our responsibility to report when the directors’ statement relating 1o the Company's compiiance
wilh the Cade does nol properly disclose a departure from a relevant provision of the Code specified under the Listing Rutes for review
by the auditors.
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Responsibilities for the financial statements and the audit

Responsibilities of the directors for the financial statements

As explained more fully in the Directors’ responsibilities statement, the directers are responsible for the preparation of the financial

statements in accordance with the applicable framewark and for being satisfied that they give a true and fair view. The directors are also

respansible far such internal control as they determine is necessary ta enahble the preparation of financial statements that are free from
" material misstatement, whether due to fraud or error.

In preparing the financial statements, the directors are respensible for assessing the Group's and the Company's ability te continue
as a going concern, disclosing, as applicable, matiers related to geing concern and using the gaing concern basis of accaunting unless
the directors either intend to liquidate the Group or the Company or Lo cease operatiens, or have no realistic alternative but io do so.

Auditors' responsibilities for the audit of the tinancial statements

Our objectives are to oblain reasonable assurance about whether the financial statemenis as a whole are free from material
misstatement, whether due to fraud or error, and ta issue an auditars report that includes our opinion. Reasanable assurance is

a high level of assurance, but is not a guarantee that an audit conducted in accordance with 1SAs [UK) will always detect a material
misstatement when it exists. Misstatements can arise from fraud or error and are considered material if, individually or in the aggregate,
they could reasonably be expected to influence the economic decisions of users taken on the basis of these financial statements.

-- == ~~irregutarities-including fraud. are instances of nan-compliance with laws and reguiations. We design procedures tn line with our
responsibitities, oullined above, to detect matenial misslaternents in respect of wregularnites, inctuding fraud. The extent 1o which
our procedures are capable of detecting irreqularities, including fraud, is detailed below.

Based on our understanding cf the Group and industry, we identified that the principal risks of non-compliance with laws and regulations

related fa campliance with the Real.Estate Investrment Trust.IREIT] status section 1158 of the Carparation Tax Act 2010 and the UK e e e e
regulatary principles, such as those governed by the Financial Conduct Authority, and we considered the extent to which non-compliance

might have a material effect on the financial statements. We also considered those laws and regulations that have a direct impact on

the financial statementis such as the Companies Act 2006. We evaluated management's incentives and opportunities far fraudulent

manipulation of the financial statemenis {inctuding the risk of override of controls), and deiermined that the principal risks were retated

la posting inapprapriate journal entries to increase revenue, management bias in accounting estimates and judgemental areas of the

financial statemenis such as the valuation of invesimeni and development properties and the expecied credit loss provisions in respect

of 1enant debtors and incentives [see related key audit matters abovel. Audit procedures performed by the engagement team included:

~ Discussions with management and internzl audtt, including consideration of known or suspected instances of non-compliance with
laws and requlations and fraud, and review of the reports made by management and intacnal audit;

- Understanding of managemeant’s internzal controls designed to prevent and detect irreqularities;

- Reviewing the Group's litigation register in so far as it relaled 1o non-compliance with laws and regulations and traud;

- Reviewing relevant meeling minutes, including those of the Risk Committee and the Audit Committee;

- Review of tax compliance with the invalvement of our tax specialists in the audit;

- Qesigning audit procedurés to incacpocate unpredictability around the nature, timing ar extent of our testing of expenses;

- Challenging assumptions and judgements made by management in their significant areas of estimation; and

- ldentfying and testing journal entries, in particular any journat entries posted with unusual acceunt combinations, posled by
unexpected users and posted on unexpected days.

There are inherent limitations in the audit procedures described above. We are Less likely to become aware of instances of non-
compliance with laws and regulations that are not closely related to events and transactions reflected in the financial statements.
Also, the risk of not detecting a material missiatement due to fraud is higher than the risk of not detecting one resulting from error,
as fraud may involve deliberate concealment by, for example, forgery or intentional misrepreseniations, or through coltusion.

Our audit testing might include testing comgplete populatians of certain transactions and balances. possibly using data audiling
technigues However, it typically involves selecting a imited number of jtams for testing, rather than testing complete papulations.
We will aften seak to target particular items (ar testing based on their size or risk characteristics. o other cases, we will use audit
sampling to enable us to draw a conclusion about the papulation from which the sample is selected.

A further description of our respansibilities for the audit of the financial statements is located on the FRG's website at:
www.frc.org.ukfauditorsresponsibilities, This description forms part of eur auditors’ repori.
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Use of this report

This report, including the opinions, has been prepared for and only for ihe Company’s members as a bedy in accordance with Chapter 3
of Part 16 of the Companies Act 2004 and for no ather purpose. We do not, in giving these opinions, accepl or assume responsibility for
any other purpase or e any other person to whom this report is shown or into whose hands it may come save where expressly agreed
by our priar consent in writing.

Other required reporting
Companies Act 2004 exception reporting
Under the Cornpanies Act 2006 we are required to report to you if, in our opinion:

- we have not obtzined all the informaticn and explanations we reguire for our audit; or

- adequate accounting records have not been kept by the Company, or returns adequate for our audit have not been received from
branches not visited by us; or

- certain disclosures of directors’ remuneration specified by law are not made; or

- the Company financial statements and the part of the Directors’ Remuneration Report to be audited are not in agreement with the
accounting records and returns.

We have no exceptions to report arising from this responsibility.

Appaintment

Following the recommendation of the Audit Comemitlee, we were appointed by the members on 18 fuly 2014 to audit the financial
statemenis for the year ended 31 March 2015 and subsequent financial periods. The period of total uninterrupted engagement is 8 years,
covering the years ended 31 March 2015 to 31 March 2022

Other matter

In due course, as required by the Financial Conduct Authority Disclosure Guidance and Transparency Rule 4.1.14R, these financial
statements will form part of the ESEF-prepared annual financizl report filed on the National Storage Mechanism ol the Financial
Conduct Autharity in accardance with the ESEF Regulatory Technical Standard {'ESEF RTS'I. This auditors’ repart provides no
assurance over whether the annual financral repart will be prepared using the single electronic format specified in the ESEF RTS.

Sandra Dowling [Senior Statutory Auditor)

fer and on bebalf of PricewaterhouseCocpers LLP
Chartered Accountants and Statutory Auditors
London

17 May 2022

British Land Annwval Report and Accounts 2022 169



FINANCIAL STATEMENTS The British Land Company PLC 00621920

Consolidated Income Statement
For the year ended 31 March 2022

071 2021
Capital Capriat
Underlying' and siher Total Undarlying' and othes Toial
Note £&m £m £m Em £m £m
Revenue 3 430 1201 L0 468 - 468
Costs? 3 (120) {9 {129) {180) - {1801
) 3 310 (29 281 288 - 288
Joint ventures Isee also below)? . 11 86 158 W4 52 1409) {357}
Adminislrative expenses (88} - 188] 174] - [74]
Valuation moverment 4 - 47 47 - 1888) {888
Profit on disposal of invesiment properties and investments - 45 2 ~ 78 28
Net financing costs
financing income b - &7 &7 - 15 15
financing charges 6 {554 {7 162 162) 13) 165}
{55) &0 5 162) 12 1501
Profit (Lass! on ordinary activities before taxatiocn 253 705 958 204 (1,257} 11,0531
Taxation 7 [ 12) 2 {26} {£) 130}
Profit [loss] for the year after taxation 257 703 940 178 {12611 11,0831
Atrributable to aon-controlling interests 2 - F3 k! 155 (52
Attributable to shareholders of the Company 255 703 958 179 11,206} 11,031)
Earnings per share;
basic 2 103.3p {(111.2lp
diluied 2 103.0p {111 .2p
All results derive from continuing operations.
2022 2021
Capital Capial
Underlying! and ather Total Undertying® ant ather Tatat
Noie im £m £m £m £m £m
Results of joint ventures accounted
for using the equity methed
Underlying Profit . 85 - 84 52 - 52
Valuation movementt 4 - 162 162 - {409) {409}
Capital financing cosis - 14 {4l -~ - -
Lass on disposal of investment properties,
trading properties and investments - - - - il (1
Taxation 7 - - - - 1 I
11 13 158 244 52 1409] 13571
1. See definition in Note 2 and a recanciliation between Underlying Profit and IFRS prafitin Nate 21.
2. Included within ‘Casts’ is a credit relating to pravisions for impairment of tenant debtors, accrued income and tenant incentives ang contracted renl increases of £4m

12020/21: charge of £40ml. This is disctased in further detail in Note 19 and Nole 13.

. Included within Jont ventures’ is a charge relating to provision lor impairment of equity investrments and loans to joint ventures of £22m [2020/21: £144m), disclosed in further
detail in Note 11

. Included within the Valuation movement’ of £162m is 3 net valuation rmavernent of £110m and the realisation of gain on disposal of assets inlo joint ventures of {52m. disclosed
in further detail in Note 11,

w

~
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Consolidated Statement of Comprehensive Income
For the year ended 31 March 2022

2022 2021
€m £m
Profit |loss) for the year after taxatian 960 [1.083]

Other comprehensive income [expensel:

Items that will not be reclassified subsequently to prafit or loss:

Net actuarial loss on pension scheme - (13}
Valuzlion movernent on awner-cccupied properties - {1

- (14)
Items that may be reclassified subsequently to profit or loss:
Gains an cash flow hedges
- Group - 2
- Joint ventures 1 1
1 3
Reclassilication of foreign exchange differences on disposal of subsidiary net investment lo the income statement {12) -
Deferred tax anitems of other comprehensive incame - 5
Other comprehensive expense for the year [11) ]
Total comprehensive income {expense] for the year 949 11,0881
Auributable to non-controlling interests 2 (521
Attributable to shareholders of the Company 947 [1.038]
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FINANCIAL STATEMENTS continued

Consolidated Balance Sheet
As at 31 March 2022

2022 202
Note Em £m
ASSETS
Non-current assets
Investment and development properties 10 7,032 6,324
Owner-occupied properties 10 - 2
7,032 6328
Other non-current assets
Investments in joint ventures 1" 2,51 2,120
Dther investmenis 12 41 20
Property, plant and equipment 7 30
Interest rate and currency derivative assels 17 97 135
Debtors - 4
9,708 85639
Current assets
Trading properties 10 18 26
Debtors 13 3% 36
Corporation tax 3 -
Cash and shart term deposits 17 74 154
134 236
Total assets 9,842 8875
LIABILITIES
-Currentliabilities. — — s — crees el
Short term borrowings and overdrafts 17 1189) {1631
Creditors 14 (245] 12191
Corporation tax - 7]
{434) {387}
Non-current liabilities
[ebentures and loans 17 [2,427] [2.249)
Other non-current liabilities! 15 1152 {128)
Interest rate and currency derivative liabilities 17 [96) [128)
[2,475) 12,505)
Total liabilities [3,109) [2.892)
Net assets 4,731 72,983
EQUITY
Share tapital 234 234
Share premium 1,307 1.307
Merger reserve 213 213
Other reserves 5 16
Retained earnings 4,959 4,154
Equity attributable to shareholders of the Company 6,718 5.924
Non-controlling interests 15 59
Total equity 6,733 5983
EPRA Nel Tangible Assets per share? 2 727p 648p

1. See footnote 1 in Note 3.
2. See deliniton in Note 2.

[ oo

Tim Score Bhavesh Mistry
Chairman Chief Financial Officer

The financial statements on pages 170-220 were approved by the Board of Directors and signed an its behalfon 17 May 2022.

Company nurnber 621920.
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Consolidated Statement of Cash Flows
For the year ended 31 March 2022

2022 202)
Nate £m Em

Rental income received from tenants 358 320
Fees and other income received 30 38
Operating expenses paid to suppliers and employees (1400 {1251
Indirect taxes paid in respect of cperating activities - (15]
Sale of Irading properties 8 -
Cash generated from operations 256 218
Interast paid (621 (701
Corporation taxation payments {8l (33
Distributians and other receivables from joint ventures 1 57 34
Net cash inflow from operating activities 245 t4g
Cash flows from investing activities
Development and other capital expenditure 1259) [+721
Purchase of investment properties 15951 152]
Sale of investrment properties 187 1,073
Sale of investment properties lo Canada Water Joint Venture 290 -
Purchase of investments (14) {5)
Sale of investments - 108
Indirect taxes paid in respect of investing activities [8) (2]
Loan repayments from joint ventures 133 40
Investment in and loans to joint ventures (121) (84
Capital distributions from joint ventures - 4
Net cash [outflow] inflow from investing activities 1385) 910
Cash flows from financing activities
Dividends paid 19 (155] (761
Dividends paid to non-controlling interests (&) M
Capital paymenits in respect of interest rate derivatives n (ol
Purchase of non-controlling interests in Hercules Unit Trust _ 28] -
Decrease in lease liabilities (4] {7l
Decrease in bank and other borrowings ' 1213) 11,218}
Drawdowns on bank and ather borrowings 483 214
Net cash inflow {outflow] from financing activities &0 11,0983
Net decrease in cash and cash equivalents (80) {394
Cash and cash equivalents at 1 April 154 193
Cash and cash equivalents at 31 March 74 154
Cash and cash equivatents consists of:
Cash and short term deposits ’ 17 74 154
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FINANCIAL STATEMENTS continued

Consolidated Statement of Changes in Equity

For the year ended 31 March 2022

The British Land Company PLE §0621920

Heidging
and Re- Maon-
Share Share translation  valualion Merger  Retained cantralling Total
capital  premium resenve’ reserve reserve  earnings Total  interesls equity
Em Em £m £m £m €m £m fm £m
Balance at 1 Aprit 2021 234 1,307 4 2 213 4,154 5924 5% 5983
Prafit for the year after taxation - - - - - 958 958 2 950
Gains on cash flow hedges -~ joint ventures - - - 1 - - 1 - 1
Reclassification of foreign exchange differences on
disposat of subsidiary net investment - - {12 - - - [12) - {12
Other comprehensive income - - 1nz2) 1 - - 1 ~ (L]
Tota!l comprehensive lexpense) income for the year - ~ 112) 1 - 958 947 2 949
Fair value of share and share ogtien awards - - - - 2 2 - 2
Purchase of the units from non-controlling interasts? - - - - - 2 2 1460} 138)
Dividends payable i year [16.96p per share) - - - - - [157) [157] - (157]
Dividends payable by subsidiaries - - - - - - - {6} 14)
Balance at 31 March 2022 24 1,307 2 3 213 4,959 6,718 15 4,733
Balance at 1 April 2020 234 1.307 12 26 213 5243 7.03% N2 7147
Loss for the year after taxation - - - - - (031 (10311 1521 (1,083
Revaluation of owner-occupied property - - - (] - - [t] - 1]
Gains on cash flow hedges - Group - - 2 - - - 2 - 2
Gains on cash flow hedges - joint ventures - - - 1 - - 1 - 1
Reserves transler on disposal of owner-occupied property - - 130§ - 3 - - -
Net actuarial loss on pension scheme - - ~ - ~ 13l (134 - {131
Deferred tax on items of other comprehensive income - - - . b - - [ - &
Other comprehensive income - - 2 {24) - 17 15) - 15)
Total comprehensive income {expense] for the year - - 2 [24] - {1014 [1.034) 521 11.088)
Fair value of share and share option awards - - - - - 3 3 - 3
Dividends payable in year [8.40p per share) - - - - - 178) [78} - 1781
Divigengs payable by subsidiaries - - - - - - - 1] (1)
Balance at 3t March 2021 234 1,307 14 2 213 4,154 5924 59 5983

1. The balance at the beginming of the current year includes £15m in relation to translation and I€ imt in relation to hedging [2020/21: £15m and [E3mR} Opening and closing '

batances in relation 10 hedging retate to continuing hedges only.

2. On 5 July 2021, the Group completed the acquisitien of the remnaining 21.9% units of Hercules tnit Trust that she Group did not already owi for a considaration of £38m. Whitst
the transaction was completed on 5 July 2021, the Group abtained the risks and rewards of ownership of the 21.9% of Hercules Unis Trust on t April 2021 and therefore, the
change in awnership percentage and resulting non-conirolling interasts were reflected at this date in the financial statements. The book value of the net assets purchased
at b April 2021 were £40m and consequently E40m has been transferred from non-contralting interests 1o shareholders equity.
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Notes to the Accounts

1 Basis of preparation, significant accounting policies and
accounting judgements

The financial staterments for the year ended 31 March 2022
have been prepared on the historical cost basis, except for the
revaluaticn of properties, investments classified as fair value
through profit or loss and derivatives. The financial statements
are prepared in accordance with UK-adopied International
Accounting Standards and the applicable legal requirements
of the Companies Act 2006 [IFRS],

On 31 December 2020 EU-adopted IFRS was brought inte UK law
and became UK-adopted International Accounting Standards,
with future changes 1a IFRS being subject to endorsement by the
UK Endorsement Board. The consclidated financial statements
have transitioned to UK-adopted International Accounting
Standards for the year ended 31 March 2022. This change
constitutes a change in accounting framework. However, there

is no impact on recognition, rmeasurement or disclosure in the
year reported as a result of the change in framewaork.

In the current financial year the Group has adopted a number of
minor amendments to standards effective in the year, none of
which have had a material impact on the Group.

These amendrmenis include IFRS 16 'Leases’ - Covid-19-Related
Rent Concessions, and amendments to IFRS 9, IFRS 7 IFRS 4
and IFRS 14 Interest Rate Banchmark Reform - Phase 2.

A number of new standards and amendments to standards

and interpretations have been issued but are nol yet effective

far the current accounting period. These amendments include
amendments to IAS 1 ‘Presentation of Financial Staternents’

on classification of liabilities, 3 number of narrow-scope
amendments to IFRS 3, 1AS 16, 1AS 17, 1AS 37, 1AS 1, 1AS 8, 1AS 12,
IFRS 10and 1AS 28 and serne annual improvernents on IFRS 1,
IFRS 9, 1AS 41 and IFRS 14. The abave amendments are nat
expected te have a significant impact on the Group’'s resutlts.

Going concern

The financial statements are prepared on a going concern

basis. The bslance sheesi shows thal the Group 1s in a net current
liability position, predorninantly due to short term borrowings and
overdrafts of £189m and ather creditors of £245m. The Group has
access lo £1.3bn of undrawn facilities and cash, which provides
the Directors with 2 reasonabie expectation that the Group will be
able ta meet these current liabilities as they fall due. In making
this assessment the Directors took inte account ferecast cash
flows and covenant compliance, including stress testing through
the impact of sensitivities as part of a ‘severe downside scenario’,
Before factoring in any income receivable, the undrawn facitities
and cash would also be sufficient to cover forecast capital
expenditure, property operating costs, administrative expenses,
maturing debt and interest over the next 12 months from the
approval date of these financial staterments.

Having assessed the Principal risks, the Directors believe that the
Group is well placed to manage its financing and other business
risks satisfactority despite the vncertain ecanomic climate, and
have a reascnabte expectation that the Company and the Group
have adequate resources io continue in operation for at least

12 months from the signing date of these financial statements.

The British Land Company PLC 00621920

Accordingty, they believe the geing concern basis 15 an
appropriate one, See the full assessment of preparation on
a going concern basis in the corporate governance section
on page 109.

Subsidiaries, joint ventures and associates

The consolidated accounts include the accounts of The British
Land Company PLC ['Britsh Land’) and ail subsidiaries [entities
controlled by British Land]. Centrol is assumed where British
Land is exposed, or has the rights, to varable returns from its
involverment with investees and has the ability to aifect those
returns through its power over those investees.

The results of subsidiaries, joint ventures or asseciates acquired
or disposed of during the year are included from the effective date
of acquisition or up to the effective date of dispesal. Accounting
policies of subsidiaries, joint ventures or associates which difer
frem Group accounting policies are adjusted on consclidation.

Business combinations are accounted for under the acqutsition
method. Any excess of the purchase price of business combinations
over the fair value of the assels, tiabilities and contingent liabilities
acquired and resulting deferred tax therean is recognised as
goodwill. Any negative goodwill is credited to the income
statement in the period of acquisition.

All intra-Group transactions, balances, income and expenses
are eliminated on consolidation. Joint ventures and associates
are accounted for under the equity methad, whereby the
consolidated balance sheetincorporates the Group's share
linvestor's share] of the net assets of its joint ventures and
associates, The consolidated income statement incorporates
the Group's share of joint ventures and asscciate profits after
tax. Their profits include revaluation movernents an investment
properties. Where joint ventures and associates generate iosses
after tax. these are recagnised initially against the Group’s equity
investment. If the Group's equity investment is nil, these are
subsequently then recognised against other lang term interests,
principally long term loans.

Distributions and other receivables from joint ventures and
associates are classed as cash flows from operating activiuies,
except where they relate to a cash flow arising from a capital
transaction, such as a properly or investment disposal. In this
case they are classed as cash flows from investing actwities.

Properties

Properties are externally valued at the balance sheel date.
Investment and owner-occupied properties are recorded at
valuation whereas trading progerties are stated at the lower
of cost and net realisable value.

Any surplus or deficit arising on revaluing investment
properties is recagmised in the capital and other column of
the income statement.

Any surplus arising on revaluing owner-occupied properties
abave cast is recognised in other comprehensive income, and any
deficit arising in revaluation hetow cost far owner-occupied and
trading properties is recognised in the capital and other column
of the incorme statement. On disposal of an owner-occupied
property, any surplus is transferred directiy to retained earnings.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

1 Basis of preparation, significant accounting policies and
accounting judgements continued

The cost of properties in the course of development includes
attributable interest and other associated outgoings including
attributable development personnel costs. Interest is calculaied
on the development expenditure by reference to specific
barrowings, where relevant, and otherwise on the weighted
average interest rate of British Land Company PLC barrowings.
Interest is not capitalised where no devetoprrient activity is taking
place. A property ceases {o be treated as a development property
on practical completion.

Investrnent property disposals are recognised on completion.
Profits and losses arising are recognised through the capital and
other calumn of the income staterment, The profit on disposal is
determined as the difference between the net sales praceeds
and the carrying amount of the asset at the commencement

of the accounting period plus capitat expenditure in the peried.
Where properties are disposad into a joini venture owned by the
Group, the subsequent profit or loss recognised in the capital and
ather column of the income statement is limited to the extent of
the unrelated pariy’s interest.

Trading properties are inifially recognised at the lower of cost and
net realisable value. Trading property dispesals are recognised in
line with the Group’s revenue accounting policies.

Where invesiment properties are appropriated to trading properties,
they are transferred at market value. If preperties held for trading
are appropriated to investment properties, they are transferred at
beok value. Transfers to or from an investment property occur
when, and only when, there is evidence of change in use,

Where a right-of-use asset meets the definition of investment
property under IFRS 18, the right-of-use asset will initially be
calculated as the present value of minimum lease payments
under the lease and subsequently measured under the fair
value model, based on discounted cash flows oi net rental
incorne earned under the lease.

The Group leases aut investment praperties under operating leases
with rents generatly payable monthly or quarterly. The Group is
exposed to changes in the residual value of properties at the end
of current lease agreements, and mitigates this risk by actively
managing its tenant mix in order to maximise the weighted
average lease term, minimise vacancies across the portfolio
and maximise exposure to tenants with strong financial
characternistics. The Group also grants lease incentives to
ancourage high-quality tenants 1o remain in properties for
longer tease terms. Lease incenlives, such as rent-free periods
and cash cantributions to tenant fit-out, and contracted rent
increases are recognised as part of the investment property
batance The Group calculates the expected credit loss for

lease incentives and contracted rent increases based on lifetime
expecled credit losses under the IFRS 9 simplified approach.

Surrender premia payable relating to investment properties

are recognised in the income statement, through the Underlying
colurnn, except where the surrender premia payatle is deemed to
be unusual or significant by virtue of their size or nature, where
they are recognised through the capital and other column.
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Surrender premia payable relating to development properties are
capilalised as a property addition providing they are a directly
attributable and necessary development expense.

Financial assets and liabilities

Debtors and creditors are initially recognised at fair value and
subsequently measured at amortised cost and discounted as
appropriate. On nijial recognition the Grouwp calculaies the
expected credit loss for debtors based on lifetime expected
credit losses under the IFRS 9 simplified approach.

Other investrments include investments classified as amortised
cost and investments classified as fair value through profit

or loss. Laoans and receivables classified as amortised cost

are measured using the effeclive interest method, less any
impairment. Interest is recognised by applying the effective
interest rate, Investments classified a5 fair value through profit
or loss are initially recorded at fair value and are subsequently
externally valued an the same basis at the balance sheet date.
Any surplus or deficit arising on revaluing invesiments classified
as fair value through profit or loss is recognised in the capital and
other column of the income statement.

The lease liahility associated with investment praperty which is
held under a lease, is initially calculated as the present value of
the minimurm tease payments. The lease liability is subsequentiy
measured at amortised cost, unwinding as finance lease interest
accryes and lease payments are made.

Debt instruments are stated at their fair value on issue, Finance
charges including premia payatle on seltlement or redemption
anddirect issue cosls are spread over the period te maturity,
using the effective interest method. Exceptional finance
charges incurred due Lo early redemption lincluding premia)
are recagnised in the incame statement whea they occur.

As defined by IFRS 9, cash flow and fair value hedges are initially
recognised at fair value at the date the derivative contracts are
entered into, and subsequently remeasuced at {air value. Changes
in the fair value of derivatives that are designated and qualify

as effective cash flow hedges are recognised directly througn
other comprehensive income as a movement in the hedging

and translation reserve. Changes in the fzir value of derivatives
that are designated and qualify as effective fair value hedges

are recorded in the caprtal and other column of the income
statement, along with any changes in the fair value of the hedged
item that is attributable to the hedged risk. Any ineffective portian
of ali derivatives is recognised in the capital and other column of
the inceme statement. Changes in the fair value of derivatives
that are not in 2 designated hedging relationship under IFRS ¢
are recorded direclly in the capital and other colurmn af the
income statement. These derivatives are carried at fair value

on the balance sheel.

Cash equivalents are limited to instruments with a maturity of
less than three months.



1 Basis of preparation, significant accounting policies and
accounting judgements continued

Revenue

Revenue comprises rental income and surrender premia,
service charge income, management and performance fees
and proceeds from the sale of trading properties.

Rental income and surrender premia are recognised in
accordance with IFRS 16 "Leases’.

For leases where a single payment is received to cover both rent
and service charge, the service charge component is separated
out and reported as service charge income.

Rentat income, including fixed rental uplifis, from investment
property leased out under an operating lease is recognised

as revenue on a straight-line basis over the lease term. Lease
incentives, such as rent-free periods and cash contributions te
tenant fit-out, are recognised on the same straight-line basis
being an integral part of the net consideration for the use of the
investment property. Any rent adjustments based on open market
estimaled rental values are recognised, based en management
estimates, from the rent review date in retation to unsettled rent
reviews. Contingant rents, being those lease payments that are
not fixed a7 the incepticn of the lease, including for example
turnover rents, are recegnised in the period in which they

are earnad.

Lease modifications are defined as a change in the scope of

a lease, or the consideration of a lease, thai was not part of

the original terms and conditions of the lease. Madifications ta
operating leases the Group holds as a lessor are accounted for
from the effective date of the modification. Modifications take inta
account any prepaid or accrued lease payments retating te the
ariginal lease as part of the lease payments for the new lease.
The revised remaining consideration under the modified lease

is then recognised in rental income on a straight-line basis

over the rernaining lease term.

Concessions granted ic tenants where rent has been reduced
or waived for a specified period are accounted for as lease
modifications. Concessions granted to tenants which allow the
deferral of rent payments to the Group are not accounted for
as lease modfications on the basis there is no change to the
censideration or scope of the lease,

Surrender premia for the early termination of a lease are
recognised as revenue when the amounts become contractually
due, net of dilapidations and non-recoverable outgoings relating
ta the lease concerned.

The Group applies the five-step-model as required by IFR5 15
in recognising its service charge income, management and
performance fees and proceeds from the sale of trading properties.

Service charge income is recognised as revenue in the pericd 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 managemsant, property management, development
management and administration services to joint ventures,
Performance fees are recognised at the end of the performance
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periad when the performance obligations are met, the fee armount
can be estimated reliably and it is highly probable that the fee

will be received. Performance fees are based on property
valuations compared to external benchmarks at the end of

the reporting period.

Proceeds from the sale of trading properties are recognised
when control has been transferred to the purchaser. This
generally occurs on completion. Proceeds from the sale of
trading properties are recagnised as revenue in the capital
and other column af the income statement. All other revenue
described above is recognised in the underlying colurnn 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 reported in the income statement because it excludes items
of income ar expense that are not taxable [or tax deductible].

Deferred tax is provided on items that may become taxable in the
future, or which may be used to offset against taxable profiis in

the future, on the temporary differences between the carrying
amounts of assels and liabilities for financial reporting purposes,
and the amounts used for taxation purposes on an undiscounted
basis. On business combinations, the deferred tax effect of

fair value adjustments is incorporated in the cansolidated

balance sheet.

Deferred tax assets and liabilities are netted off against each
other in the consolidated balance sheet when they relate to
income taxes tevied by the same tax authority an different taxable
entities which intend to either settle current tax assets and
Habilities on a net basis.

Employee costs

The fair value of equity-settled share-based payments to
employees is determined at the date of grant and is expensed on
a straight-line basis over the vesting period, based on the Groug’s
astimate of shares or options that will eventuatly vest. For all
schemes except the Group's Long Term Incentive Plan and Save
As You Earn schemes, the fair value of awards are equal to the
market value at grant date. For options and performance shares
granted under the Long Term Incentive Plan, the fair values are
determined by Monte Carle and Black-Scholes madels. A Black-
Scholes model is used for the Save As You Earn schemes.

Defined benefit pension scheme assets are measured using

fair values. Pension scheme tiabilities are measured using the
projected unit credit method and discounted at the rate of return
of a high-quality corporate bond of equivalent term to the scheme
liabilities. The net surplus [where recoverable by the Groug) or
deficil is recognised in full in the consolidated baiance sheet.

Any asset resulling from the calculation is lmited to the present
value of available refunds and reductions in future contributions
to the plan. The current service cost and gains and losses on
setilement and curtailments are charged to Underlying Profit.

British Land Annual Report and Accaunts 2022 177



FINANCIAL STATEMENTS continued

Notes to the Accounts continued

1 Basis of preparaticn, significant accounting policies and
accounting judgements continued

Actuarial gains and losses are recegnised in full in the periad in
which they eccur 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 contracted annual contribution,

Government grants

Gavernment grants are recognised when there is reasonable
assurance that the grant will be received and all attached
conditions will be complied with. A grant that relates to an
investment or development property is deducted from the cost of
the relevanl property, thereby increasing the gain recognised on
disposal or revaluation of the property. A grant that relates to an
expense itam is recagnised as income gn a systematic basis over
the period(s] that the relaled costs are expensed.

Critical accounting judgements and key sources of estimation
uncertainty

In applying the Group’s accounting polictes, the Directors are
required to make critical accounting judgements and assess
key sources of estimation uncertainty that affect the financial
statements.

The general risk environment in which the Group operates has
remained heightened during the period due to the cantinued
impact of Covid-19, and the emergence of the UK economy from
the pandemic, including related challenges in parts of the UK
retail market and macroeconomic headwinds through rising
inflation. Despite this the general risk environment is considered
10 have improved during the year, with the Ufting of lockdown
restrictions resulting in improvement in activity across the
Group's segments, rents stabilising, irnproved rental coliection
rates and faotfall and sales in retail parks returning close to,
and in some cases above, pre-pandemic levels.

The emergence of the conflictin Ukraine in Fehruary 2072 has led
to increased global economic uncertainty with sanctions imposed
upon Russia and heighiened political and diplomatic tensions.
The Directors do not consider the conflict at this stage to have
had a material impact on the Group’s financiat statements owing
tc the nature of the Group's UK focused operations and limited
exposure to Ukrainian and Russian businesses. Additionally,

our valuers consider there to be no current evident impact of the
conflict on the UK property sector. The Dhirectors and our valuers
are closely monitoring the conflict for any future developrents
that may change the risk environment in which the Group
operates,

Key sources of estimation uncertainty .
Valuation of investment, development, trading and owner-occupied
properties: The Group uses extecnal prafessional valuers tg
determine the relevant amounts. The primary source of evidence
for property valuations shoutd be recent, comparable market
transactions an an arm’s length basis. However, the vatuation of
the Group's property portiotic are inherentty subjective, as they are
based upon valuer assumptions and estimations that form part of
the key unobservable inputs of the valuation, which rmay prove to be
inaccurate. Further details on the valuers assumptions, estimates
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and associated key unobservable inputs sensitivity disclosures,
have been provided in Note 10.

irnpairment provisioning of lease debtors fincluding accrued
income] and (ease incentives, which are presented within
investment praperties: The impact of and emergence from
Covid-19 has given rise to an increase in (ease debtors due

from tenants along with higher loss rates, however these are
continuing to decrease as the impact of the pandemic recedes.
Consequently, for the year ended 31 March 2022 the impairment
provisions calcutated using the expected credit toss model under
IFRS 9 agatnst these balances are lower than in the prior year.

The key assumptions within the expected credit loss model
include the tenants’ credit risk rating and tha related loss

rates assumed for each risk rating depending on the historical
experience collection rate and the ageing profile. Tenant risk
ralings are determined by management, taking into consideration
tnformation available surrounding 2 tenant's credit rating,
financial position and historical loss rates. Tenants are classified
as being in Administration or CVA, high, mediumn or low risk
based on this information. The assigned loss rates for these risk
categories are reviewed at each balance sheet date and are based
on historical experience collection rates and future expectations
of collection rates. The same key assumptions are apptied in

the expected credii loss medel for tenant incentives, without the
consideration of the ageing profile which is not relevant for these
batances. The loss rates attributed to each credit risk rating for
tenant incentives tends to be lower than that attributed to lease
debtors on the basis that the associated credit risk on these
balances, which relate to the tenant’s future lease liabitities,

is lower than that associated to tenant deblors outstanding

as a result of Covid-19.

Sensitivity disclasures have been provided relating to lease
debtars in Note 13 and lease incentives i Note 10.

Other sources of estirnation uncertainty that are not key include
the valuation of interest rate derivatives, the determinaticn of
share-based paymentis, the actuarial assumptions used in
calculating the Group's retirement benefit obligations and
taxation provisians.

Critical accounting judgements
The Directors do not consider there to be any critical accounting
judgements in the preparation of the Group's financial statements.

The fallowing items are ongoing areas of accounting judgement,
however. the Directors do not consider these accounting
judgements to be critical and significant accounting judgement
has not been required for any of these items in the current
financial year.

REIT status: British Land is a Real Estate Investment Trust [REIT
and does noi pay tax on its property incorne or gains on property
sales, provided that at least 90% of the Group's property income is
distributed as a dividend to shareholders, which becomes taxable in
their hands. In addition, the Group has to meet certain conditions
such as ensuring the property rental business represents more
than 75% of total profits and assels. Any poiential or prepased
changes to the REIT tegislation are monitored and discussed with



1 Basis of preparation, significant accounting policies and
accounting judgements cantinued

HMRC. It 1s management’s intention that the Group will continue as
a REIT for the foreseeable future.

Accounting for joint ventures: In accordance with

IFRS 10 ‘Consclidated Financial Statements’, IFRS 11 "Joint
Arrangements’, and IFRS 12 'Disclosure of Interests in Other
Enlities” an assessment s required to determing ihe degree of
control or influence the Group exercises and the form of any
control to ensure that the financial statement treatment is
appropriate. The assessmen! undertaken by management
includes cansideration of the structure, legat ferm, contractual
terms and other facts and circumstances relating to the relevant
entity. This assessment is updated annually and there have been
no changes in the judgement reached in relation to the degree

of control the Group exercises within the current or prior year. An
assessmeni was performed in respect of the Canada Water Jotnt
Venture transaction that occurred in the year ended 31 March
2022 [sea Note 11]. Group shares in joint ventures resulting from
this process are disclosed in Nete 11 to the financial staternents.

Joint ventures are accounted for under the equity method,
whereby the consolidated-balance sheet incorperates the Group’s
share of the net assets of its joint ventures and associates

The consolidated income statement incarparates the Group's
share of joint venture and associate profits after tax.

Accounting for transactions: Property transactions are cermplex
in nature and can be material to the financial statements.
Judgements made in relation to transactions include whether an
acquisiion is a business combination or an asset; whether held
for sale criteria have been met for transactions not yet completed;
accounting for transaction costs and contingent consideration;
and application of the concept of linked accounting. Management
consider each transaction separately in order e determine the
most appropriale accounting treatment, and, when considered
necessary, seek independent advice. In this regard, management
have cansidered the accounting cf the Canada Water Joint
Venture transaction in the year ended 31 March 2022

[see Note 11).

Consideration of climate change

in preparing the financial staternents, the impact of climate
change has been considered, particularly in the context of the
Task Force on Climate-related Financiat Disclosures [ TCFD'}
included within the Sustainability section of the Strategic Report
and the Group's stated target of nei zero carbon emissians by
2030 under the 2030 Sustainability Vision. Whilst noting the
Group’s commitment ta sustainability, there has not been a
materiat impact on the financial reporting judgements and
estimates arising from our considerations, which include physicat
chimate and transitional risk assessments conducted by the
Group. This is consistent with our assessment that climate
change is not expected to have a material impact on the
cashilows of the Group, including those includad within the
going cancern and viability assessments in the medium term.
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Notwithstanding this, the following should be noted. which is
relevant to understanding the impact of climate change on the
financial statemnents:

- As part of the Group’s 2030 Sustainability Vision, under which
the Group's transition vehicle cormnmits the expenditure of £60
per tanna of embodied carbon within developments, the Group
committed £16m m the year to 31 March 2022 (31 March 2021:
£9ml, with £1m in the year to 31 March 2022 131 March 2021:
Enill spent on qualifying activilies to mitigate the impact of
climate change on the standing portfolio, such as electrification
of buildings, improved insulation, and LED lights. As at 31
March 2022, £15m remaines commiited to future mitigation
capital expenditure [31 March 2021; £9m) {see Note 22 for.
further details).

- As part of the valuation process, the Group has discussed
the impact of sustainabibty and Environmental, Social and
Governance factors with the external valuers who value the
mvestment and development properties of the Group. The
physical climate and transitiona! risk analysis conducted by the
Group has been shared with, and discussed with, the valuers
as part of the six-manthly valuation process [see Note 10
for further details|. As such, the impact of sustainability and
Enwiroamental, Social and Governance factors is considered
as part of the valuation pracess, to the extent possible market
participants would, and is included within the derived valuation
as ak the balance sheet date. The Group ensures that to the
futlest extent possible, the four valuers are materially
consistent in their application of the consideration of
these faciors on the property valuations.

- The Group has purchased carbon credits in the year o offset
the embodied carbon impact of developments - making our
developments carban neutral. The costs of purchasing these
credits were capitalised as part of the cost of the development.
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Notes to the Accounts continued

2 Performance measures

Earnings per share

The Group measures financial performance with reference to underlying earnings per share, the European Public Real Estate
Association [EPRA’] earnings per share and IFRS earnings per share. The relevant earnings and weighted average number of shares
(including dilution adjustments! for each performance measure are shown below, and a reconciliation between these is shown within
the supplementary disctosures [Table B).

EPRA earnings per share is calculated using EPRA earnings, which is the IFRS profit after taxation attributable to shareholders of
the Company excluding investment and developrment property revatuations, gainsflosses on investing and trading property disposals,
changes in the fair value of financial instruments and assaciated close-out costs and their related taxation.

tinderlying earnings per shace is calculated using Undeclying Profit adiusted far underlying taxation [see Nota 7], with the dilutive
measure being the primary disclosure measure used. Undertying Profit is the pre-tax EPRA earnings measure, with additional Company
adjustments for items which are considered ¢ be unusuat and/or significant by virtue of their size and nature. In the current year to

31 March 2022, 8 £2%9m surrender prermiurn payment and a £12rn reclassification of foreign exchange differences were excluded from
the caleulation of Underlying Profit {see Note 3 and Note &, respactively, for further detailsl. There was no tax eifect of these Company
adjusied items. No Company adjustments were made in the prior year to 31 March 2021,

2022 2021
Relevant Relavant
Relevant number Earnings Relevant number Earnings
R earnings of shares er share e3rnings of shares per share
Earrungs per share Em million pence Em million pence
Underlying
Underlying basic 255 927 275 175 927 18.9
Undertying diluted oo -1 930 - 274 175 930 T 18%
EPRA
£PRA basic 238 927 25.7 175 927 18.9
EPRA diluted 238 730 25.6 175 930 18.8
IFRS
Basic 958 927 103.3 [1.031) 927 [111.2]
Dituted 958 930 103.0 (1,031 927 1.2

Net asset value .

The Group measures financial position with reference to EPRA Net Tangible Assets {NTA’], Net Reinvestment Value 'NRV) and Net
Disposal Vatue 'NOV'). The net assets and number of shares for each performance measure is 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. is
shown within the supplementary disclosures [Table Bl. EPRA NTA is a measure that is based on IFRS net assets excluding the mark-te-
market on derivatives and related debt adjusiments, the carrying value of intangibles, the mark-to-market on the convertible bonds, as
well as deferred taxation on property and derivative valuations, The metric includes the valuation surplus on trading properties and is
adjusted for the dilutive impact of share options.

122 2021
Relevant Net asset Relavant Nei asset
Relevant aumber wilue per Relevant number of value per
net assets of shares share nei assels shares share
Net asset value per share £m million pence £m millien pence
EPRA
EPRANTA 6,77 932 727 6.050 933 548
EPRANRY 7,403 932 794 6,599 933 07
EPRANDV 6,542 932 702 5678 933 609
IFRS
Basic £,733 927 726 5,983 927 645
Diluted 5,733 932 722 5.983 933 541

Total accounting return
The Group 2lso measures financiat performance with reference to tolal accounting retorn. This is caleutated as the movernent in EPRA
NTA per share and dividend paid in the year as a percentage of the EPRA NTA per share at the start of the year.

2022 2021
Increasein Dividend per Total Decrease in  Dividend per Toal
NTA per share share paid - accounting  ™TA pgr share ehare aaid wehunting
pence pence return pence pence reiurn
Total accounting return 7% 16.96 14.8% 11291 340 115.1%I|
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3 Revenue and costs

2022 2021
Capilal Lapital
Underlying and other Tatal Underlying and ciher Talal
£m €m im £m £m Lm
Rent receivable 332 - 32 370 - 370
Spreading of tenant incentives and contracted rent increases 5 - 5 7 - 7
Surrender premia’ 1 (29} (28) - - -
Gross rental income 338 291 09 377 - a7
Trading property sales proceeds - 9 9 - - -
Service charge income 62 - 62 b4 - b
Management and perfermance fees [from jeint ventures| 9 - 9 7 - 7
Other fees and commissions 21 - 21 20 - 20
Revenue 430 (20) 410 4468 - 458
Trading property cost of sales - 9 ] - - -
Service charge expenses [s5) - {55] 1591 - {59}
Properly cperating expenses [54) - (54] (45 - (45
Release lprowisionst for impairment of trade debtors and accrued
income 7 - 7 (521 - (52)
Pravisions for impairment of tenani incentives and contracied
rentincreases m - 41! 18] - 18]
Other fees and commissians expenses (17 - {17 {16] - [14)
Casts L R ] [120) 19 129 (180} - .. .8
10 29) 281 288 - 288

. On 21 August 2021 the Group underlock a keasing Iransaciion with two unrelated parties in relation to one of its investment properties. The transaction was commerciglly
beneficial and resulled in an overatl increase in the net assets of the Graup. It involved a £29m payment to one party for the surrender of an agreement for lease, with a
subsequent premium of £29m received for the grant of a new agreement for lease for the same property with ancther parly meaning the transaction was cash neulral In line
wilh the requirements of IFRS 1§, and due to the unrelaled parties in the transaction, the Group is required to acceunt for the elements of the transaction separately, and as
such an associated £29m surrender premiwum payment was recognised in full through the income sialement in the year. Owing to the unusual and significant size and nature of
the paymen| and in line with the Group's accountmg policies the payment has been included within the Capital and ather coiumn of the incomae statement. The £29m surrender
premium received was initially recognised as deferred income an the balance sheel, with the remeasured amount as ai 3F March 2022 principally within other non-curreat
liabilities |see Note 15)

The cash element of net rental incorme igross rental income less property operating expenses) recognised during the year ended

31 March 2022 from properties which ware not subject to a security interest was £232m (2020/21: £202m). Property operating expenses
relating to investment properties that did not generate any rental income were Enit {2020/21: £nill. Contingent rents of £6m [2020/21: £5m)
that contain a variable lease payment were recognised in the year.

Further detail on the provision for impairment of trade debtors, accrued income, tenant incentives and contracted rent increases is
disclosed in Note 10 and Nate 13.

4 Valuation movements on property

2022 2021
£m £m
Consolidated income statement
Revaluation of praperties & 1888)
Revaluation of owner-occupied properties ' - (2)
Revaluation of praperties held by jont ventures accounted for using the equity method' 162 1409)
433 (1,297
Consclidated statement of comprehensive income
Revaluation of owner-occupied properties - [1)
433 (1.298)

3. Comprises net valuation movement of £110mn and realisation af gain on disposal of assets inte joint ventures of [52m, disclosed in further detailin Nate 11,
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Notes to the Accounts continued

5 Auditors’ remuneration
PricewaterhouseCoapers LLP

2022 2021

_ £m Em
Faes payable to the Company’s auditors for the audit of the Company's annual accounts 0.5 05
Fees payable 1o the Company's auditors for the audit of the Company's subsidiaries, pursuant io legislatien 0.1 0.1
Total audit fees 0.6 0.6
Audit-related assurance sarvices 0.2 0.2
Taotal audit and audit-reiated assurance services 0.8 0.8
Other fees
Other services - -
Total 0.8 0.8
6 Net financing costs
2022 021
£m Em
Underlying
Financing charges .
Facilities and overdrafls 20 [22]
Derivatives 29 31
Other loans 168 741
Ohligatians under head leases i 3]
T T T - ) 62} 1681 °
Developrnent interest capitalised 7 ?
{55) 162)
Financing income
Deposits, securities and liquid investiments - -
Net financing tharges - Underlying {551 (62
Capital and other
Financing charges
Valualion movement on fair value hedge accounted derivatives® (&7} [83)
Yaluation movement on {air value hedge accounted dabt! 61 83
Fair value mavement on convertible bonds - 13
Valuation movement on non-hedge accounied derivatives 1) -
17) (3l
Financing income
Reclassification of foreign exchange differences on dispasal of subsidiary net investment fram equiiy? 12 -
Valuation mevement on non-hedge accounted derivatives 55 15
&7 15
Net financing charges - Capital and other &0 12
Net financing costs
Total tinancing income &7 15
Total finanting charges 162} 165)
Net financing costs 5 150]

1. The difference between valuation movement on designated fair vatue hedge accounted denvatives [hedging instruments ang the valuation movement on fair value hedge
accounted debt lhedged item) represents hedge ineifectiveness lor the year of £6m {2020/21: Enill. ‘

2. £12m has been rectassified from the hedging and translation reserve (o the income statement in the year ended 31 March 2022. relating to cumutative foreign exchange gains
on disposal of the net investment in a fareign subsidiary

Interest payable on unsecured bank loans and related Interest rate derivatives was £13m [2020/21: £11m). Interest on develaprment

expenditure is capitalised at the Group's weighted average interest rate of 2.4% (2020/21: 2 2%). The weighted average interest rate

on a proportionately consolidated basis at 31 March 2022 was 2.9% (2020/21. 2.9%).
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7 Taxation
2022 2021

£m Em
Taxation income [expense)
Current taxation
Underlying Profit .
Current period UK corporation taxation [2021/22: 19%; 2020/21: 19%l 21 12]
Underlying Profit adjustments in respect of prior periods’? b |24}
Tulal current Underlying Profit taxatian incame lexpense) ] 4 |28}
Capital and other profit
Current period UK corporation taxation [2021/22: 19%; 2020/21: 19%| - -
Capital and other profit adjustments in respect of prior periods - (2) 1
Total current Capital and other profit taxation income (21 1
Total current taxation income [expensel 2 [25]
Deferred taxation on revaluations and derivatives - (5}
Group total taxation income [expense) 2 (30}
Altributable to joint ventures® - i
Total taxation income (expense) 2 (29
Taxation reconciliation
Profit [lass] on ordinary activities before taxation 958 1,053
Less: [profit] loss attributable to joint ventures 1244 358
Group profit [loss} on ordinary activities before taxation - ’ T4 [699)
Taxaticn on {prafitl loss on ordinary activities at UK corporation Laxation rate of 19% [2020/21: 19%) 11341 132
Effects of:
- REIT exempi income and gains 126 1134
- Taxation losses 9 -
- Deferred taxation on revaluatians and derivalives - {5
- Adjustments in respect of prior years 3 1231
Group total taxation income [expensel 2 1301

1. The credit in the current year includes £4m as an adjustment to the tax due in respect of the suspension on the dividend in 2020/21 and other credits relating to prior periads of
£2m relating to lax pravisions in respect of historic laxation maiters and poiss of uncertainty.

2. The charge in the prior year includes the £28m corperation tax charge in relation to the year ended 31 March 2029 of the agreed payment with HMRC for temporarily
suspending the dividend due to Covid- 19, offset by ather credits in respect of priar periods of Lam relating fo lax provisions in respect of historic taxation matters and points
of uncertainty.

3. Acurrent laxation incorne of Eral [2020/21: £ 1m] and a deferred taxation credit of Enil {2020/21: Enil] 2rose on profits attributable to joint ventures.

Taxation incomne attributatle to Underlying Profit for the year ended 31 March 2022 was £4m [2020/21: £26m expensel. Taxation expense

attributable to Capital ang other profit was £2m (2020/21: E1m income). Cerporation tax receivable as at 31 March 2022 was £3m

{2020/21: £7m payable) as shown on the balance sheel.

A REIT is reguired to oay Property Income Distributions |'PIDs’} of at least 90% of the taxable profits from its UK property rental business
within 12 months of the end of each accounting period.
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8 Staff costs

Staff costs fincluding Directors) zo(znz\ 222;\

Wages and salaries 59 53

Sacial security cests [} 7

Pension cosis 5 3

Equity-setiled share-based payments . 7 Kl
79 bé

The average monthly number of employees of the Company during the year was 344 (2020/21: 324]. The average manthly number of
Group employees, including those employed directly at the Group’s proparties and their costs recharged to tenants, was 636 [2020/21:
634}, The average monthly number of employees of the Company within zach category of persons employed was as foltows: Campuses:
36; Retail & Fulfilment: 29; Developments: 41; Storey: $; Support Functions: 229. The average monlthly number of employees of the
Group within each category of persons employed was as follows: Campuses: 36; Retail & Fulfitment: 29; Developments: 41; Storey: 9;
Support Functions: 229; Property Management: 292.

The Executive Directors and Non-Executive Directors are the key management personnel. Thew emoluments are disclosed in the
Remuneration Report on pages 127-153.

Staff casts - —— - -
The Group's equity-settled share-based payments comprise the following:

Scheme Fair value measure

tong Term Incentive Plan {'LTIP'} Monte Carto model simulation and Black-Scholes option valuation models

Restricieg Share Plan (RSP — — — 77 707 iarket value at gram gate . T
Save As You Earn schemes ['SAYE') Black-Scheles oplion valuation model

The Group expenses an estimate of how many shares are likely to vest based on the market price at the date of grant, laking 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 Graup granted performance shares under its Long Term Incentive Plan scheme. Performance
conditions are measured over 3 three-year period and are @ weighted blend of Total Shareholder Return [ TSR}, Tatal Property Return
{TPR} and Total Accounting Return [ TAR {see Directors’ Remuneration Report for details). For non-markei-based performance
conditions, the Group uses a Black-Scholes option valuation method to obtain fair values. For market-based performance conditions.

a Monte Carlo model is used as this provides a more accurate fair value for these perforrance conditions. The key inputs used to oblain
fair values for LTIP awards are shown below.

1Sepiember

22 June 2021 2 August 2021 2021 2% June 2020

Awards with  Awards with Awards with  Awards with Awards with  Awards with

halding na halding halding aa halding hatding o halding

period period period period perigd period

Share price €5.17 £5.17 £5.20 £5.42 £4.09 £4.09
Exercise price €0.00 £0.00 £0.00 £0.00 £0.00 £0.00
Expected volatiliy 36.6% 36.6% 37.0% I14% 28.3% 28.3%
Expected term years| 3 3 3 3 3 3
Dividend yield . 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Risk free interest rate 0.2% 0.2% 0.1% 0.2% 0.0% 0.0%
Fair value - TSR Tranche FTSE 350 £2.36 £2.89 €275 £2.79 £1.01 £1.18
Fair value - TSR Tranche FTSE 100 £2.42 €295 £3.01 £3.20 £1.30 £1.51
Fair value - TPR and TAR Tranches £4.24 £5.17 €4.26 £5.42 £3.51 £4.09

Movernents in shares and options are given in Note 20.
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? Pensions

The British Land Graup of Companies Pension Scheme [the scheme’) is the principal defined benefit pensicn scheme in the Group.
The assets of the scheme are held in 2 trustee-administered fund and kept separate from those of the Company. it is not contracted
out of SERPS [State Earnings-Relsted Pension Schemel, itis not planned to admit new employees to the scheme and during the prior
year the scheme was closed to future accrual, effective 1 September 2020. Active members were therefore moved to deferred status in
the prior year with future pensien contributions payable ta the Defined Contribution Pension Schemes of the Group.

The Group has two other small definad benefit pension schemes, There are also two Defined Contribution Pension Schemes.
Cantribuliuns to these schermes are at a flaf rate of salary and are paid by the Company.

The totat net pension cost charged for the year was £5m [2020/21: £3ml, of which £5m (2020/21: £5m relates tec defined contribution
plans, £nil {2020/21: £1ml relates ta the current service cost of the defined benefit schemes and Enil [2020/21- credit of £3m) relates to
a curtailment gain, presented as a past service cost, as a result of the closure of the defined benefit schemes io future accrual in the
prior year. ’

The last full actuariat valuation of the scheme was performed by the scherme actuary, First Actuarial LLP, as at 31 March 2018. The
employer does not expect to make any payments during the year to 31 March 2023. The major assumgptions used for the actuarial
valuation were:

2022 2021 2020 2019 2018

% pa % pa % pa % pa % pa
Discounl rate 2.7 2.0 23 24 24
Satary inflation - - 39 48 L9
Pensions increase 37 34 25 3.3 33
Price inflation 39 35 25 34 3.4

The assumplicns are that a member currently aged 60 will live on average for a further 28.0 years if they are male and for a further
29.7 years if they are female. For a memtber who retires in 2040 at age 60, the assumptions are that they will live on average for a
further 29.4 years after retirement if they are male and for a further 31.1 years after retirement if they are femate.

Compasition of scheme assets

2022 2021

£m Lm
Equities 37 48
Diversified growth funds 20 42
Other assets {4 48
Total scheme assets 178 178

88.8% of the scherme assets are quoted in an active market. All unquoted scheme assels sit within equities.

The armaunt included in the balance sheet arising from the Group’s obligations in respect of its defined benefit schemes is as follows:

2022 2021 2020 2019 2018

&m £m Em Em 1)

Present value of defined scheme obligations (125) 52l {1311 {147) 1471
Fair value of scheme assets 178 178 141 1460 152
Irrecoverable surplus! 53) [24] (301 (13l {5l

Amount recognised in the balance sheet - - - - -

1. The net defined benefit asset must be measured at the lower of the surplus in the defined benefit schemes and the asset ceiling. The assei ceiling is the present value of any
economic benelils available in the form of refunds from the schemes or reductions to future contributions te the schemes. The asset ceiling of the Group’s defined benefit
schemes is Enil [2020/21: Enill, therelore the surplus in the delined benefit schemes of £53m {2020/21: £26ml is irrecoverable.

The sensitivities of the defined benefit obligation in reiation to the major actuarial assumptions vsed to measure scheme liabilities are

as follows:

Increase {decrease) in defined
scheme gbligations

. Change in 2022 021
Assumption assumplion £m £m
Discount rate +0.5% (8 (14}
Salary inflation +0.5% - -
RPIinflation +0.5% 7 12
Assumed life expectancy +1 year 4
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? Pensions cantinued

History of experience gains and losses

2022 - 2021 w2 2019 2018
im im £m £m Em
Tetal actuariat lloss| gain recegnised in the consatidated statement
af comprehensive income’-2 - 3! - - 9
Percentage of present value an scheme liabilities - (8.6%] 10.3%! 03.1% 6.1%
1. Mavernents stated after adjusting foc icrecaverability at any surplus.
2. Cumulative loss recognised in the staternent of comprehensive income is £53m (2020/21: £53m).
Movements in the present value of defined benelit obligations were as follows:
022 2021
£m Em
AL Aprit : 11521 13
Current service cost . - |
Curtaitment gain - 3
Interest cost 13 14)
Actuarial gain [loss)
Gain [lossl fram change in financial assumplions 15 126l
Galn on scherne Ligbilities arismg fram experience - 1
Benefits paid 15 ]
At 31 March {125) 1152)
Movernents in the fair value of the scheme assets were as follows;
012 2021
- £m £m
At ) Aprit 178 141
Interest income on scheme assets 3 4
Contributions by emplayer - 10
Actuarial gain . 12 9
Benefits paid [15] {8)
At 31 March 178 178

Through its defined benefit plans, the Group is exposed to a number of risks, the most signiticant of which are detailed below:

Asset volatility

The liabilities are calculated using a discount rate set with reference to corporate bond yields; if assets underperform this yield, this will
create a deficit. The scheme holds a significant portion of growth assets (equities and diversified growth funds) which, although expected
to ouiperform corporate bonds in the tong term, create volatility and risk in the short term. The allocation to growth assets is monjiered
ta ensure it remains appropriate given the scheme’s long term objectives. '

Changes in bond yields )
A decrease in corporate bond yields will increase the value placed on the scheme’s liabilities for accounting purposes, although this will
be partially oifset by an increase in the value of the scherne’s bond holdings

Inflation risk

The majority of the scheme’s benefit obligatiens are linked to inftation, and higher inflation witl lead to higher liabilities lalthough, in most
cases, caps on the level of inflationary increases are in 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 in inftation wilt slso decrease the surplus

Life expectancy
The majority of the scheme’s obligations are to provide benefits for the Iife of the member, so increases in life expectancy will result
in an increase in the liabilities.
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10 Property
Property reconciliation for the year ended 31 March 2022
Investment
and
Retail & developmenl! Qwner-
Campuses Fulfilment Developments properties Trading Dceupied
Level 3 Leveld Level 3 Leveld Properties Level 3 Talal
. £m im m £m £m £m £m
Carrying value at 1 April 2021 3,465 2,139 722 6,328 24 2 6,354
Additions
- properly purchases 110 4BS - 594 - - 5968
- development expenditure® &4 3 124 " - - 191
- -capitalised interest and staff costs 2 - 6 8 - - 8
- capital expenditure on asset management initiatives 5 13 - 18 - - 18
- right-of-use assels 4 - - 4 - - 4
185 502 130 817 - - 817
Disposals [501) [104) - 1605} (8] 12) 1615)
Reclassifications 181 - [181] - - - -
Revaluations included in income statement 126 m kA (XA - - Fyal
Movement in tenant incentives and contracted rent uplift
balances 21 2 - 23 - - 23
Carrying value at 31 March 2022 3,477 2,850 705 7,032 18 - 7,050
Lease liabilities [Notes 14 and i5R (105)
Less valuation surplus an right-of-use assets? 19)
Valuation surplus on trading properties . ) . Ben - -
Group property portfolio vatuation at 31 March 2022 6,944
Non-controlling interests {151
Group property portfolio valuation at 31 March 2022 attributable to shareholders 6,929

i. Development expendilure includes government gramts recetved for the development of affordable and social housing of E4m.

2. The £26m difference between lease babilities of £105mand £131m per Notes 14 and 15 relates to a £24m lease liability where the right-ol-use assel is classifiad as property,
plant and equipment.

3. Relates to properties held under leasing agreemenis, The fair value of right-of-use assels is determined by calculating the present value of net rental cash flows over, tha tarm
of the lease agreements IFRS 16 right-of-use assels are not externally valued, their fair values are determined by management, and are therefore not included in the' Group
praperty portfolio valuation of £6,944m above.

Additions include capital expenditure in response to climate change, in tine with cur Sustainability Sirategy to reduce both the embodied

carbon in our developments and the operationat carbon across the Group’s standing property portfolio. For further details, refer to the

Sustainability section of the Strategic Report on pages 38-59.

The Group entered into a foint Venture agreerment with AustralianSuper on 7 March 2022 in relation to the Canada Water Campus,
restlting in the Group disposing of E474m of invesiment and development properties and a resulting gain in the Capital and ciher
column of the consolidated income staternent of E44m.

As further explained in Note 21, from 1 Aprit 2021, the Group now reports under two operating segments, Carnpuses and Retail &
Fulfilment, in addition to Development properties which are disclosed separately due to the differing basis of valuation as discussed
ingfurther detail within this nate. Within this note, the comparative figures have therefore been restated in the relevant disclosures.
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10 Property continued
Property reconciliation for the year ended 31 March 2021

Invesiment
Reslaied and
Restated Retail 8 development Owner-
Campuses Fullitment Developments properiies Trading Deeupied
Level 3 Level 3 Leve! 3 Leveld Fraperiies Leval3 - Total
Em £m £m £m Em £m £m

Carrying value at 1 April 2020 4,341 3,188 659 8188 20 48 8276
Additions

- properly purchases - 52 - 52 - - 52

- development expenditure 22 3 76 01 - 3 104

- capitalised interest and staff costs 4 - 7 t1 - - 1

- capital expenditure on asset management initialives 9 19 [ k1 - - 34

-~ right-of-use assets 2 - - 2 - - 2

37 74 89 200 - 3 203

Disposals 1699 {421] (1ol (1.130) - {44} {1,196)
Right-of-use assets disposals [36) - - 136} - - 138)
Reclassificalions 16 - {72l (6 & - -
Revaluations included in income statementi 1189) (703) & 18861 - (2 (888)
Revaluations included in OC) - - - - - m [
Movernant in tenant incentives and contracted rent uptift
balances 191 i - [4) - - [4]
Carrying value at 31 March 2021 3,465 2139 722 6,326 26 4 6,354
Lease ligbililies [Notes 14and 15) 7~ — 77 = mmroomsmm e = . : ’ {108
Less valuation surplus on right-of-use assets? (8)
Valuatian surplus on trading properties 9
Group property portfolio valuation at 31 March 2021 6247
Non-cantrolling interests (1371
Group property portfolio valuation at 31 March 2021 attributable to sharehelders 6,110

- The E25m dilference batween Lease liabilities of £108m and £133m per Notes 14 and 15 relales to the £25m lease liability where the righi-af-use asset is classified as property,
plant and equiprment

. Relates ta praperties held under leasing agreements. The fair value of nght-of -use asseis is determined by calculating the present value of net rental cash Hows over the tlerm
of the lease agreemants, IFRS 14 right-of-use assets are not externally valued. their fair vatues are determined by management, and are therefore not included in the Group
praperty portiolio valuation of £4,247m above.

™~

Property vatuation
The different valuation method levels are defined belaw:

Level1:  Quoted prices {unadjusted) in aclive markets for identical assets or liabilities.

Level 2:  Inputs other than quoted prices included within Level 1 that are observable for the asset or liability, either directly
(i.e. as prices| or indirectly (i.e. derived from prices].

Level 3:  Inputs for the asset or liability that are not based on observable market data (unobservable inputs).

These levels are specified in accordance with IFRS 13 'Fair Value Measurement’. Property valuatiens are inherently subjective as

they are made an 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 classified the valuations of our property portfolio as Level 3 as defined by IFRS 13. The inputs to the
valuations are defined as ‘'unobservable’ by IFRS 13. These key unobservable inputs are net equivalent yield and estimated rental valuas
for investment and owner-occupied properties, and costs to complete for development praperties. Further anatysis and sensitivity
disclosures of these key unobservable inputs have been included an the {cllowing pages. There were no transfars hetween levels in

the year.

The Group's total property parifolio was valued by external valuers on the basis of fair value. in accordance with the RICS Valuation -
Global Standards 2022, published by The Royal tnstitution of Chartered Surveyors
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10 Property continued

The general risk environment in which the Group operates has remained heightenad during the period due to the centinued impact of
Covid-19. and the emergence of the UK econemy from the pandernic, including related challenges in parts of the UK retail market and
macroeconomic headwinds through rising inflation. Despite this the generat risk environment is considered to have imaroved during
the year, with the liking of lockdown restrictions resuiting in improvemnent in activity across the Group’s segments, rents stabilising,
improved rental collection rates and footfall and sales i retail parks returning close to, and in sorme cases above, pre-pandernic levels.

The emergence of the conflict in Ukraine in February 2G22 has ed to increased global econamic uncertainty with sanctions imposed
upon Russia and heightened political and diplomatic tensions. The Directors do not consider the conflict at this stage to have had a
material impact on the Group's financial staterments, owing to the nature of the Group’s UK focused cperations and limited exposure

to Ukrainian and Russian businesses. Additionally, cur valuers consider there to be no current evident impact af the conflict on the UK
property sector. The Directors and our valuers are closely monitoring the conflict for any future developments that may change the risk
environment snwhich the Group operates.

In preparing their valuations during the pandemic lockdown periads in 2020/21, our valuers had considered the impact of concessions
agreed with tenants at the relevant balance sheet date, which mainly related Lo rent deferrals and rent-free periods, on valuations,
primarity of retail assets. With the lifting of lockdown restrictions during 2021/22, the number of concessions agreed with tenants

has decreased and following the cessation of the general moratorium an commercial evictions and resirictions on commearciat rent
arrears recovery on 25 March 2022, the valuers have assumed that rental income will be received, unless there are specific concession
agreements in place. The valuers have alse given consideration to accupiers in higher risk sectors, and those assumed to be at risk of
default, in determining the appropriate yields to apaly.

The information provided to the vatuers, and the assumptiens and valuation models used by the valuers, are reviewed by the properly
portfolic team, the Head of Real Estate and the Chief Financial Officer. The valuers meaet with the exiernal auvditors and also present
direcily to the AUdil Cemmittee at the interim and year-end review of results. Further details of the Audit Committee's responsibitities
in relation to valuations can be found in the Repori of the Audit Cornmiiiee on pages 120-126.

Investment properties, excluding properties hetd for development, are valusd by adopling the ‘investment method’ of valuation.

This approach involves applying capitalisation yields te current and future rental streams net of income voids arising from vacancies or
rent-free periods and associated running costs. These capitalisation yields and future rental values are based on comparable property
and leasing transactions in the market using the valuers’ professional judgement and market observatian. Other factors taken into
account in the valuations include the tenure of the property, tenancy details and ground and siructural conditions.

In the case of ongaing developments, the approach applied is the ‘residual method’ of valuation, which is the investment methad of
valuation as described above, with a deduction for all costs necessary to complete the development, including a notional finance cost,
together with a further allowance for remaining risk. Properties held for development are generally valued by adopting the higher of
the residual method of valuation, allowing for all associated risks, or the investment method of valuation for the existing asset.

The valuers of the Group’s property portfolio have a warking knowledge of the various ways that sustainabibity and Environmental, Social
and Governance factars can impact value and have considered these, and how market partictpants are reflecting these in their pricing, in
arriving at their Opinion of Value and resulting valuations as at the balance sheet date. These may be:

- physical risks;
- transition risk related to poticy or legislation to achieve sustainability and Environmental, Sociat and Governance targets; and
- risks reflecting the views and needs of market participanis.

The Group has shared recently conducted physical climate and transitional risk assessments with the valuers which they have reviewed
and taken into consideration 1o the extent that current market participants would.

Valuers nbserve, assess and monitor evidence frem market activities, including market linvestor| sentiment on issues such as
longer-term obsolescence and, where known, future Environmental, Sociat and Governance retated risks and issues which may
include, for example, the market's approach to capital expenditure required to maintain the utility of the assel. In the absence of reliable
benchmarking data and indices far estimating costs, specialist advice on cost management may be required which is usually agreed
with the valuer in the terms of engagement and without which reasonable estimates/assumptions may be needed to properly reflect
market expectations in arriving at the Opinion of Value.
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Copies of the valuation certificates of Knight Frank LLP, CBRE, Jones Lang LaSalle and Cushman & Waketfield can be found at
britishland.com/reports.

A breakdown of valuations split between the Group and its share of joint ventures is shown below:

Wiz 2021
Jaint Joint

Group vantures Total Group ventures Tatal

€m £m £m £m £m Em

Knight Frank LLP 1,387 37 1,424 1.37% 40 1,415
CBRE 1,706 4L4B 2,354 1642 124 1,746
Jones Lang LaSalle 3,330 638 3,968 849 506 1,355
Cushman & Wakefield 321 2.415. 2,736 2.381 2378 4,759
Total property portfolio valuation 5,944 3538 10,482 6,247 3.068 9.295
Naon-cgntrolling interests (15] - (15] (137] (28] {143]
Total property portfolio valuation attributable to shareholders’ 6,929 3,538 10,467 6,110 3,022 9.132

1. The total property porifolio valuation for [oint ventures is £3,538mn, cornpared to the tatal investmenl and trading properiies of £3,545 disclosed in Note 11, The £3,545m
includes £12m ofirading properiies and excludes £19m of head leases, both at Group share.

Information about fair vatue measurements using unobservable inputs [Level 3) for the year ended 31 March 2022

Fair value at ERY per sq It Equivalent yield Cosls ta complele persq ft
31 March 2022 Yaluation Min Max Average Min Maxr  AreTage Hin Max  Average
Investment €m technique /i [ [3 % % % € € €
Campuses Investment
- 3419 methodology — ¢ 159 56 3 7 4 - 234 24
Retail & Fulfilment Investment :
2,7%4  methodology 2 Kl 17 2 13 & - 34 7
Developments Residual
705 rnethodology 27 88 75 13 5 4 214 212 n
Total 6,918
Trading properties
at fair vailue 28
Group praoperty

partfotin valuation 8,944 N

Information about fair value measurements using unobservable inputs [Level 3) tor the year ended 31 March 2021

F;if:asl‘\fere: ERV persg i Equivalent yield Caosts Lo camplele per sq {i
31 March 2021 Valuation Min Max Average Min Max  Avergge Min Max  Average

Investment Em technique £ € 3 % % % 3 £ 4
Campuses’ {nvestment

3005 methodology 2 176 58 4 [ 5 - 475 97
Retail & Futfilment Investment

2080 methodology 2 2 17 5 14 8 - hé 0
Developments Residuat

1,127 methedology 65 62 77 4 14 [ 2 89 48
Total . 6,212
Trading properties
at fair value 33
Group property
portiolio valuation £.247

t. nctudes owner-occupied.
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10 Property continued

Information about the impact of changes in unobservable inputs lLevel 3] on the fair value of the .Gruup's property portfolio for the
year ended 31 March 2022

Fair value al kmpact on valuations Impact on valualions hmpact on valuations
31 March 2022 +5% ERV -5% ERVY -25bps NEY  +25hps NEY -3% costs +5% L0818
£m £m £m Em £m £m £m
Campuses' 3,445 137 {138) 23 1204) 3 {3
Retail & Fulfilment 2,794 11% (114} 144 [127) 2 (2]
Developments 705 59 {59} 85 (76) 39 {38]
Group property portfolio valuation 6,944 311 (309} 460 1409) 23 {43]

1 Includes trading properties at fair value.

information about the impact of changes in unobservable inputs [Level 3] on the fair value of the Group's property portfolio for the
year ended 31 March 2021

. Restated Impacl an valuations Impact onvatuations Impact en valuations
3];;:r::|;en;]| +5% ERV -5% ERV -25bps NEY  +25bps NEY -5% costs +5% cosis
£m £€m Em Em £m £m £m
Campuses’ 305 130 [151) 199 N7 7 17
Retail & Fulfilment 2,080 79 (78] 73 1691 - -
Developments ) 1,116 105 1107) 153 (137 9% (98}
Group property portfolio valuation 6,247 314 {338 425 (383 103 {105)

1. Includes Irading properties at fair value.

All ather facters being equal:

- ahigher equivalent yield or discount rate would lead to a decrease in thevaluation of an asset;
- anincrease in the current or estimated future rental stream would have the effect of increasing the capital value; and
- agnincrease in the costs to complete would lead to a decrease in the valuation cf an asset.

However, thare are interrelationships between the unobservable inputs which are partially determined by market conditions, which
would impact cn these changes.

Provisions for impairment of tenant incentives and contracted rent increases

A provisian of £23m [31 March 2021: £23rn] has been made for impairment of tenant incentives and contracted rent uplift balances
[cantracted rents). The charge ta the income statement in relation to write-offs and pravisions for impairment for tenant incentives
and contracted rents was £1m [2020/21: £8m) [see Nate 3). The Directors consider thal the carrying amount of tenant incentives is
approximate to their fair value. ’

The tables below summarise tenant incentives and contracted rent increase balances and associated expected credit losses grouped by
credit risk ratings. The split between Campuses and Retail & Fulfilment has been disclosed on the basis that Campuses balances have a
lower assumed credit risk as a result of the impact of Covid-19 in comparison to Retail & Fulfilment tenants and relate to the significant
majority of tenant incentive balances at year end with an immateriat provision for impairment applied.

2012
Lampuses Retail & Fulfilment Tolal
Tenant Net tenant Tenant Nel tenant Tenant Nelt temant
incenlives' Pravision incentives incentives' Provisian incentives incentives'  Provision intentives Percentage
Credit risk &m m £m tm Em £m £m £m Em pravided?
Cva?/ Administration - - - 4 (4} - 4 (4] - 100%
High 1 (1} - 19 17} 2 20 {18) 2 0%
Medium B - 1 ? 1 8 10 {1 9 10%
Low 84 - 84 51 - 51 135 - 135 -
Total Group 85 (1} 85 83 {22} 81 149 {23) 146 14%
Jaini ventures 77 (3} 74 23 16} 17 100 L] 91 %
Total 141 [4) 159 106 128} 78 269 {32) 237 12%

1. The tenant incentives balance includes contracted rent increases
Z. Company Voluntary Arrangements.
3. The percentage provided is calculated using the unrounded tenant incentive and provision balance,
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2021
Campuses Retail & Fulfitment Tatal
Reslaled Restated

Tenanm Reslaled Restated Tenant Restated Restated Tenanl Percentage
. inceatives! Provision MNei incentives' Provision Net incamtives!  Prgvision Net  provided?

Credit risk £m £m £m £m £m £m £m em £m
CVA?{ Administration - - - 4 14) - 4 (4] - 100%
High A 3 - 72 a7 5 23 18} 5 9%
Medium % - 1 8 il 7 g 1l 8 15%
Low 41 - 63 50 - 50 113 -~ 113 -
Total Group &5 i1 bt 84 1234 62 149 123) 126 15%
Joint ventures [E] 13 62 14 13 11 79 18] 73 8%
Total 130 14) 124 98 [25) 73 228 (29} 199 13%

1. The tenant incentives balance includes contracted rent increases.
2. Company Voluntary Arrangements.
3 The percenlage provided is ealculated using the unrounded tenant incentive and provision balance.

The tenant incentive balance does not relate to amounts billed and therefore there is no concept of being past due. The expected credit
losses are determined in line with the provisioning approach detaited in Note 1, with the key assumptions being the absolute probability
of loss assumed for each credit risk rating and a tenant’s assigned credit risk rating. A 10% increase/decrease in the loss rates assumad
for each credit risk rating would resclt in 3 E2m increase/decrease to provisions for impairment of tenant incentives [2020/21: £2m). This
sensitivity analysis has been performed on medwm and high risk tenants and tenanis in CVA or Administration only as the significant
estimation uncertainty is wholly related to these.

A 10% increase/decrease in the perceniage share of high and tow risk Retait & Fulfitment tenants’ incentives only, i.e. assuming

10% of tanant incentives maove from mediun to high risk and 10% of tenant incentives move from low to medium risk and vice versa,
would result in a £2m increase/decrease in provisions fer impairment of tenant incentives 12020/21: £5m). A movernent in the share of
Campuses tenant incentives within each credil risk rating has not been considered as management believes there is less uncertainty
associated to the assumption on Campuses tenants’ credit risk ratings. A 10% increase or decrease represents management’s
assessment of the reasonable possible change in loss rates and movement in the percentage share of tenan! incentives within

each credit risk rating.

The table below shows the movement in provisians fer impairment of tenant incentives during the year ended 31 March 2022 on a Group
and on a prapertonally conselidated basis.

Prapartianally

. . N . . N Group consalidated
Movement in provisions for impairment of tenant incentives tm tm
Provisions for impairment of tenant incentives as at 31 March 2021 23 29
Increase in provisions for impairment af tenant incentives due to acquisition on 1 April 2021 . - 2
Prowisions for impairment of 1enant incentives as at 1 Aprit 2021 23 N
Write-offs of tenant incentives 1l (4]
Movement in provisions for impairment of tenant incentives 1 5
Tatal provision rnovernent recogrised in income staternent 1 5
Provisions for impairment of tenant incentives as at 31 March 2022 23 32

1. The provisions far impairment of tenant incentives as at | Apnl 2021 on a propartionately consotidated basis is £2m higher than the proportionately consolidated provision recogresed
as at 31 March 2021, This s as a resuli of the acquisition of the remaining 21.%% units of Hercules Unit Trust on 1 Aprl 2021

Additional property disclosures - including covenant information

At 31 March 2022, the Group property portfalio valuation of £6 946 [2020/2}: £6,247m| comprises freehalds of £3,755m (2020/21: £3,127ml:
virtual fregholds of £1,171m (2020/21: £1,055mi; lang leaseholds of £1,782m (2020/21 £1.945ml; and short leaseholds of £236m (2020/21:
£120m]. The historical cost of properties was £5,020m [2020/21: £4,812m].

Cumulative interest capitalised against investment, developrment and trading properties amounts to £111m 12020/21: £104m).

Properties valued at £1,266m [2020/21: £1,017m} were subject to a security interest and other properties of non-recourse campanies
amounted to £649m [2020/21: £575m), totalling £1,915m (2020/21: £1,592m).
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10 Property continued

Inciuded within the property valuation is £3m (2020/21: £7m] in respect of accrued coniracted rental uplift incorne ang £166m [2020/21:
£142ml in respact of other tenant incentives. The balance arises through the IFRS treatment of leases containing such arrangements,
which requires the recognition of rental income on a straight-line basis over the lease term, with the difference between this and the
cash receipi changing the carrying value of the property against which revaluations are measured.

11 Jointventures
Summary movemnent for the year of the investments in joint ventures

Equity Loans Total
£m Em tm
At 1 April 2021 1,459 461 2,120
Addstions 252 57 a0y
Dispesals (34) (701 (104)
Share of profit on ordinary activities after taxation’ 264 201 244
Distributions and dividends:
- Capitat - - -
- Revenue 59 - 59
Hedging and exchange movements 1 - 1
At 31 March 2022 1.883 628 2,511

1. The share of profit on ardinary activties alter taxation comprises equity accounted grofits of £266m and IFRS ¥ impairment charges against equity investments and loans of
£22m, relating Lo MSC Property Intermediate Hokdings Limited (loan impairment af £17ml, WOSC Partners Limited Partnership lloan impairment of £3m) and The Scuthgate
Lirited Partnership lequity impairment of £2ml. In accordance with IFRS %, management has assessed the recoverabitity of loans 1o joint ventures and assessed the carrying
value of investrments in joint ventures against the net asset value. Amounts due are expeciad ta be recovered by a joint venture selling sts properties and investments and
settling financial assets. net of financial liabilities. The nel asset value of a joint venlure is considered le be a reasonable approximation of the available assets that coutd be _
realised o recover the amounts due and the requirement to recognise expected credit losses.

The Group entered into a new Jaint Venture agreement with AustralianSuper on 7 March 2022 in relation to the Canada Water Campus.
The Groug has recognised a share of the joint venture’s loss of E6m in addition to the realisation of the gain on disposal of assets intg the
joint venture of £52m. Therefore the Group has recognised a share of total comprehensive income of £46m and share of net assets less
shareholders toans of £294m in retation o this new joint venture in the year,
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Notes to the Accounts continued

11 Joint ventures continued
The summarised income staternents and balance sheels below and on the following page show 100% cf the results, assets and tiabilities
of joint ventures, Where necessary. these have heen restated to the Group’s accounting policies

Joint ventures’ summary financial statements for the year ended 31 March 2022

Broadgaie MSC Praperty
REIT Intermedigte  WOSC Partners Limited BL West End
g Hnldings Lid* Parinership® Gifices Limited
Partners Narges Bank Norges Bank
Euro Bluebell LLP lnvestment Investment
151C} Management Management Allianz SE
Property sector City Offices  Shapping Centres West End West £nd
Broadgate Meadawhall Offices Offices
Group share 50% 0% 29% 25%
Summarised income statements
Revenuet 228 5 10 26
Costs [74) 118) 14) 171
152 59 6 19
Administrative expenses (1 - - -
Net interest payable 1621 127) - {51
Underlying Profit 89 . 2 [ 14
Met valyation movement 220 {20} (15§ [
Capital financing [costs) income _ 13) } - - 9
Profit [lossi on dispasal of investment properties and investmenis - - - -
Profii [loss) on ordinary activities befare taxation 296 12 {9 27
Taxation - - -~ -
Profit (Loss) on ordinary activities after taxation 296 12 9] 27
Other comprehensive income - 3 - -
Total comprehensive income [expense) 296 15 541 27
Realisation of gain on disposal of asseis into joint ventures - - - -
British Land share of total compretensive income lexpense] 148 & {21 7
British Land share of distributions payable 34 2 - 4
Summarised balance sheets
Inwestment and trading properiies 6,829 760 149 525
Other non-current assels 30 - - g
Current assets 17 8 3 3
Cash and deposits 126 34 4 7
Gross assets 5,002 gO2 154 844
Current liabilities 189 145 [t] IR}
Bank and securitised debt 11,570] 517} - [159]
Loans from joint venture partners 1845] 1523) 211 115]
Qther non-current Gabilities - {12! 14} §11
Gross liabilities 12,504) 1,097} {219) 11%94)
Net assets [tiabilities) 2,498 (2951 183) 48
British Land share of net assets less shareholder loans 1,249 - - 87
1. USS joint ventures include the Eden Walk Shepping Centre Unit Trust and the Fareham Property Parinership.
2. Herculas Unit Trust joint ventures includes 50% af ihe cesults af Deepdale Ca-Chamership Trust, Faet Kinnawd Uisited Partnership and Valenuoe

Co-Ownership Trust and 41.25% of Birsiatl Co-Ownership Trust. The balance sheet shows 50% af the assets of these joint ventures.

3. Included 1n the coturmnn headed "Other joint ventures’ are centributions from the following: BL Goodman Limited Parinership, Bluebution Property Management UK Limmited,
City of London Office Unit Trust, BL Sainsbury’s Superstores Limited and Reading Bate Retait Park Co-Ownership. The Reading Gate Retait Park Co-Ownership was acquired
during the year endad 31 March 2022, with e Group acquiring a S0% share from Reassure Limited, and The National Farmers Union Multual insurance Society Lirmited owning
the remaining 50% share.

. Revenue includes gross rental income at 100% share of £290m (2020/21: £262m) .

. Inaccordance with the Group's accounting policies detailed in Mote 1, the Group recognises a nil equity investrment in joint ventures in 3 nei bability pasition at pericd end.

. The Group entered into a new Joint Venture agreement with AustralianSuper on 7 March 2022 1n relation to the Canada Waier Campus. The transaction value of the assets
transgferred by the Group on formatian of the joint vanture at 100% was £580m. On dispasal of the assets into the jgint venture and in accordance with |1AS 28, the Graup
recognised a gain of E44m [net of Lransaction ¢osts of E9m] representing ihe gain realised ta the extent of AustralianSuper's inlerest in the joinl venture, At the disposal date,
the remaining gain of {52m relating lo the Group's interest n the joint venture was unrealbsed and included within the Group's investment in the joint ventuce which was based
on the carrying value of the assets transferred at the disposal date. As the assets translerred refate to investment property measured at fair value, this gan was subsequently
realised and recognised when the jeint venture refheasured these 35581 16 fair vatue a1 31 March 2022, The Group has also recognised its share of she joint venture's toss of
£6m compared 10 the joint venture's total loss of £12m, frorm 7 March 2022 to 31 March 2022,

7. Total Group share of £245m comprises of the Group's share of tolal comprehensive income of £193m and the realisation of gain on disposal of assets inte joint ventures

of £52m.

o e
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Uss Total
BL CW Upper Limited The SouthGale Limited jaint Hercules Unit Trust Other Total Group share
Partnership Partnership vanturas? joinl ventures? joinl veniuras? 2022 2022*
Universilies
Aviva Superannuation
AustralianSuper lnvestors Scheme Group PLC
Canada Water Shopping Shopping Retail
Campus Centres Centres Parks
50% 50% 50% Various
1 13 12 26 2 393 189
(1) [3) ] 15] - (114) [55)
- 10 10 21 279 134
- - - - - 11 (i
- (1) ~ - - (95} 147)
- 9 10 21 182 Bé
02 [7) 9 23 19 217 110
- - - - - [A] (4]
{12) 2 19 &4 17 3%6 192
{12) 2 19 &d 17 396 192
- - - - - 3 1
(12) 2 19 [11 17 399 192
52 - - - - 52 52
13 1 10 22 245
- 3 4 12 - 59
565 139 140 261 a3 7,451 3,545
- - - - - 39 17
& z - I 3 41 k]
39 8 7 12 3 240 117
610 149 147 274 87 7,771 3,710
(23] isl (8} [8) - (190) [93)
. - - - - [2,246) {1,083)
- - 131) - (74 1,694) (792)
- (28] - - - (55) (23]
(231 [34) 1371 (&} 171) [{4,187) [1,991]
587 115 110 268 L 16 3,584 1,719
294 58 55 133 7 1,883

The berrowings of joint ventures and their subsidiaries are non-recourse to the Group. All joint ventures are incorporated in the United Kingdom, with the exception
of Broadgate REIT Limited, the Eden Walk Shopping Centre Unit Trust and the Hercies Unit Trusi joint ventures which are incorporated in Jersey.

These financial statements include the results and imancial pasition of the Groug's inleresi in the Fareham Property Partnership. the BL Goodman Limited Partnership and the

Gibraltar Limited Partnership. Accardingly, advantage has been taken of the exempuons provided by Regulation 7 of the Partnership [Accounts| Regulations 2008 not to attach the
partnership accaunts ta these financial statements .
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Notes to the Accounts continued

11 Joint ventures continued

The summarised income statements and balance shests below and on the following page show 100% of the resulls, assets and liabilities
of joint ventures, Where necessary, these have been resiated to the Group's accounting policies.

Joint ventures’ summary financial statements for the year ended 31 March 2021

Broadgale MS{ Proparty
REIT Intermediate  WOSC Partners Limited
Lid Holdings Ltds Parinerships
Partners Norges Bank Norges Bank
Euro Bluebell LLP Investrment Investment
(GIC) Managemenil Management
Property sector City Offices  Shopping Cenires West End
Broadgate Meadawhall Offices
Group share : 50% 50% 25%
Summarised income statements Em fm £m
Revenuet 218 B5 12
Costs 1791 149) 16)
137 3% b
Administrative expenses ~ - -
- Natinterest payable 1611 (29} -
Underlying Profit {loss] 76 7 [
Net valuation movemeni [172] (421} 157
Capital financing costs - - -
Praofit llossh on dlsposai of investrent prupernes ardd invesimenis -
Loss on ordinary activities before taxation (96} (814} 54
Taxation
Loss on ordinary activities after taxation {98) 1414) {511
Other comprehensive income - 3 -
Total comprehensive expense 198} {411) i51)
British Land share of total comprehensive expense 148) {205) 113)
British Land share of distributions payable 2 t -
Summarised batance sheets
lnvestment and Irading properties 4501 779 163
Current assels 13 17 4
Cash and deposils 160 20 5
Gross assets 4,674 816 172
Current liabitities {94) 37 {3
Bank and securitised debt 11,306 (3521
Loans from jeint venture partners {988] {472) [218]
Other non-current liabilities - (17 14
Gross liabilities [2,388) [1,078) {225)
Net assets [liabilities) 2,286 {242) 153)
British Land share of net assets lliabilities] less shareholder loans 1,943 - -

. USS joint ventures include the Eden Walk Shopping Centre Unit Trust and the Fareharn Property Partnership.

. Hercules Unit Trust joint veniures includes 50% of the reselis of Deepdale Co-Ownership Trust, For Kinnaird Linited Partnership and Valentine
Co-Ownership Trust and 41.25% of Birstall Co-Ownership Trust. The balance sheet shows 50% of the assets of these joint veniures

. Included in the column headed 'Dther joint ventures are contributions trom the feliowing: BL Goodman Limied Parlnershlp Bluebutton Property Management UK Lirnited.
City of Londan Office Unit Trust and 8L Sainshury's Supersiores Limited,

. Revenue includes gross rental income at 100% share of £262m [2020/2). £284m.

- in accordance with the Group’s accounung policies detailed in Note 1. the Group recognises a mit equity invesirment in joint veniures ina nel Wability postian 31 period end.

. During the year ended 31 March 2021 the Group entered into a jeint arrangement with Altianz SE. the new jaint veniure holds properties which were previously whoily owned by
the Group.

[ ]

o U e
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uss Total
8L Wesi End The SouthGate Limiied joing Hercules Unit Trust Gther Tetal Graup share
Oltices Limiled* Partnership ventures' joint ventures? jont ventures! 0 021
Universities
Aviva Superannuation
Allianz SE Inveslors Scheme Group PLC
West End Shopping Shopping Retail
Offices Centres Centres Parks
25% 50% 0% Various
£m Em £m £m £m tm . Em
[ 10 12 30 - n 182
(1) 110] [10) li4) - [169) (85)
5 - 2 16 - 202 97
i) [ - 1 1l 194) (45)
4 (1] 2 15 1l 108 52
(28] (621 (571 (65) - {850] {409)
8 - - 17) - 1 il
(14) (63) (55 {57 (1 1781} {358}
- - - - 3 3 1
(14) 1631 155) (s71 2 1748) {357)
- - - - - 3 1
(14) {63) (55) (87} 2 [745) {356)
(3) (32) (27} {291 1 [355)
- - 3 8 4 8
520 144 131 234 - 6,476 3,067
4 3 1 1 1 114 22
[ 5 3 12 1 214 104
530 152 137 249 2 6,732 3,193
[9] (4) 1) (9] - (181 {781
{158) - - - - (2,018) {948}
5] - [31] - (3) {1,727 {805)
(11) |28] - - - (401 (27}
(193] (32 kL) {9 3 {3,964) (1,878)
337 120 101 240 {1) 2,768 1,015
84 40 50 122 - 1,459

The barrowings of jaint venlures and their subsidiaries are non-recourse lo the Group. All joint venlures are incorporated in the United Kingdom, with the exception
af Broadgate REIT Limited, the Eden Walk Shopping Cantre Unit Trust and the Hercules Unit Trust joint ventures which are incorporated in Jersey.

These financial staterments include the resulis and financial position of the Group's interest in the Fareham Property Partnership. the BL Goodman Limited Partnershap and the

Gibraltar Limited Partnership. Accerdingly, advantage has been taken of the exernptions pravided by Regulation 7 of the Partnership [Accounts] Regulations 2008 not to attach the
partnership accaunts lo these financial statermnents.

British Land Annual Report and Accounls 2022 197



' FINANCIAL STATEMENTS continued The British Land Company PLC 00621920

Notes to the Accounts continued

11 Joint ventures continued
Operating cash flows of joint ventures {Group share}

2022 M2

fm £m
Rental incoma recewad {rom tenants 183 19
Operating expenses paid Lo suppliers and ernployees {28! (26}
Cash generated from operations 125 93
Interest paid 144} (47)
[nterest received - -
UK corporatian tax receved {paidl 2 (2l
Cash inflow from operating activities 83 Lb
Cash inflow from operating activities deployed as:
Surplus cash retained within joint ventures % iy
Revenue distributions per conselidaled statement of cash flows 57 34
Revenue distributions split between controlling and non-centrolling interests .
Attributable to non-contralling interests - 2
Attributable to shareholders of the Company 57 32
12 Other investments
2022 2021
Fair value Fair value
hrough Amartised intangihle hrough Amortized niangible
prafitor loss cast assels Totai prafii or [oss cost T Total
£m £m tm &m Em &m £m £m
At 1 April 3 2 12 20 XK 1 n 125
Additions 14 2 2 18 3 - 5 8
Transfers { disposals - - - - (109} (1 - ol
Revaluation 8 - - B 1 - - %
Amortisation - - i5) 15) - - l4) {4)
At 31 March 28 4 9 41 b 2 12 20

The amount included in the fair value through profit or loss relates to private eguity/venture capital investments of £28m [2020/21: £6m)
which are categorised as Level 3 in the fair value hierarchy. The fair values of private equityventure capital investments are determined
ty the Directors.
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13 Debtors
2022 2021
£m £m
Trade and other debtors 24 38
Prepayments and accrued incarme " 14
Rental deposils 4 4
39 56

Trade and other debtors are shown after deducting a provision for impairment against tenant debtors of £47m [2020/21: £57m). Accrued
income is shown after deducting a provision fer impairment of £1m {2020/21: £5m). The provision for impairment is calculated as an
expected credit loss on trade and other debtors in accerdance with IFRS 9 as set out in Note 1.

The credit to the income statement for the year in relation tc provisions for impairment of trade debtors and acerued income was £7m
(2020/21: €52m chargel, as disclosed in Nate 3, Within this credit, E8m [2020/21: £9m] represents a charge for provisions for impairment
made against receivable balances related to billed rental income due on 25 March rent quarter day. Rentalincome is recognised on

a straight-line basis aver the lease term in accordance with IFRS 16. The majority of rental income relating to 25 March rent quarter
day has, therefore, nol yet been recognised in the income statement in the current year and is instead recognised as deferred income,
within current liabilities as at 31 March 2022. As the rent due on 25 March has been billed to the tenant, however, the Group Is required
to provide for expected credit losses at the balance sheet date in accordance with IFRS 9. This creates a mismatch in the period between
the recognition of rental income and the impairment of the associated rent receivable.

The decrease in provisions for impairment of trade debtars and accrued income of £15m (2020/21: £48m increasel is equal to the
release to the income statemnent of £7m |2020/21: £52m charge), less write-offs of irade debtors of £8m {2020/21: £4m].

_For the year ended 31 March 2022, the Group has made amendments in the expected credit loss model that calculates the provision for
ienant debtors. As the UK economy emerges from the impact of the Covid-1% pandemic, the amended madel places greater emphasis on
the historical experience collection rate, in addition to the ageing profile and tenant risk ratings. This amendment has led to a retease in the
tenant debtor provision of E7m.

The Directors consider that the carrying amount of trade and other debtors is approximata to their fair value. Further details about the
Group’s credit risk management practices are disclosed in Note 17.

The tables below summarise the ageing profile far tenant debtors and associated expected credit losses, grouped by credit risk rating. The
expacted credit losses are delermined in ling with the provisioning approach detailed in Note 1. The majority of outstanding tenant debtors
relate to tenants in the Retail & Fulfitment sector.

Provisions for impairment of tenant debtors

31 March 2022

Percentage
Tenant deblars Pravisian Net tenant debtor provided'
<90 %0 - 183~ » 345 <90 %0 - 183 - > 388 <%0 R0~ 183 - > 385

. days 182days J&Sdays days Total days 182days 345 days d3ys Tatal days 182days 155 days days Total Totat

Credit risk £m £m €m tm  fm £m £m €m €m m £m £m £Em £m €m

Cva/

Administration 2 2 5 17 2 12] 2] 151 (171 128] - - - - - 100%
High k] 1 1 2 7 12) 4} n 12) {8} 1 - - - 1 Bb%
Medium 1 - 1 3 5 - - ] 13} A 1 - - - 1 80%
Low 5 2 3 5 15 (2) (" (3) 15) (1] 3 1 - - 4 73%
Tatal Group 11 5 10 27 53 16) {4) 110) [27) i47] 5 t - - ) 88%
Joint ventures 7 2 2 & 17 13 (2] (2) 161 13} 4 - - - 4 6%
Total 18 7 12 33 70 [}i] (81 (120 1331 (&0} 9 1 - - 10 B6%

1. The percentage provided is calculated using the unroundad tenant debtor and pravision balamce.
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Notes to the Accounts continued

13 Debtars coptinued

31 March 2021

Percentage
Tenant debtors Provisian Net lenant debtor provided’
<90 90 - 183~ » 365 <90 90 - 183 - » 363 « 50 §0 - 183 - » 385

Credit risk d?.:ns 187 d?:‘ 365 q?;: dzrns Tnclamt daars| 182 d:}: 3] d;y"s‘ d.g:: TncI:: dz':: 182 d?:\ 285 ﬁ?:: d?: Tn[::: Total
CvAf

Administration 6 7 16 6 33 (8 71 04 ek (33 - - - - - 100%

High 8 4 4 117 (4] (4] 14) N3 4 - - - 4 75%

Medium 4 2 2 - 8 (1) Il (2 - (4] 3 1 - - 4 47%

Low 15 4 4 1 24 (1) [1] 14] L1 17l 14 3 - - 17 28%

Total Group 33 17 26 8 82  [12) D3} 124) ENNEIIYI 4 - - 25 69%

Joint ventures 12 3 7 5 27 [F] il 17 5] 115 10 2 - - 12 56%

Total 45 20 3113 109 114] (4] (31 13l 172} 31 b - - 37 66%

1. The percentage provided is calculated using the unrounded tenant debior and provision balance.

Provisions for impairment of accrued income

Accrued income relates to concessions offered 1o tenants in the form ol the deferral of rental payments. Rentalincame relating to the
year ended 31 March 2022, which has not yet been invoiced, is recognised on an accruals basis in accordance with the underlying lease.
The gross accrued income as at 31 March 2022 was £2m [2020/21: €9m) with a pravision of £1m [2020/21: £5m] leaving a net accrued
income balance of £1m [2020/21: E4m). The percentage of gross accrued income provided for is 57% 12020/21: 60%).

The table helow summarises the mavement in provisioning for impairment of tenant debtors and accrued income during the year ended
31 March 2022.

Praportionalty

. Group consalidated
Movement in provisions far impairment of tenant debtors and accrued income £m £m
Provisions for impairment of tenant deblors and accrued incame as at 31 March 2021 62 78
Increase in provisions far impairment of tenant deblors and accrued income due 1o acquisition on 1 April 20211 ° - 5
Provisions for impairment of tenant debtors and accrued income as at § April 2021} 42 &3
Write-affs of tenant deblors (8 {9
Movement in provisions for impairment of tenant debtors (6) hal
Mavemnentin previsions for impairment of accrued income 11 (1
Total provision mevement recognised in income statement 7 3}
Provisions for impairment of tenant debtors and accrued inceme as at 31 March 2022 47 51

1 The provisions for impairment of tenant debtars and accrued income as at 1 April 2024 an a proportionately consolidated basis is E5m higher than the proportionately
consalidated provision recognised as al 31 March 2021, This is as a result of the acquisition of the remaining 21.9% units of Hercules Unit Truston 1 April 2021,
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13 Debtors continued

The impact of Covid-19 has given rise to an increase in trade debtors due from tenants as a result of delays in receiving payment,
however this has decreased for the year ended 31 March 2022, as the UK economy emerges from the pandemic. Provisioning for
impairment of trade debtors s considered to be a key source of estimation uncertainty at the balance sheet date and, a5 a result, we
include sensitivity tables, below, to illustrate the impact of changes in assumptions on provisions for impairment of trade debtors and
accrued income recognised at the balance sheet date.

The key assumptions within the expected credit loss model include the toss rates assumed for each credit risk rating. ageing
combination, historic experience collection rates and a tenant’s assigned credit risk ratings. The sensitivity tahle, below, llustrates

the tmpact on provisions as a resull of firstly, changing the absolute loss rate percentages for each ageing and credit risk category and
secondly, the impact of changing the percentage share of high and low risk debtors for Retail & Futfilment 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 ar
decrease represents management’s assessment of the reasonable possible change in loss rates.

Impact an provisians Impact an pravisions

10% Increasein % 10% Decreasein %

Provision al 10% Increase in 10% Decreasein share of high risk share of high risk
31 March 2022 lass rates’ loss rates® tenant debtars? tenant debtors 2
€m £€m Em £m £m
Pravisions for impairment of tenant debtors 4é 1 m 2 12)
Provisions for impairmeant ot accrued income 1 - - : - -
Group total provision for impairment of tenant debtars
and accrued income 47 1 1 2 12)
—_— - - - Impag) on provisians Impacl on provisiens
0% Increase in % 10% Oecrease in %
Provision at 10% Increase in 10% Decrease in share of high risk share al high risk
31 March 2021 {oss rates' loss rates' lenant debtors® tenant debtors 2
Em €m Em Em £m
Provisions for impairment of tenant debtors 57 1 18] 5 15
Provisions for impairment of accrued income 5 - 1) 1 m
Group total provision for impairment of tenant debtors
and accrued income 62 1 17) & ()

b This sensitivity analysis has been performed on high and low risk tenanis and tenants in CVA or Administration only as the significant 2slimation uncerlainty is wholly related to

these.

2. This sensitivity analysis has been performed an Retail & Fullilment tenants gnly. A maovement in the share of Campuses tenant debtars wathin each credit risk rating has not
been considered as management believes there is less uncerlainty associated Lo the assumptian on Campuses tenants’ credit risk ratings.

14 Creditors

2022 2021
£m £m
Trade creditors 74 55
Accruals 70 48
Deferred income 1) 62
Other taxation and social security 25 25
Lease liabilities [ 3
Renial deposits due 1o tenants 4 4
245 219
Trade creditors are interest-free and have settlement dates within one year. The Directors consider that the carrying amount of trade
and other creditors is approximate Lo their {air value.
15 Other non-current liabilities
2022 2021
£m &m
Lease liabitities 125 128
Delerred income 27 -
152 128
British Land Aﬂnnual Report and Ac¢counts 2022 201



FINANCIAL STATEMENTS continued The BritishLand Company PLC 00621920

Notes to the Accounts continued

16 Deferred tax
The movement on deferred tax is 25 shown below:

Deferred tax assets year ended 31 March 2022

1 Agril Qebited to Cradited 31 Hareh
2021 income ta equily 2022
£m €m £m £m
Temporary differences - - - Z
Deferred tax liabilities year ended 31 March 2022
£m £m £m £m
Progerty and investment revaluatfons - - . _
Net deferred tax liabilities - - - -
Deferred tax assets year ended 31 March 2021
¥ April Debited to Credited 31 March
2020 income 10 equity 202%
fm £m im £m
Ternporary differences ] 15) - -
T B ) 5 T TIET - -
Deferred tax tiabilities year ended 31 March 2021
£m €m €m £m
Property and invesimenl revaluations § L ey (61 o B _
161 - 4 -
Net deferred tax assets (liabilities) (1] [} 4 -

The fotlowing corporation tax rates have been substantively enacted; 19% effective trom 1 Aprit 2017 and 25% effective 1 Apnl 2023,
The deferred tax assets and liabilities have been calculated al the tax rate effective in the period that the tax is expected to crysiallise.

The Group has recognised a deferred tax asset caloulated at 19% (2020/21: 19%] of €nil (2020/21: £nil] in respect of capital losses from
previous years avaitable for offset against future capital profit. Further unrecognised deferred tax assets in respect of capital losses of
£137m (2020/21: £137m) exist at 31 March 2022.

The Group has recognised deferred ax assets on derivative revaluations lo the extent that fulure matching taxabte profits are expected
to arise of Enil [2020/21: Enill. At 31 March 2022 the Group had an unrecognised deferred tax asset calculated at 19% (2020/21: 19%] of
£47m [2020/27: £45m] in respect of UK revenue tax losses from previous years.

Under the REIT regime development properties which are sold within ihree years of completion do not benefit from tax exemption. At
31 March 2022 the value of such properties is £1,429m [2020/21: £801m} and if these properties were to be sold and no tax exemption
was available the tax arising would be £21m [2020/21: £0.3m).
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17 Net debt
2022 001
Fioingle £m £m
Secured on the assets of the Group
5.264% First Mortgage Oebenture Bands 2035 347 381
5.0055% First Mortgage Amartising Debenlures 2035 88 89
5.357% First Mortgage Debenture Bonds 2028 227 241
Bank loans 1 347 358
1,009 1.049
Unsecured
4.635% Senior US Dollar Notes 2021 2 - 157
4.766% Senior US Dollar Notes 2023 2z 101 102
3.003% Senior US Dotlar Notes 2026 2 &é 47
3.81% Senior Notes 2026 102 1M
3.97% Senior Notes 2026 103 112
2.375% Sterling Unsecured Bond 2029 298 298
4.16% Senior US Oollar Notes 2025 2 77 77
2.67% Senior Notes 2025 37 37
2.75% Senior Notes 2026 37 37
Ftoating Rate Senior Netes 2028 80 80
Fleating Rate Senior Notes 2034 102 102
Facilities and gverdrafts 604 181
_ 1,607 1,361
"Gross debt 3 2,616 2,410
Interest rale and currency derivaiive liabilities 94 128
Interest rate and currency derivalive assets (971 {135)
Cash and shorl term deposits 45 (74} (154]
Total net debt 2,541 2,249
Net debt attributable to non-centrelling interests 1 [70]
Net debt attributable to shareholders of the Company 2,542 2179
Total net debt . 2,541 2249
Amounts payable under leases [Notes 14 and 15) 1 133
Total net debt lincluding lease liabilities} 2,672 2,382
Nel debt attribuiable to non-controlling interests lincluding lease liabilities] A 1 [79]
Net debt attributable to shareholders of the Company lincluding tease liabitities) 2,673 2307
1. These are nan-recourse barrowings with no recourse for repayment to other companies or assets in the Group.
2022 22)
€m £m
Hercules Unit Trust 347 358
L7 358

. Principal and interest on these barrowings were tully hedged into Sterling at a lloating rate at the time of issue.

. The principal amount of gross debt a1 31 Mareh 2022 was £2,552m (2020/21- £2.291em]. included in this is the princzpal amount of secured borrowings and ather borrawings of
non-recourse companies of £985m.

. Included in cash and short term depasits is the cash and short term deposits of Hercutes Unit Trust, of which £1m is the proporlien not beneficiatly owned by the Groug.

- Cash and deposits not subject to a security interest amount to E64m [2020/21: £145m,

[y X}

o e
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Notes to the Accounts continued

17 Net debt continued
Maturity analysis of net debt

2022 2021
£m £m

Repayabte: within one year and on demand 189 151
Between: one and two years 279 169
1wa and five years B54 846

five and ten years 659 738

ten and fifteen years 485 496

fifteen and twenty years 150 -

. < 2,427 2,249

Gross dabt 2,616 2.410
interest rate and currency derivatives 4] (7)
Cash and shori term deposits {74] [154)
Net debt . 2541 2,249

Fair value and book vatue of net debt
2022 2021

Fair value Book value Dilference Fair value Book vatue Ditference

£m £Em £m Em Lm Em

Debentures and unsecured hands 1,745 1,665 80 1,978 187 107
Bank debt and other floating rate debt 955 951 4 546 539 7
Gross debt 2,700 2,616 B4 2,924 2410 114
Interestrate and currency derivative labilities - —_—- 96 95 - 128 128 -
Interest rate and currency derivative assels 97) (97) - [139) 1135] -
Cash and short term deposits [74) (74) - (154} 154) -
Netdeht 2,625 2.561 84 2,363 2268 14
Net debt atiributable to non-controlling interests 1 1 - 170] 170] -
Net debt attributable to shareholders of the Company 2,626 2,542 84 2.293 2.17% 14

The fair values of debentures and unsecured bonds have been established by obtaining quoted market prices from brokers.

The bank debt and other flaating rate debt hag been valued assuming it could be renegotiated at contracied margins. 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.

Short term debtors and craditars and othar investments have been excluded tram the disclasures on the basis that the fair value is
equivalent to the book value. The fair value hierarchy level of debt held at amortised cost is Level 2 [as defined in Nete 10).
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17 Netdebt continued

Loan to Value [LTV)

LTV is the ratio of principal value of gross debt less cash, short term deposits and liquid investments 1o the aggregate value of properties
and investments, excluding non-controlling interests.

Group LTV
2022 021
Em m
Group LTV 26.2% 25.1%
Principat amount of gross debt 2,562 229
Less debt atiributable {o non-controtling interests - (791
Less cash and short term depesits [balance sheetl [74) 1154
Plus cash attributable to non-controlling interests 1 3
Total net debt for LTV calculation 2,489 2,066
Group property portfolio valuation [Note 10] 6,944 6,247
trvestments in joint ventures {Note 1) 2,51 2,120
Other investments and property, plant and equipment [balance sheet|’ L& 26
Less praperty and investments ailributable to non-controlling interests [15) [163)
Total assets for LTV calculation 9,486 8,230

1. The £22m difference between olher investments and plant, praperty and equipment per the balance sheet totalling £68m, retates lo a right-of-use asset recognised under 3
lease which is classified as property. plant and equipment which is not included within Total assets for the purposes of the LTV calculation.

Proportionally consolidated LTV

2022 2021

&m £m
Proportionally conseclidated LTY 32.9% 32.0%
Principal amount of gross debt 3.648 3,262
Less debt attributable to non-controlling interests - (79
Less cash and sharl term deposits [191] [258]
Plus cash attributable te nen-controlling interests 1 10
Total net debt for proportional LTV calculation ) 3,458 2,935
Group property portfolio valuation [Note i0] 6,944 6,247
Share of property of joint ventures [Noie 10 3,538 3048
Qther investments and preparty, plani and equipment [balance sheet|* 46 26
Less properly attrioutable to non-controlling interests 115} 11431
Total assets for proportional LTY calculation 10,513 9158

1. The £22Zm difference between ather investmenis and plant, property and equipment per the balance sheet tatalling £68m. relates to a night-of-use assel recagnised under a
lease which is classified as property, plant and equipment which is natincluded within Tatal assets for the purposes of the LTV calculation.
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17 Net debt continued
British Land Unsecured Financial Covenants
The two financialcovenants applicable to the Group unsecured debt are shown below:

zn:zz 20{2:
m m

MNet Borrowings not to exceed 175% of Adjusted Capital and Reserves 36% 3%
Principal amount of gross debt 2,562 2,291

Less the relevant proportion of barrowings of the partly ewned subsidiary/non-controlling interests - |79)
Less cash and deposnts lbalance cheat) {743 (154}
Plus the retevant proportion of cash and depasits of the partly owned subsidiary/non-centrolling interests 1 8
Net Borrowings 2,489 2.066
Share capital and reserves jbalance sheet) 4,733 5.983
Trading praperty surpluses {EPRA Table Al 8 9
Exceptional refinancing charges {see below} 174 188
Fair vatue adjustments of financial instrurments [EPRA Table Al 44 118
Less reserves atlribuiable to non-controlling inerests {batance sheel) 115) 159)
Adjusted Capital and Reserves 6,946 4,236

In calculating Adjusted Capital and Reserves for the purpose of the unsecured debt financial covenants, there is an adjustment of E174m
{2020/21: £188m| ta reflect the cumulative net amortised exceptional items relating to the refinancing’s in the years endad 31 March
2005, 2006 and 2007.

2022 - ;2021 -

£m tm
Net Unsecured Borrowings not to exceed 70% of Unencumbered Assets 30% 25%
Principal amount of gross debt 2,562 2,291
Less cash and deposits not subject Lo a securify interest (84} (1391
Less principal amount of secured and non-recourse borrawings [985) 993)
Net Unsecured Borrowings 1,513 1,154
Group property portfolio valuation [Note 10} 6,944 4,247
tnvestments in joint ventures and funds (Note 11 25 2,120
Qther investments and property, plant and equipment {balance sheet] 1] 26
Less investments in joint ventures [2,511) [2.120)
Less encumbered assels [Note 10) 11,915) 11.592)
Unencumbered Assets 5075 4.481

1. The £22m difference between other invesimants and plant, property and equipment per the balance shest totaling £68m, retates to a right-ol -use asset recognised under a
{ease which s classified as praperty, plant and equipment which is nat included within Total assets for the purpases of the LTV calculation.
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17 Net debt continued
Reconciliation of movement in Group net debt for the year ended 31 March 2022

Arvangement
Fuoreign costs
2021 Cash llows Transters! exchange Fair value  amortisatien 2022
Em Em £m £m €m €m £m
Short term borrowings 1561 {159) 189 - (& 2 189
Long term borrowings 2,249 429 (1891 17 (78} [3) 2,627
Derivaiives' 17) 7 - (171 14 - 4]
Total babilives from financinyg autivities® 7.403 277 - - [64] 4l 2,615
Cash and cash eguivalents {154) 80 - - - - 174
Net debt 2,249 357 - - [64) (1) 2,541
Reconciliation of movement in Group net debt for the year ended 31 March 2021
ﬂrrangemenl
Foreign cosls
2020 Cash flows Transfgre? exchange Fair value amertisation 202
Em Em Em £m £m fm £m
Short term borrowings 437 (637! 161 - 121 2 161
LLang term borrowings 2,865 {3471 1161] {44} 146) 2z 2,249
Derivatives? {62l 14 - 44 3] - (7]
Total liabilities from financing activities® 3,440 1990] - - (51 i 2,403
Cash and cash equivalents (193t 39 - - - - 1154)
Net debt 3,247 19511 - - (51) 4 2,249
1. Cash flows on derivatives include £15m of net receipts on derivative interest,
2. Cash flows on derivatives include £24m of net receipts an denvative interest.
3. Translfers comprises debt raturing fram long term to shart term borrowings.
4

. Cash flows of £277m shown above rapresents nel cash Rows on capitat payments in respect ol interest rate derivatives of EBm, decrease in bank and other borrowings of
£213m and drawdowns on bank and other borrowings of E483m shown in the consolidated statement of cash flaws, along with £15m of net receipts on derivative interest.

. Cash llows of £990m shown abave represents net cash fiows on capital payments in respect of interest rate derivatives of E30m, decrease in bank and ather borrowings of
£1.218m and drawdowns on bank and nther borrowings of £214m shown in the consolidated staternent ol cash flows, along with E24m of net receipts on derivative interest.

Fair value hierarchy

The table below provides an analysis of financial insiruments carried at fair value, by the valuation methad. The fair value hierarchy
levels are defined in Note 10.

w

2022 202!
Level 1 Level 2 Leveld Total Level V Level 2 Level 3 Tetal
£m £m €m tm £m £m tm £m
Interest rate and currency derivative assels - 197 - 97 - [135] - [135]
Dther investments - fair value through profit
or loss [Nate 12| - - (28] (28] - - 16 (8]
Assets - 97 (28] [125) - [135] (6] [141]
Interest rate and currency derivalive liabilities - 96 - 9% - 128 - 128
Liabitities - 9% - 9& - 128 - 128
Total - (1} (28] (29) - (7l 16} 13|
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17 Net debt continued
Categories of financial instruments

2022 w0
£m £m
Financial assets
Amortised cost
Cash and short term deposits 74 154
Trade and other debiars (MNote 13} % 42
Other nvestments {Note 12] 4 2
Fair value through profit or loss
Derivatives in designated fair value hedge accounting relatianships’? 59 12¢
Dervatives not in designated hedge accounting relationships 38 9
Other invesiments INoie 12) 28 [
231 339
Financial liabilities
Amortised cost
Creditors INote 14] 1187 (1411
Gross debt T (2.618) (2,610
tLease liablities INotes 14 and 15} {131 1133t
Fair value through prafit or loss
Derivatives not in designated accounting relationships (94} (128}
13,000) 12.812)
Total 12,749 12,473

1. Derivatrve assets and liabflities in designated hedge accounting relationships sit within the derivative assets and derivative labilities balances of the consalidaied balance sheet.
2. The fair value of derivative assets in designated hedge accaunting relationships represents the accumulated amount of lair value hedge adjusiments on hedged items.

Gains and losses on financial instruments, as classed abave, are disclosed in Note 6 [net financing costs), Note 13 (debiors),

the consolidated income statement and the consolidated statemant of comprehensive income. The Directors consider that the

carrying amounts of other invesiments are approximate to their fair value, and that the carrying armounts are recoverable.

Capital risk management

The capital structure of the Group consists of net debt and equity atiributable to the-equity holders of The British Land Cempany PLC.
comprising issued capital, reserves and retained earnings. Risks relating to capital structure are addressed within Managing risk in
delivering our strategy on pages 84-96. The Group’s objectives, policies and processes for managing debt are set out in the Financial
policies and principles on pages 81-83.

Interest rate risk management
The Group has transitioned its existing LIBOR based debt and derivatives to SONIA. The transition and the associated casts have not had
a rmaterial impact upon the Group.

The Group uses interest rate swaps and caps to hedge expasure to the variability in cash flows on floating rate debt, such as revolving
bank facilities, caused by movements in market rates of inlerest. The Group’s objeclives and processes for managing (nterest rate risk
are set out in the Financial policies and principles on pages 81-83.

AL 31 March 2022, the fair value of these derivatives is a net liability of £45m 12020/21. £124m). Interest rate swaps with z fair value of Enil
have been designated as cash flow hedges under [FRS 9.

The ineffectiveness recognisad in the income statement on cash flow hedges in the year ended 31 March 2022 was Enil (2020/21; Enitl.
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17 Net debt continued

The cash flows occur and are charged to profit and loss until the maturity of the hedged debt. The table below summarises variable rate
debt hedged at 31 March. '

Variable rate debt hedged

2022 2021

£m Em

Outstanding:  al one year 800 875
at two years 550 1,05

at five years 600 - 250

at len years 250 250

Fair value hedged debt
The Group uses interest rate swaps lo hedge exposure on fixed rate financial Liabilities caused by movemeats in market rates of interest.

At 31 March 2022, the fair value of these derivatives is a net asset of £38m {2020/21: £132m]. Interest rate swaps with a fair value asset of
£59rn have been designated as fair value hedges under IFRS 9 {2020/21: asset of £126mi.

The cross currency swaps of the 2023/2025/2026 US Private Placements fully hedge the fareign exchange exposure at an average
floating rate of 159 basis points above SONIA. These have been designated as fair value hedges of the US Private Placements.

Interest rate profile - including effect of derivatives

Furd 2021

€m €m
Fixed or capped rate 2,541 2.24%
2,541 2,269

All the debt is efiectively Sterling denominaled except for £15m of USD dabt of which £15m is at a variable rate (2020/21: £6rm.

At 31 March 2022 the weighted average interest rate of the Sterling fixed rate debt is 4.2% (2020/21: £.2%). The weighted average period
for which the rate is fixed is 8.3 years (2020/21: 9.2 years).

Proportionally consslidated net debt at fixed or capped rates of interest

2022 2021
Spat basis 100% 100%
Average over next five-year forecast period 79% 78%
Sensitivity table ~ market rate movements
022 2021
Increase Decrease Increase Oecrease

Movement in interest rates [bps)' &7 (Y]] 78 178]
Impact on underlying annual prafit (Em] 14} 9 1) 10
Movement in medium and long term swap rates [bps)? 139 [139) 161 (161
Impact on cash flow hedge and non-hedge accounted derivative

valualions [Em] 75 72) 74 {60]

1. The movement used for sensitivity analysis represents the largest annual change in SONIA pver the last 10 years. The 2020/21 comparativa used the largest annual change in
the threa-month Sterling LIBOR cver the last 10 years,
2. This movernenl used for sensitivity analysis represents the largest annual change in the seven-year Sterling swap rate over the last 10years,
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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 hiabilities denorunated in foreign currencies. The currency risk

on overseas investments may be hedged viz foreign currency denormnated borrowings and denvalives. The Group has adopied net
investment hedging in accordance with IFRS 9 and therefore the partion of the gain or loss on any hedging instrumeat that is determined
to be an effective hedge is recognised directly in equity. The ineffective portion of the gain or loss on any hedging instrument 15
recognised immediately in the income statement

The table below shows the carrying amounts of the Group's fereign currency denominated assets and liabilities. Provided contingent tax
on gverseas investments is not expected to occur it will be ignored for hedging purposes. Based on the 31 March 2022 position a 27%
appreciation {largest annual change over the last 10 years] in the USO relative to Sterling wauld result in a Enil change 12020/21: £nil)

in reparted profits.

Assels Liabilities
2022 02F 2022 2
€m m m £m
USD denominated 20 8 20 [

Credit risk management

The Group's approach io credit risk management of counterparties is referred to in Financial policies and principles on pages 81-83
and the risks addressed within Managing risk in delivering our strategy on pages 84-94. The carrying armount of financial assets
recorded in the hnancial statements represents the Group's maximum exposure 1o credil risk without taking account ot the value
of any collateral obtained.

Banks and financial institutions:
Cash and short term deposits at 31 March 2022 amounted to £74m (2020/21: £154m). Cash and short term deposits were placed with
tinancial institytions with 8BB+ or better credit ratings.

At 31 March 2022, the fair value of all interest rate derivative assets was £97m (2020/21: £135ml.

At 31 March 2022, prior to taking into account any offset arrangements, the largest combined credit exposure to a single counterparly
anising from maney market deposits, liquid investments and derivatives was £43m [2020/21; £47m). This represents 0.4% (2020/21: 0.8%l|
of gross assels.

The deposit expasures are with UK banks and UK branches of international banks.

Trade debtors:

Trade debtors are presented net of provisions for impairment for expected credit losses. Expected credit losses are calculated on initial
recognition af trade debtors and subsequently in accordance with IFRS 9, taking into account histeric and forward-logking information.
See Note 13 for further details and credit risk related disclosures.

Lease incentives:

Lease incentives are included within the investmant properly balance and provisions for impairment tor expecied credit losses for lease
incentives are recagnised within trade debtors. Expected credit losses are calculated on initial recognition of tenant incentives and
subsequently in accordance with IFRS 9, taking into account historic and forward-laoking infarmation. See Note 10 for further details
and credit risk related disclosures.

Liquidity risk management
The Group's approach to liquidity risk management is discussed in Financial policies and principles on pages 81-83, and the risks
agdressed within Managing risk in detivering our strategy on pages 84-%6.

The following table presents & maturity profile of the contracied undiscounted cash flews of financial Uabilities based on the earliest date
or which the Group can be required ta pay. The table includes both interast and principal flows. Where the interest payable is not fixed,
the amount disclosed has bean determined by reference lo the projected interest rates implied by yield curves at the reporting date.

For derivative financial instruments that settle on a net basis [e.g. interest rate swaps) the undiscounted net cash flaws are shown and  *
tor derivatives that require gross settlement le.g. cross currency swaps) the undiscounted gross cash Hows are presented. Whare
payment obligations are in foreign currencies, the spot exchange rate ruling at the balance sheet date is used. Trade creditors and
amounts owed to joint ventures, which are repaysble within one year, have been excluded from the analysis.

The Group expects to meet its financial Uiabilities through the various available liquidity sources, including a secure rentalincome profile,
asset sales, undrawn cornmitted borrowing facilibes and. i the longer tern, debt refinancing's.
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Liquidity risk management continued

The British Land Company PLC 00621920

The future aggregate minimurm rentals receivable under non-cancellable eperating teases are shown in the table on the following page.
Incorne from joint ventures is notincluded on the following page. Additional liquidity wilt arise from letting space In properties under

construction as well as from distributions received irom joint ventures.

2022
Within Following Three lo Qver five
one year year five years years Total
£m m €m £m €m
Debt! kx| 282 8310 1,288 2591
Interest on debt 8% B7 195 227 598
Derivative payments 11 102 147 77 357
Lease liability paymenls 9 10 2% 325 373
Total payments 300 4B1 1,221 1,917 3,919
Derivative receipts 129) 1136} {165) {5) (3351
Net payment 2N kT4 1,056 1,912 3,584
Operating leases with tenants 282 239 490 &70 1.481
Liguidity surplus [deficit) " (106) (548} 11,442 [2,103)
Cumulative liquidity surplus ldeficit] 11 [95) 1861) 12,103)
2021
Within Following Threae lo Over live
one year year five years years Total
Em £m £m Em £m
Debt! 161 17 785 1213 2.330
interast on debt 74 73 189 270 408
Derivative payments 148 15 199 145 507
Head lease payments 8 ? 29 329 - 375
Total payments 393 268 1,202 1.957 3.820
Derivative reczipts 1191) [25] 221} 174) {511]
Net payment 202 243 981 1,883 3,309
Operating leases with tenants - 290 261 505 555 1.5
Liquidity surplus [deficitl 88 (21 1476) {1.3281 1,718
Cumulative liquidity surplus ldeficit) 88 84 [390) 11,718}

1. Gross debt of £2.616m (2020/21: £2.410m] represents the tatal of £2,591m {2020/21: £2,330m, less unamortised issue costs of E9m [2020/23: £10m), plus fair value

adjustmenis to debt of £34m {2020/21: £50m}.

Any short term liquidity gap between the net payments required and the rentals receivable can be met through other liquidity sources
available to the Group, such as committed undrawn borrowing facilities. The Group currently holds cash and short term deposits of
E74m of which £44m is not subject to 3 security interest [see footnote 5 to net debt table on page 2031, Further fiquidity can be achieved

through sales of property assets or investmenis and financing activity.

The Group's praperty portfolio is valued externally at £6,944m and the share of joint ventures’ property is valued at £3.538m.
The committed undrawn borrowing facilities available to the Group are a further source of liquidity. The maturity profile of committed

undrawn berrowing facilities is shown below.

Maturity of committed undrawn borrowing facilities

022

paral

Em Erm

Maturity date:  over five years 70 347

between four and five years 401 1,049

between three and four years 406 294

Total facilities available for more than three years 877 1,690

Between two and three years 350 -

Between one and two years 50 -

Within one year - -

Tatal 1,287 1,690
The undrawn facilities are comgprised of British Land undrawn facilities of £1,287m.

British Land Annual Report and Accounts 2022 Fah!



FINANCIAL STATEMENTS continued The British Land Compény PLC 00621920

Notes to the Accounts continued

18 Leasing

Qperating leases with tenants

The Group leases out alt of its investment praperties under operating leases with a weighted average lease lengih of six years
{2020/21: five years). The future aggregate minimum rentals receivable under non-cancellable operating leases are as follows:

022 2021

m £Em
Less than one year 282 290
Between one and two years 239 241
Between three and five years 430 505
Between six and ten years 349 392
Between eleven and fifigen years 74 10
Between sixteen and twenty years 30 3
After lwenty yaars 17 20
Total 1,481 1,591

Lease commitments

The Group's leasehold investment properties are typically under non-renewable leases without significant restrictions. Lease liabilities
are payable in line with the disclosure below and no contingent rents were payable in either pericd. The lease payments mainly relate
10 head leases where the Group does not own the treehold of a property.

2022 2021

T Minimum Minimum

lease lease
payments Interest Principal payments Interest Principal
&m £m £m Em Em £m

British Land Group
Less than ore year 9 3 ] 8 3 5
Between one and two years 10 3 7 g 3 [
Between two and five years 29 8 21 29 9 20
Mare than five years 325 228 97 329 227 102
Taotal 373 242 31 375 242 133
Less future linance charges 1242) 12421
Present vaiue af lease obligations 1 133
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19 Dividends

The Final dividend payment for the six-month period ended 31 March 2022 will be 11.40p. Payment will be made on 29 July 2022 to
shareholders on the register at close of business on 24 June 2022. The Final dividend will be a Property Income Distribution and no
SCRIP alternative will be offered.

PID dividends are paid, as required by REIT legislation, after deduction of withholding tax at the basic rate [currently 20%I, where appropriate,
Certain classes of shareholders may be able to elect to receive dividends gross. Please refer to our website britishland.com/dividends
for details.

Panca per 02 202

Payment date Dividend share €m Em
Current year dividends
29.07.2022 2022 Final : 11.40
07.01.2022 2022 Interim 10.32 95

21.92
Prior year dividends
046.08.2021 2021 Final 6.64 62
19.02.2027 2021 Interim 8.40 78

15.04
Oividends in consclidated statement of changes in equity 157 73
Dividends settled in shares - -
Dividends settled in cash 157 78
Timing difference relating to payment of withholding tax 2) 12)
Dividends in cash [low statement 155 |76

20 Share capital and reserves

. 2022 2021
Nurnber of ardinary shares inissue at 1 April 937,981,992 937938097
Share issues 127,441 43,895
At 31 March : 938,109,433 937981592

Of the issued 29p ordinary shares, 7,376 shares were held in the ESOP trust [2020/21: 7,376}, 11,246,245 shares were held as treasury
shares (2020/21: 11,266,245} and 926,835,812 shares were in free issue [2020/21: 926,709,543). No treasury shares were acquired by the
ESOP trust during the year. All issued shares are fully paid.

Hedging and transtation reserve

The hedging and translation reserve comprises the effective portion of the cumulative net change in the fair value of cash flow

and foreign currency hedging instruments, as well as all foreign exchange differences arising from the translation of the financial
statements of foreign cperations. The foreign exchange differences also include the translation of the liabilities that hedge the
Company's net investrnent in a foreign subsidiary. £12m has been reclassified from the hedging and translation reserve to the
income statement in the year ended 31 March 2022, relating to cumulative foreign exchange gains on disposal of the net investmant
in a foreign subsidiary.

Revaluation reserve

The revaluation reserve relates to owner-cccuepied properties and investrents in joint ventures. £30m was transferred fram the
revaluation reserve to retained earnings in the year ended 31 March 2021, relating to the disposal of owner-occupied properties.
There were no transfers for the year ended 31 March 2022.

Merger reserve
This comprises the premium on the share placing in March 2013, No share 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 2022, options over 1,450,784 ordinary shares were outstanding under employee share option plans. The options had a
weighted average Ufe of 2.7 years. Details of outstanding share options and shares awarded to employees including Executive Directors
are set out below and on the following page:

Exercise dates

Ai 31 March . Vested bui Exercised/ At 11 March Exercise
Date ot grant 021 (ranted  not exercised Vasted Lapsed 2022 price lpence) From Te
Share options Sharesave Scheme
20.06.16 - 5,230 - - - [5.230i - 408.00 01.09.21  01.03.22
21.06.17 13.049 - - - 12,362 10,687 508.00 01.09.21  01.03.23
29.06.18 23,626 - - - 123,426} - 54900 proeyy 0032
29.06.18 23.001 - - - (1,639 21,362 549.00 01.09.23  01.03.24
18.06.19 120,621 - - [L172) 118,187) 101,262 435.00 01.09.22 01.03.23
18.06.1% 19,580 - - 13.103) {7.2391 9,238 435.00 01.09.24 01.03.25
07.07.20 469,065 ~ - (2559) {58,291} 408,215 33600 010923 010324
07.07.20 350,147 - - [1.785]  {24.106) 324,256 336.00 01.09.25 01.03.2¢
06.07.21 - 114,643 - - 10,211 104,432 £14.00 01.09.24 01.03.25
06.07.21 : - 93,964 - - 17,1000 86,864 £14.00 01.09.26 01.03.27

1026119 208,607 - B.619) 157,791 1,084,316 ’

Long Term Incentive Plan - options vested, not exercised

28.06.11 791,304 - - - [791.304) - 57500 28.06.14  28.06.21

19320 47,509 - - - 147,509} - 451.00 191214 194270

14.09.12 785719 - - - (743494} 42,225 538.00 160915 140922

201212 33,095 - - - - 33,095 563.00 201215 20.12.22

05.08.13 108,588 - - - - 108588 6M.00 050814 050823

051213 116,618 - ~ - - 116618 600.00 051216 091223
1,882,833 - - - (1,582,307} 300,524

Long Term Incentive Plan ~ unvested options

260618 83942 - - ~ - 83,942 682.20 250621 2506.28
83942 - - - - 83,942

Total 2,990,874 208607 - 18,619) 11,740,098) 1,450,784

Weighted average exercise

price of options {pencel 455 &14 - 385 540 430
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20 Share capital and reserves continued

Share price

At 31 March Exercsed/ . At 3T March  at grant date
Date of gran! 2021 Granted Vasled Lapsed 2022 Ipencel  Vesling date
Performance Shares Long Term Incentive Plan
260618 752,384 - - 1752384 - 68140  25.06.21
230719 825,295 1515 - - 828810 535.60  23.07.22
22.06.20 849,790 4,137 - - 853,927 40890 22.06.23
22.06.21 - BB8.444 - - B89B644 51680 22.06.24
02.08.21 - 238945 - - 238,945 919.60  02.08.24
01.09.21 - 41,294 - - 41,294 54200 01.09.24
19.07.21 - 60,944 (60,944} - - 48250  09.10.2t
19.02.21 - 19,612 - - 19,612 48250  13.05.22
19.07.2% - 9,403 - - 9,403 48250 210522
19.02.2% - 44273 - - 46,273 48250 120923
19.07.21 - 28,209 - - 28,209 48250 120524
19.072.21 - 9,403 - .- 9,403 48250 12.05.25
19.07.21 - 6,057 {4,019) [2.042] - 48250  21.05.22
19.07.21 - 124,948 - - 123,948 48250 03.07.23
19.07.21 - 121,787 - - 121,787 48250 02.08.24

2427451 1601171 164,959)  |754,408) 3,209,255
Restricted Share Plan
260618 - T : 551,813 - 1951.813) - = 681.40 250621
19.06.19 739,300 - - (34,374 704,926 53800 190622
220620 842,062 - - [51242) 790,820 41240 220623
22.06.21 - 947 935 - 136.832) 891,103 31680 22.06.24

2,133,175 947,935  [551,813) 1142,448) 2,386,849
Total 4560626 2549106  [614,772] [896.856) 5,594,104
Weighted average price of shares {pence) 531 512 460 450 489

21 Segmentinformation

The Group allocates rescurces to investment 2nd assel management according to the sectors it expects to perform over the medium
term. The Group previously reparted under three operating segments, being Offices, Retail and Canada Water. From 1 April 2021,
the Group changed its reporting, to report under two operating segments, Campuses and Retail & Fulfilment. The Campuses sector
includes the former segments of Qffices and Canada Water in additian to residential properties. These changes are in line with our
revised strategy and haw Management now reviews the performance of the business. Due to the changes in the segments, the
cornparative figures have been resiated in the below segmental disclosures.

The relevant grass rental income, net rental income, aperating result and property assets, being the measures of segment revenue,
segment result and segment assets used by the management of the business, are set out on the following page. Management reviews
the performance of the business principally on 2 proporticnally consolidated basis. which includes the Group’s share of joint ventures
on a line-by-line basis and excludes non-controlling interests in the Group's subsidiaries. The chief aperating decision maker for the
purpose of segrment information is the Executive Committee.

Gross rental income is derived from the rental of buildings. Operating result is the net of net rentalincome, fee income and
administrative expenses. No custorner exceeded 10% of the Group's revenues in either year.
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21 Segment information continued
Segment result

Campuses Retail & Fullilment Unallocated Tatal
Restated Restated Restated Restated
2022 2021 2012 2021 2022 2021 2022 2021
£m fm £m im £m £m im £m
Gross rental income
British Land Group 143 166 193 195 ~ - 33 38
Share of joint ventures Ll 84 56 56 - - 147 142
Total 234 252 249 291 - - 483 503
Net rental income
British Land Group 17 139 - 178 126 - - 293 265
Share of joint ventures 77 &9 52 28 - - 129 97
Tatal 194 208 228 154 - - 422 362
Operating resutt
British Land Group 120 134 171 121 1661 (48] o 207
Share of joint ventures 73 69 51 28 12) - 122 97
Total 193 203 222 149 (62} |48} 352 304
i . . 022 2021
Reconciliation to Underlying Profit : tm Em
Operating resul! 353 30¢
Net financing costs {102} (103!

Underlying Profit 251 201

Reconciliation to profit lloss) on ordinary activities before taxation

Underlying Profit 5 il
Capital and ather 705  {1.257]
Undertying Profit attributable to non-controlling interests 2 3

Total profit lloss) on ordinary activities betore taxation 958  [1,053)

Reconciliation to Group revenue

Gross rental income per operaling segment result . 483 503
Less share of gross rental income of joint ventuces . 147 [142|
Plus share of gross rental income attriputable to non-controlling interesis 2 16
Gross rental income [Note 3) 338 377
Trading properiy sates proceeds 9 -
Service charge income 82 13
tanagement and perfarmance fees lfrom joint ventures) ? 7
Other fees and commissigns 21 20
Surrender premium payable 129) -
Revenue (consolidated income statement! L10 468

A reconciliation between net financing costs in the consalidated income statement and net financing costs of £102m {2020/21: £103m)
in the segmental disclosures above can be found wathin Table A in the supplementary disclosures. OFf the tatal revenues ahove,
£nit [2020/21: Enil) was derived from outside the UK.
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21 Segment information continued
Segment assets

Campuses Reiail & Fuyllilmen| Total
Reslated ’ Restaled ‘Restated
022 2021 2022 021 2022 2021

&m £m £m Em £m Em
Property assets
Britssh Land Group 4,150 4,130 2,788 1,988 6,938 6,118
Share of joint ventures 2,824 2418 e 604 3,538 3.022
Total 4,976 4,548 3,500 2,592 10,476 9.140
Reconciliation to net assets

2022 2021

British Land Group £m £m
Property assels 10,476 2140
Other non-curren! assets 69 51
Non-current assets ) 10,545 g.191
QOther net current liabitities {318) 1203|
Adjusted net debt (3,458) {2,938
Other non-current liabilities - -
EPRA NTA [diluted} 8,771 6,050
Nen-controlling interests 15 59
EPRA adjustments - {530 - [12¢)
Netassets 6,731 5983

22 Capital commitments
The aggregate capital commitments to purchase, construct or develop investment property, for repairs, maintenance or enhancements,
or for the purchase of investrments which are coniracted for but not provided, are set out below:

022 2021
tm £m

British Land and subsidiaries 222 282
Share of joint ventures 332 a1
554 333

As part of the Group's 2030 Sustainability Visien published in 2020, the Group committed to a target of net zero ¢arben emissions by
2030, through offsetting any remaining emissions which have not been mitigated fror that date. As part of this, the Group announced
a transition vehicle, funded at a rate of £60 per tonne of embodied carbon generated through its development programeme. In relation
to the transition vehicle commitment, as at 31 March 2022, the Group has commitied to spend £15m (31 March 2021: €9ml on carbon
mitigation activities on its standing partfolic.

23 Related party transactions

Details of transactions with joint ventures are given in Notes 3, 6 and 11. During the year the Group recognised joint venture
management fees of £9m [2020/21: £7ml. 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 127-153. Details of transactions with The British Land Group of Companies Pensicn Scheme, and other smaller pension
schemes, are given in Note 9.

24 Contingent liabilities

Group and joint ventures

The Group and joint ventures have contingent Liabilities in respect of legal claims, guarantees and warranties arising in the ordinary
course of business. It is not anticipated that any material liabilities will arise from these contingent liabilities.
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25 Subsidiaries with material non-controlling interests

On 5 July 2021, the Group completed the acquisition of the remaining 21.9% units of Hercules Unit Trust that the Group did not already
own or 3 consideration of £38m, Whilst the transaction was completed on 5 July 2021, the Group obtained the risks and rewards of
awnership of the 21.9% of Hercules Unit Trust an 1 Apeil 2021 and therefore the change in ownership percentage and resulting non-
cantrolling interests were reflected at this date in the financial statements. The book value of the net assets purchased at 1 April 2021
was £40m and consequently £40m has been transferred from nen-controlling interests to shareholders equity.

As a result, the remaining non-cantrelling interests in Group subsidiaries, relating to 12.5% of Speke Unit Trust, is no longer material to

the Group and therefore no further disclosure is included with respect to the ongoing non-controlling interests, with the comparative g
information below setting out the summarnised financial information for the consohidated resulis of the Hercules Unit Trust, The

infarmatian below is the amount befare intercompany eliminations. ’

Summarised income statement far the year ended 31 March
Harcutes Uil Tryst

2022 2000
£m £&m

Loss on aordinary activities after taxation - 1214) '
Attributable to non-controiling interests - i52)
Attributable ta the sharehalders of the Company - [162)

Summarised balance sheet as at 31 March
Hercules Unit Trust

2022 2021
im Em

Total assets . n . - . ——— — . - . 627 ..
Total lighilities - 402}
Met assets : - 2725
Non-centrolling interests -~ 159}
Equity attributable to shareholders of the Company - 164

Summarised cash flows
Hercutes Unit Trust

2022 2021

£m Erm

Net increase in cash and cash equivalents - 10
Cash and cash equivalents at 1 April z 29
Cash and cash equivalents at 31 March - 1%

26 Subsequent events

In Aprit 2022, post year end, the Group exchanged contracts on the saie of a 75% interest in the majority of the Paddington Central
campus to GIC, forming a new jomt venture with an ownership split 75:25 for GIC and British Land, respectively. Completion is
unconditionat and will accur within three months of the exchange date. The total consideration of £694m is marginally below the
associated investment property carrying value as at 31 March 2022, but not materially se.

On completion, twe investrnent properties on the campus, 3 Kingdom Street and 5 Kingdom Street, will remain outside the joint venture
but will be subject to two different option agreements.

Firslly. upon completion the jeint venture will be granted an unconditional eption to acquire 3 Kingdom Street al the prevailing market
rate, which expires five years from the completion date

A second unconditional option to acquire the 5 Kingdom Street development site will alse be granted on completion, via 2 separate 50:50
joint venture with GiC, for a consideration of £68.5m, which expires six months trom the completion date. This amount includes elements
af contingent consideration and so the expected gain or loss an sale is subject ta future events.
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27 Audit exemptions taken for subsidiaries

The foliowing subsidiaries are exempt fram the requirements of the Companies Act 2006 retating to the audit of individual accounts by

virtue of Section 479A of that Act.

The British Land Cempany FLC 00421920

Cumpanies House

Companies House

Name reg number Name reg number
17-19 Bedford Street Limited 07298971 BL Whiteley Limited 11253224
18-20 Craven Hill Gardens Limited 07667839 BL Whiteley Retail Limited 11254281
20 Brock Street Limnited 07401497 BLD [A] Limited 00457242
Adamant investmeni Corparatien Limited 00225149 RLD [Ebury Gate] Limited 03863852
B.L. Holdings Limited 00000529 BLD [SJ) Irvestments Limited 04484750
Bayeast Property Co Limited 00635800 BLO (SJ) Limited 02924321
BF Propco | No 1) Limited 05270158 BLSSP (PHC 5| Limited 04104061
BF Propco [ No 19 ] Limited 05270113 8LU Property Management Limited 01020347
BF Propco | No 3] Limited 05270194 BLU Securities Limited 033230641
BF Propce | No 4] Limited 05270137 British Land [Jeint Veniures) Limited 04682740
BF Propce | No 5] Limited 05270219 British Land City Offices Limited (3946069
BF Properties [Ne 5] Limited 05270039 British Land Department Stores Limited 05312262
BL Aldgate Development Limited 05070584 British Land Developments Limited C04%0611
BL Bluebutton 2014 Limited 070487 British Land Fund Managerment Limited 04450726
BL Broadgate Fragment 1 Limited 09400407 British Land Hercules Limited 02783381
BL Broadgate Fragment 2 Limited 09400541 British Land in Town Retail Limited 03325066
BL Breadgate Fragmeant 3 Limited 09400411 British Land industrial Limited 00643370
BL Broadgate Fragment 4 Liruted - 09400409 British Land Investment Management Limied 04088540 .
BL Broadgate Fragment 5 Limited 09490413 British Land Offices [Non-City! Limited 02740378
BL Broadgate Fragment & Limited 09400414 British Land Offices Limited 02725156
BL Chess Limited 08548399 British Land Property Advisers Limited 02793828
BL City Offices Holding Company Limited 06002147 British Land Superstores [Non Securitised) 046514283
BL Department Stores Holding Company Limited 16002135 Number 2 Limited

BL Eden Walk Limitad 10620935 Broadgate [PHC 8] Limited 03707220
BL European Heldings Limited 03044033 Broadgate City Limited 01759078
BL Euston Tawer Holding Company Limited 11412398 Broadgate Square Limited 01797326
BL Goodman {LP Limited 05056902 BVP Developments Limited 03534585
8L HC PH CRG LLP 06338244 Canada Water Qffices Limited 10182442
BL HC PH LLP 0c31719% Cavendish Geared Limited 02779045
BL HC Property Holdings Limited 06894046 Clarges Estgte Property Management Co Limited 08418875
8L High Streel and Shopping Centres Holding Limited 06002148 Comgenic Limited 04425658
BL Holdings 201@ Limited 07353956 Derby |nvesiment Holdings Limited 00040492
BL Innovation Properties Z Limited 05070554 Drake Circus Leisure Limited 09190208
BL Innavalion Progerties Limited 12293278 Four Broadgate Limited 018081634
BL Intermediate Holding Company 2 Limited 12462158 Hempel Hotels Limited 02728455
BL Logistics Invesiment 3 Limited 05189368 Insistmetal 2 Limited 04181514
BL Newport Limited 04967720 Linestair Limited 05656174
BL Office [Nen-City) Hotding Campany Limitad 060072133 Meadowbank Retail Park Eqint?urgh Limited 05489809
BL Dffice Holding Cempany Limited 05995028 Meadowhatt Centre 1999} Limiled 02261117
BL Osnaburgh St Restdential Limited 06874523 Meadowhatl Centre Limited 03718066
BL Paddington Holding Company 2 Limited 11863746 Moorage [Property Qeyelupmentsl timited 01185513
BL Paddington Property 3 Limiled 11863747 Osnaburgh Street Limited 05886735
BL Piccadilly Residential Limited 08707494 Paddington Central I IGP) Limited 05092409
BL Residual Holding Cempany Limited 05995030 PC Canal Limited - 09712919
BL Retail Helding Company Limited 08995033 Pillar Projects Limited 02464283
BL Retail Indirect Investments Limited 12288466 Pillar Properiy Group Limited 02570618
BL Retail Properties ? Limited 13349753 Plymauth Reiail Limited 10368557
BL Retail Properties 3 Limited DLB49974 Project Sunrise Properties Limited 02043282
BL Retail Property Holdings Limited 13215871 Reboline Limited 03702408
BL Retail Warehousing Holding Company Limited 06002154 Regent's Place Holding 2 Limited 11864307
BL Shoreditch Development Limited 05326670 Regents Place Managerent Company Limited 07136724
BL Universal Limited 00324647 Regents Place Residential Limited 11241444
BL West End fnvestments Limiled 07793483 Shogping Centres Limited 02230056
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27 Audit exemptions taken for subsidiaries continued
Companies House

MNama 78g HumBEer
Shareditch Support Limited 02340815
Six Broadyate Limited 01881661
Surrey Quays Limited 05294243
TBL. [Lisnagetvin) Limited 03853983
TBL liMaidstone) Limited 03854415
TBL Properties Limited 03863190
Teesside Leisure Park Limited 02672136
Topside Streei Limited 11253428
Union Property Holdings [Londanl Limited 00423829
United Kingdom Property Company Limited 00265484
Vintners Place Limited . 02169495
‘Wardrobe Holdings Limited 06049158

The tollowing partnerships are exempt from the requirements to prepare, publish and have audited individual accounts by virtue
of regulation 7 of The Partrerships {Accounts) Regulations 2008. The results of these partnerships are consotidated withe these
Group accounts.

Name Name

BL Chess No. 1 Limited Partnership Paddington Central | LP

BL Lancaster Limited Partnership Paddington Central Il LP

BL Shoreditch Limited Partnershipr = ~— -~ - -~ =--= --  ~—-Paddington Kiosk LP

BL West End Offices LP Power Court Luten Limited Partnership
Hereford Shopping Cenire Limited Partnership The Aldgate Place Limited Partnership
Paddington Block A LP The Hercutes Praperty Limited Partaership

Paddington Block 8 LP
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The British Land Campany FLC 00462920

Company Balance Sheet
As at 31 March 2022

022 2021
Note £m £m

Fixed assets

Investments ang loans to subsidiaries D 33,140 33,142
Investments in joint ventures D 114 106
Gther investments [n] 34 A
Interest rate and currency derivative assets E 96 135
33,384 33,424
Current assets
Debtors G 12 5
Cash and short 1erm deposits E 29 39
41 94
Current liabilities
Shart term barrowings and overdrafts E (20} [161)
Creditors H (85) [70]
Amounts due Lo subsidiaries (26,5131  127374]
(26,618  [27.607)
Net current Liabilities {26577  [27.313]
Total assets less current liabilities 4,809 5911
Non-current liabilities h T
Debentures and loans E {2,249) {1.891)
Lease liabilities {25] [25]
Interest rate and currency derivative liabilities E (94) [128]
[2,370) [2.C44]
Net assets 4,439 3.8467
Equity
Called up share capital | 234 234
Share premium ’ 1,307 1,307
Other reserves 1] S}
Merger reserve 213 213
Retained earnings 2,690 2118
Total equity 4,439 3.867

The profit after taxation for the year ended 31 March 2022 for the Comnpany was £726m {year ended 31 March 2022: £113m loss).

Tim Scare Bhavesh Mistry
Chairman Chief Financial Qfficer

The financial statements on pages 221-232 were approved by the Board of Directors and signed ¢n its behalf on 17 May 2022.
Company nurnber 621920
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Company Statement of Changes in Equity

For the year ended 31 March 2022

Share Share Qther Merger Profit and toss Total
taphal premium reserves TESRTVE accoun eguily
Em m £m Em £m €m

Balance at T Apri\ 2021 234 1,307 {51 m 2,118 3,867
Dividend paid - - - - (157) {157}
Fair value of share and share option awards - - - - 3 3
Prokt far the year alter taxation - - - - T26 Tih
Balance at 31 March 2022 234 1,307 L] 213 2,690 4,439
Balance at 1 Aprit 2020 234 1,307 (5 213 2319 4,068
Dividend paid - - - - (78] [78]
Fair value of share and share aption awards - - - - 3 3
Net acivarial loss on pension schemes - - - - il 13t
Loss for the year after taxation - - - - 113) (113
Balance at 31 March 2021 234 1,307 15] 213 2118 3.867

The value of distributable reserves within the profit and loss account is £1,399m (2020/21: £818m) [unaudited). An explanation of how
distributable raserves are determined, and any Umitations, is set oot on page 223 of Note A within the Qistributable reserves section.
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Notes to the Accounts

(Al Acceunting policies

The financial statements for the year ended 31 March 2022 have been prepared on the historical cost basis, except for the revaluation
of derivatives which are measured at fair value These financial siatements have been prepared in accordance with the Companies Act
2006 as applicable to companies using Financial Reporting Standard 101 Reduced Disclosure Framework [[FRS 101°].

The financial statements apply the recagnition, measurernent and presentation reguirements of international accounting standards in
conformity with the requirements of the Companies Act 2006, but make amendments where necessary in order to comply with the Act -
and take advantage of the FRS 101 exemptions. Insiances in which advantages of the FRS 101 disclosure exemptions have been taken
are set out below

The Company has taken advantage of the exemption under S.408 Companies Act 2006, to prepare an individual profit and loss account
where Group accounis are prepared. ’

The Company has taken advantage of the following disclosure exemptions under FRS 101:

fa] the requirements of IAS 1 to provide a batance sheet at the beginning of the period in the event aof 2 prior period adjustment
{b} the requirements of IAS 1 to provide a statement of cash flows for the peried

lcl the requirements of IAS 1 to provide a staternent of compliance with IFRS

|d) the requirements of IAS 1 to disclose information on the management of capital

[e} the requirements of paragraphs 30 and 31 of IAS 8 ‘Accounting Policies, Changes in Accounting Estimates and Errors’ te disclose
new IFRSs that have been issued but are not yet effective .

(fl the requirements in kAS 24 'Related Party Oisclosures’ to disclose related party transactions entered inta between two or more
members of a group, provided that any subsidiary which is a party to the transaction is wholly owned by such a member

[gl the requirements of paragraph 17 of IAS 24 "Related Party Disclosures’ to disclose key management personnel compensation
[h] the requirements of IFRS 7 to disclose financial instruments

lil the requirements of paragraphs 91-99 of IFRS 13 Fair Value Measurement’ to disclose information of fair value valuation techniques
and inputs

New standards effective for the current accounting period do not have a matenal impact on the financial statements of the Company.
The accounting policies used are otherwise consistent with those contained in the Company’s financial statements for the year ended
31 March 2022,
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Notes to the Accounts continued

{al Accounting poticies continued

Going concern

The financial statements are prepared on a going concern basis. The balance sheet shows that the Company is in g net current liability
position, This results from loans due to subsidiaries of £26.513m which are repayable on demand and therefore classified as carrent
liabilities. These liahilities are not due to external counterparties and there is no expectation or intention that these loans will be repaid
within tha next 12 maenths, The net curceat liability positian also results from the £20rm af facilities that are reaching maturity withun the
next 12 months. The Company has access tc £1.3bn of undrawn facilities and cash, which provides the Oirectors with camnfort that the
Company will be able to meet these current Liabilities as they fall due. As s tonsequentce of this, the Directors feel that the Company is
well placed ta manage its business risks successfully despite the current economic climate. Accordingly, they believe the geing concern
basis is an appropriate one. See the tull assessment of preparation on a going concern basis in the corporate governance section on
page 109. ’

Investments and loans .
tnvestrnents in and Lloans to subsidiaries and joint ventures are stated at cost less any irmpairment. impairment of toans is calculated in
accordance with IFRS 9. Impairment of investments is calculated in accordance with IAS 36, Further detail is provided below.

Critical accounting judgements and key sources of estimation uncertainty

The key source of estimation uncertainty retates to the Company's investiments in and loans to subsidiaries and joint ventures. In
astimating the requirement for impairment of investrnents, management make assumptions and judgements an the value of these
investments using inherently subjective underlying assel vaiuations, supported by independent valuers with reference 1o investment
properties held by the subsidiary or joint ventures which are held at fair value. The assumptions and inputs used in determining the fair
value are disclosed in Nate 10 of tha consolidaied financial stalements.

I atcordance with IFRS 9, management has assessed the recoverability of amounts due 1o the Company fromits subsidiaries and .. .
joint ventures. Amounts due to the Campany from subsidiaries and joint ventures are recovered through the sale of properties and
investments held by subsidiaries and joint ventures and through setiling tinancial assets, net of financial Uabilities, that the subsidiaries

and joint venlures hold with counterparties other than the Company This is essentially equal to the ret asset value of the subsidiary or

joint venture and iherefore the net asset value of the subsidiary or joint venture is considered to be a reasonable approximation of the
available assets that could be realised to recover the amounts due and the requirement to recognise expected credit losses. As a result,
the expected credit loss is considered fo be equal to the excess of the Company’s interest in a subsidiary or joint venture in excess of the
subsidiary or joint venture's fair value.

At 31 March 2022, the Company has recagnised a E167m impairment reversal [2020/21: £1,123m impairment] in the Company’s financial
staternents, in relation to investment in joint ventures and subsidiaries and intercompany loans. The impairmenl reversal arises
predominantly as a result of the increase in the value of the investment property held by each subsidiary and jeint venture,

The Directors do not consider there to be any critical accounting judgernents in the preparation of the Company's financial statements.

Distributable reserves

Included in the retainad earmngs the Company had distributable reserves of £1,39%m as a1 31 March 2022 {2020/21: £818m) fupsudited].
When making a distribution to shareholders, the Directors determine profits available for distribution by reference to “Guidance on
realised and distributable profits under the Companies Act 2006” issued by the Institute of Chartered Accountants in England and
Wales and the Institute of Chartered Accountants of Scotland in April 2017.

The profits of the Company have been received predeminantly in the form of interest income, gains on disposat of investments,
management and adrminisiration fee income and dividends frorn subsidiaries. The availability of distributable reserves in the Company

is dependent on those dividends meeting the definition of qualifying consideration within the guidance and on available cash resources of
the Group and other accessible sources of funds. Additronally, the Company does nat recagnise internally generated gains in the current
and prior years from intra-Group sales of investments or investment properties as distribulable until they are realised. usually through
onward sale to external third parties. The distributable reserves are theretfore subject to any future restrictions or limitations at the

time such distributian is made.

IB} Dividends
Details of dividends paid and proposed are included in Note 19 of the consolidated financial statements.

iC} Employee information

Employee cosis mclude wages and salaries of £38m [2020/21: £35m), social security costs of £6m (2020/21: ESm! and pension costs of
£4m (2020/21: £1ml. Details of the Executive Directors” remuneration are disclosed in the Remuneration Report on pages 127-153.
Details of the number of employees of the Company are disclosed in Note 8 of the consolidated financiat statements.

Audit fees in relation te the parent Company only were £0.5m [2020/21: £0.5m).
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[D) Investments in subsidiaries and joint ventures, loans to subsidiaries and other investments

Sharesin Loans to Investments in Other

subsidiaries  subsidiaries joint venlures invesiments Total

£m £m £m £m £m

At 1 April 2021 18.822 14,320 106 41 33,289
Additions 480 2,009 32 2 2,523
Disposals - 2.6801 - 13} {2,483}
Amortisation - - - [6) 16)
[Provision for] reversal of impairment 32) 221 (22] - 167
As at 31 March 2022 17,270 13,870 11A 34 33,290

The historical cost of shares in subsidiaries is £19.570m [2020/21: £19.090m]. The historical cost of investments in joint vantures is
E471m [2020/21: £439m] net of praviston for impairment of £356m (2020/21: £333m] and includes £116m (2020/21: £106m| of leans to
joint ventures by the Company. Results of the joint ventures are set cut in Note 11 of the consolidated financial statements. The historical

cost of other investments is E71m (2020/21: £71ml.
(E} Netdebt

032 2021

£m Em
Secured on the assets of the Company .
5.264% First Mortgage Debeniure Bonds 2035 347 361
5.0053% First Mortgage Amortising Debentures 2035 88 89
5.357% First Mortgage Debenture Bonds 2028 227 241
442 491
Unsecured . - I
4.635% Senior US Doltar Notes 2021 - 157
4.7656% Senior US Dollar Notes 2023 10 102
5.003% Senior US Datlar Notes 2026} &6 &7
3.81% Senicr Notes 2024 102 1
3.97% Senicr Noles 2024 103 1z
2.375% Sterling Unsecured Bond 2029 298 298
“4.16% Senior US Dollar Notes 2025 77 77
2.67% Senior Notes 2025 37 37
2 75% Senier Notes 2026 37 37
Floating Rate Senior Notes 2028 80 80
Floating Rate Senior Notes 2034 102 102
Facilities and overdrafts 604 181
1,607 1,361
Gross debt 2,259 2.052
Interest rate and currency desivalive liabilities 96 128
Interest rate and currency derivative assets 96] [135)
Cash and short term depasits 29] 189
Net debt 2,240 1.954
1. Principal and interest on these barrowings were fully hedged into Sterling at a floating rate at the time of 1ssue.
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Notes to the Accounts continued

[E] Net debt cantinued
Maturity analysis of net debt

2022 021

£m E€m
Repayable within cne year and on dermnand i 20 161
between: one and two years . . Ll -
wo and five years 854 657
five and ten years . 459 738
ten and fifteen years 485 696
fifteen and twenly years 150 -
2,249 1891
Gross debt 2,269 2.052
Interest rate and currency derivatives - 171
Cash and short term deposits (29) [89)
Net debt 2,240 1,956
(F) Pension

The British Land Group of Companies Pension Scheme and the Defined Contribution Pension Scherne are the principal pension
schemes of the Company and details are set out in Note 9 of the consalidated financial statements.

(6] Dehtors
022 2021
£m £
Trade and other debters [ 2
Prepayments and accrued income 1 3
Carparation tax 5 -
12 5

Trade and other deblors are shown after deducting a provision for impairment against tenant debtors of £2m [2020/21: £2m). The
provision for impairment is calculated as an expected credit loss on trade and other debtors in accordance with IFRS 9.

[H) Creditors

2zt 2020

Em Em

Trade craditors 20 15
Caorporation tax - 3
Other taxation and socral security 23 15
Accruals and deferred incorme 42 37
85 70

1] Share capital

Ordinary shares

&m of 25p each

Issued, called and fully paid
At T april 2021 23, 937,981,992
Share issues . - 127,441
At 31 March 2022 i 234 . 938,709,433
Ordinary shares
Em of 25p each

Issued, called and fully paid
ALY Aprit 2020 234 937.938.0%7
Share issues - 43,895
At 31 March 2021 234 937,981,992
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[J] 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 babitities will
arise from the contingent liabilities.

Al 31 March 2022, the Company has Enil of capital commitments
£2020/21: Enill.

Related party transactions are the same for the Company as
for the Group. For details refer to Note 23 of the consolidated
financial statements.

The British Land Company PLC 00421920

(K] Disclosures relating to subsidiary undertakings

The Company's subsidiaries and other related undertakings at
31 March 2022 are listed on the next page. All Group entities are
included in the consolidated financial resulis.

Unless otherwise stated, the Company holds 100% of the voting
rights and beneficial interests in the shares of the following
subsidiaries, partnarships, associates and joint ventures. Unless
otherwise stated, the subsidiaries and retated undertakings are
registered in the United Kingdom,

The share capital of each of the companies, where applicable,
comnprises ordinary shares unless otherwise stated.

The Company halds lhe'majoriiy of its assets in UK companies,
although sorme are held in overseas companies. In recent years
we have reduced the rumber of overseas companies in the Group.

Unless noted otherwise as per the following key. the registered
address of each company is York House, 45 Seymour Street,
London W1H 71X,

1. 47 Esplanade, St Helier, Jersey JE1 0BD.

2. 44 Esplanade, St Helier, Jersey JE1080.

3. 540 Herengracht, 1017CG, Amsterdam, Nethertands.
4. StHelen's, | Undershaft, London ECIF 30Q.

* Companies with an aclive prepoesal 1o be struck off the register.

+Since 31 March 2022 Britrsh Land has announced the unconditional exchange on the
sale of 3 75% interest in the majority of our Paddington Cenltral assets. The companies
invokved witl be classfied as joiat veriure companies due 10 the management contret
provisians in place.
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Notes to the Accounts continued

K} Disclosures relating to substdiary undertakings continued

The British Land Company PLC 00421920

Direct holdings Indirect holdings
UK/Overseas Tax UK/Overseas Tax
Campany Namea Resident Status Cempany Name Residen! Status
BL Bluebutton 2014 Lirnited UK Tax Resident 1 & 4 & 7 Triton Limited UK Tax Resident
BL Davidson Limited UK Tax Resident 10 Brack Street Limited UK Tax Resident
8L furopean Fund Management LLP UK Tax Resident 10 Triton Street Limited UK Tax Resident
BL Guaranteeco Limited UX TaxResident 1719 Bediord Strest Limited UK Tax Resident
BL Intermediate Holding Company Limited UK Tax Resident  18-20 Craven Hill Gardens Limited UK Tax Resident
BL intermediate Holding Company 2 Limited UK Tax Resident 20 Brock Street Limnited UK Tax Resident
BL Shoreditch Develapment Limited UK Tax Resident 20 Triton Street Limited UK Tax Resident
BLSSP (Funding] Limited UK Tax Resident 328 Euston Road Limited UK Tax Resident
Bluebution Property Managerment UK Limited UK Tax Resident 350 Euston Road Limied UK Tax Resident
150% interest] 39 Victoria Street Limited UK Tax Resident
Boldswitch (Ng 1] Limited UK Tax Resident  Adamant Investment Corporation Limited UX Tax Resident
Baoldswitch Limited UK Tax Resident  Aldgate Place (GP] Limited UK Tax Resident
British Land City UK Tax Resident  Aldgate Land One Limited © Ui Tax Resident
British Land City 2005 Limited UK Tax Resident  Aldgate Land Two Limited UK Tax Resident
British Land Campany Secretarial Limited UK Tax Resident  Aparipower Limited UK Tax Resident
British Land Properties Limited UK Tax Resident  Ashband Limited UK Tax Resident
British Land Real Estate Limited - UK Tax Resident  B.L. Holdings Limited UK Tax Resident
British Land Securities Limited UK Tax Resident  B.L.C.T.(12497] Limited (Jerseyl! UK Tax Resident
Broadgate (Fundingl PLC. . UK Tax Resident  Barnclass Limited UK Tax Resident
Broadgate Estates tnsurance Mediation UK Tax Resident  Barndritt Limited UK Tax Resident
Services Limited Bayeast Property Co Limited UK Tax Resident
Hylleel Limited UK Tax Resident  BF Propco [No 1f Limited® UK Tax Resident
Kingsmere Produclions Limited UK Tax Resident  BF Propca {No 19] Limited* UK Tax Resident
Linestair Limited UK Tax Resident  BF Propca (Mo 3] Limited UK Tax Resident
London and Henley Holdings Limited UK Tax Resident  BF Propco [No 4] Limited® UK Tax Resident
Meadowhall Pensions Scheme Trustee Limited UK Tax Resident  BF Propco INo 9) Limited UK Tax Resident
MS5C Property Intermediate Holdings Limited UK Tax Resident  BF Properties INo 4) Limited UK Tax Resigent
150% interest] BF Properties [No 5] Limited UK Tax Resident
Regis Praperty Holdings Limited UK TaxResident  Birstall Co-Qwnership Trust [Member interest) UK Tax Resident
The British Land Corporation Limited UK Tax Regidert  (41.25% interest]
BL 5KS Hotdings Limited UK Tax Resident
BL {SP) Cannon Sireei Limited UK Tax Resident
BL Aldgate Bevelopment Limited UK Tax Resident
BL Aldgate nvestrnent Limited UK Tax Resident
BL Bradford Farster Limited UK Tax Resident
BL Broadgate Fragment 1 Lirnited UK Tax Resident
BL Broadgate Fragment 2 Limited UK Tax Resident
BL Broadgate Fragment 3 Limited UK Tax Resident
BL Broadgate Fragment 4 Limited UK Tax Resident
BL Broadgate Fragmeat 5 Limited UK Tax Resident
BL Broadgate Fragment & Limited UK Tax Residant
BL Broadway invesiment Limited UK Tax Resident
Bt Chess Limited UK Tax Resident
BL Cuy Offices Holding Campany Limited UK Tax Resident
BL CW Upper GP Cornpany Limited UK Tax Resident
{50% interast]
BL CW Upper Limited Partnership UK Tax Resident
[Partnership interest] 150% interest)
BL Department Stores Holding UK Tax Resident
Company Limited
BL Ogncaster Wheatley Limited UK Tax Resident
B Drummond Properties Limited UK Tax Residemt
BL Ealing Limited UK Tax Resident
BL Ealing Holding Company Limited UK Tax Resident
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Company Name

UK/Querseas Tax
Resident Sialus

Company Name

UK/Overseas Fax
Resident Stalus

BL Eden Walk Limited

8L European Heldings Limited

BL Euston Tower Holding Company Limited
BL Fixed Uplift Fund Limited Partnership
[Parinership interesi|

BL Fixed Uplill General Partner Limited
B Fixed Uplift Ncminee 1 Limited

BL Fixed Uplift Nominee 2 Lirnited

BL Goadman [General Partner] Limited
|50% interest)

BL Goodman Limited Partnership

[50% interest) ‘

BL Goodman [LP] Limited

BL HB Investrments Limited

BL HC [DSCHI Limited

BL HC [DSCLI Limined

BL HC Dallview Limited

BL HC Hampshire PH LLP (Member interest)
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 No 1 LLP [Member interest)

BL HC PH No 2 LLP [Member interest]

BL HC PH No 3 LLP [Member interest]

BL HC Property Heldings Limited

BL Health Clubs PH No 1 Limited

8L Health Clubs PH No 2 Limiteg

BL High Street and Shopping Centres Holding
Cornpany Limnited

BL Haldings 2010 Limited

BL Lancaster Investrments Limited

BL Lancaster Limited Partnership
[Partnership interest)

Bt Leisure and Industrial Holding
Caompany Limited

BL Logistics Investment Limited

BL Logistics Investment 2 Limited

BL Logistics Investment 3 Limited

BL Meadowhall Holdings Limited

BL Meadowhall Limited

BL Mewport Limited

BL Office Properties 1 Limited

BL Office Properties 2 Limited

BL Offices GP Limited

8L Office [Non-City) Hotding Company Limited
8L Office Holding Company Limited

BL Osnaburgh St Residential Ltd

8L Paddington Holding Company 1 Limited
BL Paddington Hatding Company 2 Limited
BL Paddington Property 1 Limited

Bl Paddington Property 2 Limited

BL Paddingten Property 3 Limited

BL Paddington Property 4 Limited

BL Piccadilly Residential Limited

BL Residual Holding Company Limited

BL Retail Holding Company Limited

BL Retail Indirect Investments Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Rasident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

1K Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residenlt
UK Tax Resigent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Restdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

BL Retail investment Holdings Limited
Bl Retail Properties Limited

BL Retail Propertigs 2 Limiled

BL Retail Properties 3 Limited

BL Retail Property Holdings Limited

BL Retail Warehousing Holding
Compary Limited

BL Sainsbury Superstores Limited

(S0% interest]

BL Shoreditch General Partner Limited
BL Shoreditch Limited Partnership
{Partnership interest]

BL Shereditch Na. 1 Limited

BL Shoreditch No. 2 Limited

BL Superstares Holding Company Limited
BL Triton Building Residential Limited
BL Tunbridge Welis Limited

BL Unitholder No. 1 [J] Limited | Jerseyl'

BL Unitheolder No. 2 [J] Limited {Jersey]'

BL Universal Lirnited

BL West [Watling House| Limited

Bl West End Investments Limited

BL Wesl End Dffices Limited Partnarship
BL West End Offices Limited [25% interest]
BL Whiteley Limited

BL Whiteley Retait Limited

BL Woalwich Limited

BL Woolwich Nominee 1 Limited

BL Woolwich Nominee 2 Limitad
Blackglen Limited*

Blackwall (1]

Blaxmill [Twenty-nine] Limited

BLO |A] Limited

BLD |Ebury Gate) Limited

BLED [SJ] Investments Limiled®

BLD [SJ] Limited

BLD Properties Limited™

BLD Property Heldings Limited

BLSSP ($HC 5} Limited

Bt Estates Limited

8LV Properly Management Limited

BLU Securilies Limtted

British Land [Joint Ventures) Limited
British Land Acquisitions Limited

British Land Aqua Partnership (2] Limited
British Land Aqua Partnershig Limited
British Land City Offices Limited

British Land Construction Limited

British Land Oepartment Stores Limited
British Land Developments Limited*
British Land Fund Management Lim/ted
British Land Hercules Limitad

British Land In Town Retail Limited
British Land Industrial Limited

British Land [nvestmant Management Limited
British Land QOffices [Non-Cityl Limited

U¥ Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

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
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 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 Resident
UK Tax 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
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Campany Name

UK/Overseas Tax
Resident Status

Company Name

UR/Querseas Tax
Resident Siatus

British Land Cffices (Nan-City) No. 2 Limited
British Land Dffices Limited

British Land Offices No.1 Limited

British Land Property Advisers Limited
British Land Property Managernent Limited
Broadgale (PHC 8] Limited*

Broadgate Adjoining Properties Limited
Broadgate City Limited

Broadgate Court invesirnents Limited
Broadgate Estates Limited

Broadgate Estaies People Management Limited
Broadgale Investment Holdings Limited
Broadgate Properties Limited

Broadgate REIT Limited {50% interest}?
Broadgate Square Limited”

Broughton Retail Park Limited (Jersey!!

Broughton Unit Trust funirs)*

Brunswick Park Limited

BVP Developmenis Limited

Canada Water Offices Limited

Casegood Enterprises

Caseplane Limited

Cavendish Geared il Limited

Cavendish Geared Lirnited

Cheshine Praperties Limited

Chester Uimited’

Chrisilu Norminees Lirnited

City of Londan Office Unit Trust (Jerseyl Units)
135.94% interesi)’

City Residenttal Heldings Limited

Clarges Estate Property Management Co
Limited

Comgemc Limited

Cornish Residential Properties Trading Limited
Crescent West Properties

Despdate Co-Ownership Trusi [50% interest)
Derby Investment Holdings Limited

Drake Circus Centre Limited

Drake Circus Leisure Limited

Drake Property Heldings Limited

Drake Property Nominee {No. 1} Limited
Orake Property Nominee fNo. 2] Limited
EdenWalk Shopping Centre General Pariner
Limited {S0% interest]

Eden Walk Shopping Centre Unit Trust?(50%
interest] [Jerseyl [UnitsP

Elementvirtue Limiled

Elk Mill Oldham Limited

Eusion Tower Limited

Exchange House Hotdings Limited

Finsbury Sguare BV?

Fart Kinnaird GP Limited [50% interest]

Fart Kinnaird Lirmited Partnership

(50% interest]

Fart Kinnaird Nominee Limited {50% interest]

230 British Land Annual Report and Accounts 2022

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Qverseas Tax
Resident
Dverseas Tax
Resident

UK Tax Resident

UK Tax Resident _

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 Tox Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UX Tax Resident
UK Tax Resident

Overseas 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 Residant

Four Broadgate Limited*

FRP Group Limited

Garamead Praperties Limited

Gibraltar General Partner Limited

{50% interest]

Gidraltar Nominees Limited [90% interest]
Giltbraak Retail Park Nottingham Limited
Glenway Limited

Hernpel Holdings Limited

Hempet Hotels Limited

Hercules Property UK Holdings Limited
Hercules Proparty UK Limited

Hercules Unit Trusl {Jersey) [Units)!

Hereford Otd Macket Limited

Hereford Shopping Centre GP Limited
Hereford Shopping Centre Limiied Parinership
HUT investiments Limited lJersey)’

Industrial Real Estate Limited
Insistmelal 2 Limited

Ivorydell Limited

Ivarydell Subsidiary Limited

Jethloom Limited

Lancaster General Partner Limited
London and Hentey (UK} Limited
Landon and Henley Limited
Lanebridge UK Limited

Longford Street Residential Limited
Ludgate Investment Heldings Limited
Ludgate West Limited

Mayfair Properties

Mayflower Retail Park Basildon Limited
Meadowbank Retail Park Edinturgh Limijed*
Meadowhatt Centre {1999 Limited
Meadowhalt Centre Limited

Meadowhall Cenire Pension Scheme
Trusiees Limited

Meadowhall Estates (UK) Limited
Meadowhall Group IMLP] Limited
Meadowhall Holdings Limited

Meadowhall Opportunities Nominee 1 Limited
Meadowhall Opporturities Nominge 2 Limited
Mercari

Mercari Moldings Limited

Minhilt investments Limited

Moorage [Property Developments) Limited
Nugent Shapping Park Limited

One Hundred Ludgate Hill

Une Sheldon Square Limited [Jerseyl

Drbital Shopping Park Swinden Limited
Osnaburgh Street Limited

Paddington 2KS Holding Unit Trust {Jerseyl
[Units)"

Paddington 3KS Investments Limited
Paddington 8KS Oevelopments Limited
Paddinglon SKS GP Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residert
UK Tax Resident
UK Tax Residenit
Qverseas 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 Resigent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residert
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UR Tax Resident
UK Tax Resident
UK Tax Restdent
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
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Company Name

Lik/Qverseas Tax
Residenl S1atus

Campany Name

UK/Qverseas Tax
Resident Stalus

Paddington SKS Holdings Limited

Paddington 5KS Nominee 1 Limited

Paddington 5KS Nominee 2 Limited

Paddington Block A IGP] Lid!

Paddington Block A LP [Partnership interesty
Paddington Black B [GP] Lid*

Maddington Block 8 LP {Parinership interesi):
Paddington Central | [GP} Limited:

Paddington Central | LP [Partnership interest}
Paddington Central | Unit Trust [Jerseyl [Units|"

Paddington Central if [GP] Limited:
Paddington Central Il LP (Pzrtnership interest)t
Paddingten Central Il Unit Trust [Jersey|
{Units|"

Paddington Central IV Unit Trust [Jersey
(Unies|*

Paddington Gateway GP Limited
Paddington Gateway Unit Trust {Jerseyl {Units)"
Paddington Gateway Nominee ) Limited'
Paddington Gateway Nominee 2 Limited'
Paddington GP Heldings Limited'
Paddington GP Secured Holdings Limited:
Paddington Investrments Holdings Limited
Herseyl"

Paddington Kiosk [GP) Ltgt

Paddington Kiosk LP [Partnership interest]
Paddingtan Property Investment SKS GP
Lirnited

Paddington Property Investment GP Limited
PaddingtonCentral Managemeni Company
Limited |88.9% interesti

Parwick Holdings Limited

Parwick lnvestments Limited

PC Canal Limited*

PC Lease Nominee Ltd!

PC Partnership Nominee Ltdt

Piccaditly Residential Limited

Piltar [Cricklewood] Limited

Pillar [Dartford] Limited

Pillar [Fulham)] Limited

Pillar Broadway Lirnited

Pillar City Limited

Pillar Oartford Ne.1 Limited

Pillar Denton Limited

Pillar Developments Limited

Fillar Europe Mzanragement Limited

Pillar Fort Limited

Pillar Galliens Reach Limited

Pillar Glasgow t Limited

Pillar Hercules No.2 Limited

Pillar Mugent Limited

Pillar Projects Limited

Pillar Property Group Limited

PillarStore Limited

Plymouth Retail Limited

Power Court GP Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
Overseas Tax
Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resigent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resideni
UK Tax Resident
UK Tax Resident
UK Tax Resideni
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 Resideni

Power Court Luton Limited Partnership
[Parinership interest)

Power Court Nominee Limited

Project Sunrise Investments Limited
Project Sunrise Limited

Praject Sunrise Properties Limited
Reading Gate Retail Park Co-Ownership
[Member inlerest| [30% interest]
Reboline Limited*

Regent’s Place Holding 1 Limited
Regent's Place Holding 2 Limited
Regent's Place Holding Company Limited
Regents Place Management Coempany Limited
(89.9%]

Regents Place Residential Limited
Rigphane Limited

Rohawk Properties Limited

Salmax Properties

Seymour Street Homes Limited
Shopping Centres Limited*

Shoreditch Sugport Limited

'Six Broadgate Limited® -

Southgate General Partrer Limited (50%
interest)t

Southgate Property Unit Trust | Jerseyl [Units)
[50% interest|'

Speke Unit Trust 187.9% interest] [Jersey)
(Units?

St. Stephens Shopping Centre Limited
Stockten Retail Park Limited

Sterey Lendon Offices Limited

Storey Offices Limited

Storey Spaces Limited

Surrey Quays Limited

TBL (Bromley} Limited

TBL [Lisnagelvin] Limited*®

T8L [Maidstone) Limited*

TBL Holdings Limited

TBL Properties Limited

Teesside Leisure Park Limited [51% interesi]
The Aldgate Place Limited Partnership
[Parinership interest] )

The Dartford Partnership [IMember interest]
(50% interest]

The Gibraltar Limited Partnership [Partnership
interest} [50% interest)

The Hercules Property Limited Parinership
[Partnership)

The Leadennall Development Company Limited
[50% interest]

The Liverpoal Exchange Company Limited
The Mary Street Estate Limited

The Retait and Warehouse Company Limited*
The Whiteley Co-Ownership {Member interest]
[50% interest)

Thurrock Retail Park Unit Trust!

Toligate Centre Colchester Limited

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

QOverseas Tax
Resident
Ovarseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax 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 Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Qverseas Tax

Resident
UK Tax Residgent
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Company Name

UK/Dverseas Tax
Resident Staius

Topside Street Limited

Tweed Premier 4 Limited

Union Property Corporation Limited

Union Property Holdings [Lendon) Limited
United Kingdom Property Company Limited
Valentine Co-ownership Trust |Member
interest] (50% interest|

Valentine Unit Trust [Jersey] [Units)!

Vintners' Place Limited

Wates City of Londen Properties Limited
Weslbourne Terrace Partnership
|Partnership interest)

Whiteley Shopping Centre Unit Trusk tJersey}
[Units)

WK Holdings Limited

WOSC GP Limited (25% interest]

WOSC Partners LP [Partnership interest]
[25% interest|

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resdant
UK Tax Resident

(verseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
LK Tax Resident
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The British Land Company PLC 00621920

Supplementary disclosures

Unaudited unless otherwise stated

Table A: Summary income statement and balance sheet (Unaudited|

Summary income statement based on proportional consolidation for the year ended 31 March 2022

The following pro forma information is unaudited and does not form part of the consolidated primary staternents or the notes thereto.
It presents the resulis of the Group, with its share of the results of joint ventures included on a line-by-line basis and excluding non-
cantrolling interesls.

Year ended 31 March 2022 Year ended 31 March 2021
Less nan- Less non-

Joint eonlralling  Proparlianally Joint controlling  Propartionally

Graup venlures interests consolidated Group veniures interesis consalidatad

Em £m £m Lm €in Cen Em fm

Gross rental income* 345 147 12) 490 382 142 [14] 508
Property operating expenses (48} 113 - 161] (1051 145l 9 (141}
Net rental income 297 134 [2) 429 277 97 (71 367
Administrative expenses (88) (1 - {89] {74 - - (74)
Net fees and other income 13 - - 13 1 - - 1"
Ungeared income return 222 133 (2] 353 214 97 (7 304
Nel financing cosls (55) 147) - (1021 1621 145l 4 {1031
Underlying Profit 167 8é 12) 251 152 52 (3) 201
Underlying taxation 4 - - [ (26| - - {26)
Underlying Profit after taxation 17 86 12) 255 126 52 (3} 175
Valuation movement {see Note 4| 633 {1,298)
Other capital and taxation (netl? T 59 87

Result attributable to

shareholders of the Company 947 11.036]

1. Group gross rentalincorme includes £7m[2020/21: ESmi of alt-inclusive rents relating to service charge income and excludes the £29m [2020/21: Enill surrender prermiur
payabile within the Capital and other column of the incerne statement.

2. tncludes other comprehensive incarme, movement in dilution of share options and the movement in items exctuded for EPRA NTA.

Summary balance sheet based on proportional consolidation as at 31 March 2022

The following pro forma information is unaudited and daes not form part of the consalidated primary statements or the notes therato.

It presents the composition of the EPRA NTA of the Group, with its share of the net assets of the jeint ventures included on a line-by-line

basis, and excluding non-controtling interests, and assuming full dilution.

Mark-to- Restared

market en Valuation EPRA EPRA

Share Lessnon- derivatives and surplus on NTA NTA

af joint controlling Share related debt Lease trading 31 March 3i March

Growp ventures  inleresls options adjustments liahilities properties Intangibles W22 0212

£m £m £m £m Em Em £m €m £m Em

Campuses properties 417 2,829 - - - (52) 8 - 6,976 6,548
Retail & Fulfilment properties 2,859 728 [15) - - (721 - - 3,500 2592
Total properties’ 7,050 3,557 [18) - - 1124) 8 - 10,476 9,140
investments in joint veniures 2,511 (2511 - - - - - - - -
Other investmentls 41 16 - - - - - 9 48 38
Other net [liabilities] assets (328) {100) 1 8 - 124 - - {295] {1901
Net debt 12,541]  (962) (1) - 46 - - - [3,458] 12938
Net assets 4,733 - (18] 8 4é - 8 91 677N 6,050
EPRA NTA per share {Note 2) 727p 448p

1. Included within the 1otal property value of £10,476m |31 March 2020/21: £4,140m are right-ol-use assets net of lease liabilities of £9m (31 March 2020/21: £8m, whichin
substance, relate o properties held under leasing agreements, The fair values of right-of-use assets are determined by calculating the present value of net rental cash llows
gver the term of the lease agreements.

2 As explained in Note 21, frorn 1 April 2021, the Group now reports under twa operating segments, Campuses and Retall & Fulfilment. Within this table. the comparative figures
have been restated in the relevant disclosures.
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FINANCIAL STATEMENTS continued

Supplementary disclosures continued
Unaudited unless otherwise stated

Table A continued
EPRA Net Tangible Assets movement

The British Land Campany PLC 00621920

Year ended Year ended
31 March 2022 31 March 2021
Fence Pence
m per share £m per share
Opening EPRA NTA 6,050 648 7.202 773
Income return 255 27 175 19
Capital return 423 49 {1,249 (134)
Dividend paid 1157 i17) 178) 18)
Closing EPRA NTA 8,771 727 6,050 648
Table B: EPRA Performance measures
EPRA Performance measures summary table _
2022 02t
Pence Pence
{m per share £m aer share
£PRAEarnings - basic 238 25.7 175 189
- diluted 238 25.6 17% 18.8
EPRA et Initial Yield 64.3% £.5%
EPRA "topped-up’ Net Injtial Yield 49% 5.2%
EPRA Vacancy Rate 6.3% 8.3%
2022 021
Nel asset Net asset
value per vatug per
Nel assets share Nel assels share
£m {pence) Em {pence)
EPRA NTA 6771 727 6,050 448
E£PRANRV 7,403 794 6.5%9 707
EPRA NDV 6.542 702 5678 409
Calculation and reconciliation of Underlying/EPRA/IFRS Earnings and Underlying/EPRA/IFRS Earnings per share (Audited]
“tm .
Profit [loss] attributable to the shareholders of the Company 958 1.031)
Exclude: ,
Group - current taxation 21 25
Group - delerred taxation - 5
Joint ventures - taxation - [
Group - valuation movement 1471) 888
Group - profit on disposal of investment praperties and investments 145) [28)
Group - capital and other surrender premia payable [see Note 3) 29 -
Joini ventures - net valuation movement lincluding result on disposals) [see Note 4] {162) 410
Joint ventures - capital financing costs [1 -
Changes in fair value of financial instruments and associated close-out costs {40] (12]
Non-controlling interests in respect of the above - {55)
Underlying Profit 251 20
Group - underlying current taxation [ (24)
Underlying Earnings - basic and dituted 255 175
Group - capital and other surrender premia payable [see Note 3} {291 -
Graup - reclassilication of foreign exchange differences Isee Note 4] 12 -
EPRA Earnings - basic and diluted 238 175
Profil (loss] attributable (o the shareholders of the Company 958 (1.031]
IFRS Earnings ~ basic and diluted 958 [1.031)
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Table B continued

The British Land Company PLC 00621920

022

2021

Mumber Number

millien million

Weighted average number of shares 938 938

Adjustment for treasury shares (11 1R

IFRS/EPRA/Underlying Weighted average number of shares {basic) 927 927

Dilutive effect of share options - -

Dilutive effect of ESOP sharas 3 3

EPRA/Underlying Weighted average number of shares (diluted) §30 930

Remove anti-ditutive effect - 13

IFRS Weighted average number of shares [diluted) 930 927

Net assets per share [Audited)
2022 ] 2021

Pence Pance

Em per share Em per share
Balance sheet het assets 6,733 5,983
Deferred tax arising on revaluation movements - -
Mark-to-market on derivatives and related debt adjustments 11 115
Diluticn effect of share oplions 8 14
Surplus on trading properties 8 9
Intangible assels {%) (2
Less non-controlling interests (15) (59)

EPRA NTA 6,7 727 6,050 648
Intangible assets 9 12
Purchasers’ costs 623 537

EPRA NRY 7,603 794 6599 707
Deferred tax arising on revaluation movemnents 12 [1]
Purchasers’ costs (623) [537]
Mark-te-market on derivatives and related debt adjustments (46) (119)
Mark-to-market on debi [190) {268)

EPRA NDV 4,542 702 5678 609

EPRA NTA is considered ta be the most relevant measure for the Group and is now the primary measure of net assels. EPRA NTA
assumes that entities buy and sell assets, thereby crystallising ceriain levels of unavoidable deferred tax. Due to the Group's REIT status,
deferred tax is only provided at each balance sheet date on properties outside the REIT regime. As a result deferred taxes are excluded
from EPRA NTA for properties within the REIT regime. For properties outside of the REIT regime, deferred tax is included to the extent

that it is expected to crystallise, based on the Group's track record and tax structuring. EPRA NRV reflects what would be needed

to recreate the Group through the investment markets based on its current capital and financing structure. EPRA NDV reflects
shareholders’ value which would be recoverabla under a disposal scenario, with deferred tax and financial instruments recognised

at the full extent of their liability.

2022 2021
Number Nurnber
million millien
MNumber of shares at year end 938 938
Adjustment for treasury shares {111 )
IFRS/EPRA number of shares (basic| 927 927
Dilutive eftect of share options 3 3
Dilutive effect of ESOP shares 2 3
IFRS/EPRA number of shares (diluted) 932 933
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FINANCIAL STATEMENTS continved The British Land Campany PLC 00621920

Supplementary disclosures continued
Unaudited unless otherwise staled

Table B continued
EPRA Net Initial Yield and "topped-up’ Net Initial Yield [Unaudited]

022 021
£m £rm

Investment property - whelly owned 6,929 4118
lrvestment property - share of jaint ventures 3,538 3022
Less developments, residential and tand (1,148] 11.224)
Completead property portiolio ' 9,299 794
Allowznce for estimated purchasers’ costs 672 648
Gross up completed property portfolio valuation |A) ' 9,971 8.564
Annualised cash passing rental income 457 475
Property outgaings 133] 129)
Annualised net rents (B] 424 396
Rent expiration of rent-free periods and fixed uplifts' 81 51

“Topped-up’ net annualised rent (C) 485 447
EPRA Net Imitial Yield 1B/A) 4.3% &.6%
EPRA ‘topped-up’ Net Initial Yield {C/A) 5£.5% 5.2%
Including fixed/minimum uplifts received in liew of rental growth 5 5
Tatal ‘topged-up’ net rents (01 490 452
Overall ‘topped-up’ Net Initial Yield [D/A) 46.9% 5.3%
"Topped-up’ net annualised rent 485 447
ERVvacant space 33 42
Reversions - - - - [ 12
Total ERV (E) 522 501

Net Reversionary Yield (E/A) ) 5.2% 5.9%

1. The weighted average period over which rent-free periods expire is one year [2020/21: one yearl.

EPRA Net initial Yield {NIY) basis of calculation

EPRA NIY is calculated as the annualised net rent [on a cash flow basisl. divided by the gross value of the completed property portfolio.
The valuation of our completed property portfolio is determined by our external valuers as at 31 March 2022, plus an allowance for
estirmated purchasers’ costs. Estimated purchasers’ cosis are determined 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 praperty ocutgoings is based on our valuers’
assumptions on future recurring non-recoverable revenue expenditure.

ln calculating the EPRA topped-up NIY, the annualised net rent is increased by the total contracted renl from expiry of rent-free periods
and future conlracted rental uplifis where defined as not in lieu of growth. Overall topped-up’ MY is calculated by adding any other
contracted future uplift to the topped-up’ net annualised rent

The net reversionary yield is calculated by dividing the total estimated rental value [ERV] far the completed property portfalio,
as determined by our external vatuers, by the gross completed property partialia valuation.
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The British Land Comgany PLC 00421920

Table B continued
The EPRA Vacancy Rate is calculated as the ERV of the unrented, lettable space as a proportion of the total rental value of the completed
praperty portfolio.

EPRA Vacancy Rate (Unaudited|

31 Mareh 31 March

Tz 2021

£m £m

Annualised potential rental vatue of vacant premises 3 42
Annualised potential rentat value for the rampleted property portfolio 526 507
EPRA Vacancy Rate 6.3% 8.3%

The above is stated for the UK portfolio only. A discussion of significant factors affecting vacancy rates is included within the Strategic
Report (page 631.

EPRA Cost Ratios (Unaudited)

2022 2021
im £m
Property operating expenses 48 94
Administrative expenses ‘ 1] 74
Share of joint ventures expenses 14 45
Lass: Performance and managsment fees [fraom joint ventures| %) 17l
Net other fees and commissions 14) |4}
Ground rent costs and operating expenses de facte included in rents {25) 121
€PRA Costs (including direct vacancy costs] (Al 112 183
Direct vacancy cosis i [42) 131)
EPRA Costs [excluding direct vacancy costs]| (8] 70 152
Gross Rental Income less ground rent costs and operating expenses de facto included in rents 323 341
Share of joint ventures [GRI less ground rent costsl 139 142
Total Gross rental income less ground rent costs {C) 462 483
EPRA Cost Ratio [including direct vacancy costs] (A/C] 24.2% 37.9%
EPRA Cost Ratic {excluding direct vacancy costs) [B/C) 15.2% 31.5%
Impairrnent of tenant debtors, tenant incentives and accrued inceme (D) (8 83
Adjusted EPRA Cost Ratio lincluding direct vacancy costs and excluding impairment of tenant debtors, accrued
incame, tenant incentives and contracted rent increases] (A-D1/C 26.0% 20.7%
Adjusted EPRA Cost Ratio {exctuding direct vacancy costs and excluding impairment of tenant debtors, accrued
income, tenant incentives and contracted rent increases) {B-DJ/C 16.9% 14.3%
Overheaad and operating expenses capitalised lincluding share af joint ventures| 7 b

In the current year, employee costs in relation te staff time on development projects have been capitalised into 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 ratios have also been presented which remove the impact of the impairment of tenant debtors, tenant incentives and accrued
income which are exceptional items in the current year, to show the impact of these items on the ratios.
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FINANCIAL STATEMENTS continued The British Land Company PLC 80621920

Supplementary disclosures continued
Unaudited unless otherwise stated

Table C: Gross rental income (Audited)

w02 021

&m im

Rent receivable! . 479 493
Spreading of tenam incentives and contratied rent increases 8 1A
Surrender premia k] 4
Gross rental income 490 508

1. Group gross rental income includes £7m (2020/21: £5ml of all-inclusive rents relating to service charge incame.
The current and prior year information is presented on a proportionally consolidated basis, excluding non-conirolling interests.

Table D: Property retated capital expenditure {Unaudited)

Year ended 31 March 2022 Year ended 31 March 2021
Jaint Juini

Group ventures Tatal Group ventures Total

£m £m £m £m £ Em

Acquisitions 596 34 430 52 - 52

Develapment 175 33 208 104 25 129

investrment properties

Incremental lettable space 1 - 1 1 - i

Naincremental lettable space 12 25 37 31 28 59
Tenant Mcentives 21 3 2 2 5 ? '

Other material non-allocated types of expenditure 2 3 5 5 1 [

Capitalised interest [ 1 7 3 2 §

Total property related capital expenditure - 813 99 912 0 61 262

Conwersion from accrual to cash basis 42 17 35 34 14 48

Total property related capital expenditure on cash basis 855 92 947 235 75 30

The above is presented on a proportionally consolidated basis, excluding noen-controlling interests and business combinations. The
‘Other material non-allocated types of expenditure’ category contains capitalised staff cosis of £3rn (2020/21: £6m).
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OTHER INFORMATION (UNAUDITED] The British Land Company PLC 00621920

Data includes Group's share of Joint Ventures

FY22 rent collection’

Rent due between 25 March 2021 and 24 March 2022

Qffices Retail Totsl
Received 100% 95% 97%
Rent forgiven - 1% 1%
Qutstanding - 4% 2%

100% 100% 100%
Total £196m £270m £466m
March quarter 2022 rent cotlection'
Rent due between 25 March 2022 and 10 May 2022 ORices Retail® Total
Raceived 8% 92% 6%
Rent forgiven - - -
Custorner paid menthly ’ - 2% 1%
Outstanding 2% 6% 3%

100% 100% 100%
Total £446m £31m £75m
1. As at 10 May 2022 ,
2. Includes nan-ofice customers located within our Londsn campuses.
Purchases
Since | Aprit 2021 Price 100%| Price [BL Sharel  Annualised Net Reats
Purchases Sactor £m Em Em'
Completed
Hercules Unit Trust units Retail 148 148 12
Thurrock Reiail Park " Retail 82 a2 S
Reading Gate Retail Park Retail 48 34 2
Blackwater Shopping Park, Farnboreugh Retail 38 38 2
B8RQ, Cambridge Retail 24 24 1
Oe Mandeville Retail Park Retail 24 24 -
Hannah Close, Wembley Logistics 157 157 4
Heritage House, Enfisld Logistics a7 87 2
Verrey Road Lagistics kil 3 -
Finsbury Square car park, London Lagistics 20 20 1
Peternouse Technelegy Park, Cambridge Campuses 75 75 3
Waterside House, Guildford ’ Campuses 19 15 1
The Priestley Centre, Guitdford Campuses 12 12 -
Total 781 747 33
1. BL share of annualised rent topped up for rent frees.
Sales
Since 1 April 2020 Price [100%] Peice [BL Sharel  Anauatised Nel Rents
Sales Sectar Em £m Em'
Completed
Virgin Active, Chiswick Retail S4 54 2
Wocdfields Retail Park, 8ury (part-salel Retait 36 36 2
Beaumonti Leys {Fletcher Mali} Retait 9 9 1
Virgin Active, Brighton Retait 14 14 2
Oebenhams, Plymouth Retail & A -
Wardrobe Court Residential 70 70 -
StAnne's, Regents Place? Residential ) & -
Clarges, Mayfair Residential 3 3 -
Canada Water {50% sale) Campuses 580 290 1
Exchanged
Paddington Ceniral [75% salel? Campuses 934 694 27
Total 1,710 1,180 35
1. BL share of annuatised rent lopped up for rent Irees.
2. Exchanged pricr 1o 1 April 2021
3. Exchanged post year end
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OTHER INFORMATION (UNAUDITED) continued The British Land Company PLC 00621920

Portfolio Valuation by Sector

Group Joint venturas Total Ehanged'
At 31 March 2022 Em Em £m H1 H2 FY
West End 3479 128 3607 28 1.6 L5
City 438 2.415 2.853 2.6 2.1 4.7
Canada Water & other Campuses 147 283 430 5.9 b4 12.9
Residential? 77 - 77 [0.8) 14.7 b4
Campuses 4,141 2.826 5.967 3.0 2.4 5.4
Retail Parks 1,891 223 2114 7.1 . 13.6 20.7
Shopping Centre 332 448 800 w2y 2 (6.1
Urban Lagistics 34 5 19 0.9} Q.4 -
Other Retail 251 14 267 10.4] 35 2.5
- Retail & Fulfilment 2.788 712 3,500 2.7 2.5 9.9
Total 6,929 3,538 10,467 29 4.0 5.8
Standing Investments 6,224 3,099 9,323 2.2 35 55
Develepments 705 439 1,144 6.3 7.8 1.7

On a proportionally consclidated basis including the Group's share of jgint venures

1. Valuation movement during the year lafter taking account of capital expendituret of properties held at the balance sheet date, including developmenis [classilied by
end usel. purchases and sales. .
2. Siand-alone residential.

Gross Rental Income’

12 months to 31 March 2022 Annuaiised as at 3t March 2022
Accounling Basis Em Group Jeint ventures Total Group Jaint venstures Tatal
West End 123 [ 129 123 5 128
City ) 13 85 98 7 79 86
Canada Water & other Camnpuses 8 5 13 [ - [
Residential? 1 - 1 1 - 1
Campuses 145 24 241 137 B4 221
Retail Parks 133 15 144 129 16 (A
Shopping Centre 47 33 80 42 32 74
Urban Logistics 3 - 3 7 - 7
Other Retail 19 1 20 18 1 19
Retail & Fulfilment 200 49 249 196 49 245
Total 345 145 490 333 133 486

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

I, Gross rental income will differ from annualised vatuation rents due to accounting adjustments far fixed & minimum canlracted rental uplifts and lease incentives,
2 Stand-alone residential. '

Partfolio Net Yields'?

EPRAnelinitial EFRAjopped up Overall topped up Net equivalent Net equivalent  Net reversionary

yield net inftial yield net initial peld yield  yield movement yield ERV Growth
As al 31 March 2022 % %! %< % bps % %*
West £nd 34 &1 [ 43 I 47 0.4
City 29 3.8 3.8 43 {15] 4.7 (0.6]
Other Campuses 49 49 4.9 5.2 1 5.6 &4
Residential 38 38 38 490 - kA 1.7
Campuses 3.2 40 4.0 4.3 {11 &7 0.0
Ratail Parks 6.2 65 6.4 59 {151 5.9 26
Shopping Centre 7.1 7.6 78 7.4 3 80 15.21
Urban Logistics 20 20 FRY 25 {751 2.6 63
Other Retail 52 5.6 6.1 6.4 {14) b.4 [X:]
Retail & Fylfiiment 5.0 £.3 8.4 6.0 1971 6.1 (2.8
Total 4.3 4.9 4.9 4.9 42) 5.2 {1.2)

On a proparuonally censolidated basis including the Groug's share af joint ventures.

. Including national purchaser's costs

. Excluding cammitted developments, assets held for development and residential assets. :
. Including rent contracted from expiry of rent-free pericds and fixed uplifts not in liey of rental growth.
. Including fhixed/minimum uglifis [excluded from EPRA definitian),

. As calcutated by MSCI.

[T SR
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Total Property Return las calculated by MSCI)

The British Land Company PLC D0421920

12 months lo 3k March 2022 Ofiices Retail Total
% Brilish Land M5CI British Land MSCI Britsh Lang MSCI
Cap#tal Return 58 32 t16 88 7.4 14.9
- ERV Growth 0.1 1.4 [2.9] (2.9 [1.2) 3.1
- Yield Movement!' [11] bps {231 bps 197 bps [82) bps [42] bps [67) bps
Income Return 2.4 37 7.6 54 40 4.2
Total Property Return 8.5 7.0 20.0 14.9 11.7 19.6
On a proportionatly consolidated basis inctuding the Groug's share of joint ventures.
1. Nel equivalent yield movement
Top 20 Tenants by Sector
% ol Retail & % ot Campuses
As a1 31 March 2022 Fulfilment rent
Retail & Fulfilment Campuses
Next 49  Meta |Facebook] 17.4
Walgreens [Boots) 4.8 Dentsu internationa 4.7
M&S 41 Visa 40
JD Sports 3.2 Herbert Smith Freehills 29
Currys Plc 31 Gazprom 2.4
J Sainsbury 2.8 Microsoft Cerp - 25
TJX [TK Maxx] 28 SMBC 22
Frasers Group 2.5 Vodafone 20
Asda Group 2.2 Deuische Bank 19
Kingfisher 2.0 Henderson 1.7
Tesco ple 2.0 Reed Smith 1.6
DF5S Furniture 1.8 TPICAP 1.6
Hutchisen Whampoa 1.8 The interpublic Group [McCann] i.6
TGI Friday's 1.8 Scftbank Group 15
River Island 1.6 Mayer Brown i.4
Homebase 15 Mimecast 13
Primark 1.5 Credit Agricole i.2
H&M .4 Kingfisher 1.2
Wilkinson 1.3  Milbank LLP 1.1
Pets at Home 1.2 Monzo Bank 1.1
Total top 20 48.3 Total top 20 55.5
Major Holdings
Bl Share Sqft Rent [10G0%!} Occupancy Lease
As a1 31 March 2022 % ‘o0g fm patt raie %> lenglh yrs’
Broadgate 50 4 4468 189 98.7 b4
Regent's Place 100 1,740 85 95.2 8.7
Paddingion Centrat® 100 958 a7 99.4 52
Meadowhall, Sheffield 50 1.500 67 95.9 41
Glasgow Fort. Glasgow 100 510 17 94.7 5.2
Teesside, Stockion 100 569 15 950 2.4
Hannah Close, Wembley 100 246 3 100.0 34
Ealing Broadway, London 100 540 11 950 37
Drake's Circus, Plymouth 100 1,150 16 919 49
Giltbrook, Nottingham 100 198 7 100.0 4.7
1. Annualised EPRA coniracted rent including 100% of joint ventures.
2. Includes accommadatian under offer or subject lo assel management.
3. Weighted average to first break
4. Excludes commilied and near term developments,
5. Pesl year end, exchanged on the sale of 75% of the majority of asseis in Paddington Central.
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0THER _IN FORMATION [UNAUDITED) continuved The British Land Company PLC 00421920

Lease Length & Occupancy

Average iease lengih yrs Deceupancy rate %
As al 1 March 2022 To expiry Tobreak  EPRA Occupancy Occupancy'??
West End 78 7.2 95.7 948
City 7.4 4.5 90.2 6.2
Other Campuses 7.7 6.8 100.0 10090
Restdential 145 162 ton g 100.0
Campuses 7.7 7.0 93.5 96.7
Relait Parks 6.0 L& 4.6 9.4
Shopping Centre 54 43 92.0 939
Urban Logistics 5.4 4.5 ) 9%.8 99.8
Other Retail 82 7.7 94.2 95.9
Retail & Fultilment 5.0 4.6 94.0 98.3
Totat 6.8 5.8 93.7 965

1. Space allocated to Storey is shown as occupied where there is a Storey tenant in ptace otherwise it is shown as vacant. Total occupancy would rise from 96.7% to
97.2% if Storey space were assumed to be fuily let.

2. Includes accommedation uader offer or subject to asset management, .

3. Where occopiers have entered administration or CVA bul are stilt iable for rates, ihese are ireated as occupied. If vnits in adrinistration are reated as vacant,
then the occupancy rata jor Retail & Futlilment woutd reduce from 96 3% to 94.5%, and tolal occupancy would reduce from 96,5% to 95.6%,

Portfolio Weighting

2021 2022 2022
%

As at 3% March % £m
West End 359 345 3.607
City © 275 273 2.853
Canada Water & other Campuses 6.1 4.1 430
Residential! 0.4 0.7 77
Campuses 701 666 5,967
Retail Parks 17.4 202 2114
Shapping Centre ‘ 83 76 200
Urban Logistics 1.2 3.0 319
Other Retait 28 2.4 267
Retail & Fuifilment 29.9 334 3,500
Total 100 100 10,687
London Weighting T7% 73% 7,604
On a proportionally consolidaied basis including \he Group's share of joint ventures.
1. Stand-alone residential.
Annualised Rent & Estimated Rental Value [ERY)

Annualised rent [valuation basis] ERv Average rent

£m' £m Epst

As ab 31 March 2022 Group Joint veniures Total Tatal Coniracred® ERV
West End® 114 S e 161 3.9 694
City? 7 72 79 123 539 . S84
Canada Water & other Campuses & - é 8 272 34.5
Residential® 1 - 1 1 £1.7 30.9
Campuses 128 77 205 291 52.9 57.8
Retail Parks 133 17 150 136 223 19.2
Shopping Centre 39 39 78 76 239 22.4
Urban Lagistics ? - 7 g 11.9 15.6
Other Retail 17 1 [} 19 1.0 11.2
Retail & Fulfilment 196 57 253 240 20.7 18.8
Total 324 134 45% 533 29.5 299

On a propartionally consolidated basis mcluding the Group's share of joint venlures and funds. excluding commitied, near term and assels held lor devetopment.

!. Gross rents plus, where renl reviews are outstanding, any increases to ERV tas determined by the Group's external valuers], less any ground rents payable under
head leases, excludes contracted rent subject to rent free and futurg uplift,

2 Annualised rent, plus rent subject to rent free.

3. Cpst metrics shown far office space only.

4. Stand-alone residential.
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Rent Subject to Open Market Rent Review

The British Land Company PLC 00621920

For year to 31 March 2021 2024 2025 2026 2027 202325 2023-27
As at 31 March 2022 Em £m £m £m £m fm £m
West End 23 4 15 @ 22 42 73
City 1 15 8 26 4 24 54
Canada Water & other Carmpuses - - 1 - - 1 1
Residential - - - - 1 - 1
Campuses 24 19 24 35 27 67 129
Retail Parks 9 8 9 7 26 41
Shopping Centre 3 3 2 3 14 19
Urban Logistics - - 1 - - 1 ]
Other Hetail 1 2 1 - 1 4 5
Retail & Fulfilment 18 13 14 10 1 45 L1
Total 42 32 38 45 38 112 195
On a propertionaliy cansolidated basis including the Group’s share ol joinl ventures excluding committed, near term and assels held lar development,
Rent Subject to Lease Break or Expiry
For year 10 31 March 2023 w2 2025 2026 2027 202325 2023-27
As al 31 March 2022 Em Em Em Em £m £m Em
West End 19 15 | 13 8 45 &6
City 7 14 4 17 3 27 47
Oiher Campuses 1 2 - - 1 3 4
Residential - - - - - - -
Campuses 27 33 15 30 12 75 117
Retall Parks 23 28 19 P 18 70 10%
Shopping Cenlre 16 12 9 12 7 37 56
Urhan Logistics - - 2 4 - 2 6
Other Retail 4 1 1 1 1 ) 8
Retail & Futfitment 43 41 N 38 26 115 179
Total 70 T4 &b 68 38 190 296
% of contracted rent 13.7 14.0 8.9 13.2 7.2 36.6 57.0
On a proportionally consalidated basis including the Group’s share of joint ventures.
Recently Completed and Committed Developments

. Pra-let &

BL Share 100% sq §t Current Value Cosito come ERV under ofler  ForecastIRR

As at 3t March 2022 Sector % ‘000 PC Calendar Year £m £m' £m? £m® %
1 Triton Square Qtfice 100 369 Q2 2021 545 - 24.3 23.9 12
Total Recently Completed 349 545 - 24.3 23.9
Norton Folgate Otfice 100 334 Q4 2023 235 157 231 7.5 it
Atdgate Place, Phase 2 Residential 100 136 Q22024 48 8¢ 4.0 - 0
1 Broadgate® Office 50 5644 Q2 2025 147 210 20.2 13.7 12
The Priestigy Centre, Guildford Office 100 81 Q22023 13 19 28 - 22
Canada Water, Plot A1? Mixed Use 50 273 Q3 2024 26 103 3.3 -
Canada Water, Plot A2? Mixed use 50 250 Q3 2024 14 40 5.0 Bier\d;;
Canada Water, Plot K13 Residantial 50 42 A2 2023 2 13 - -
Total Committed 1,482 487 648 604 21.2
Other Capital Expenditure* 23

On a proportionally cansolidated basis including the Group's share of joint ventures and funds lexcept area which is shown at 100%]. '

2. Estimated headline rental value nel of rent payable under head leases (excluding tenant incentivesl
3. The London Baraugh of Southwark has confrmed they will not be investing in Phase 1, but retain the right to participale in the development of subsequent plots up

to a maximum of 20% with their relurns pro-raled accordingly.

[5E-

. Capex commuitled and underway within our investment portfolio relating to leasing. infrastructure and assel managemenl.
. Pre-let & under offer excludes 184,000 sq ft of office space under eption.

. From 31 March 2022, Cast to come excludes notional interest as interest is capitatised individually on each development at our capitalisation rate.
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OTHER INFORMATION [UNAUDITED] continued

Near Term Develcpment Fipeline

Yhe Brivish Lano Company PLC 00621920

8L Share (00% sq ft
% 00

Earliest Start  Current Value  Cost te Come

Let&

ERV  Under Giter  Planning

As al 31 March 2022 on Site £m £€m' £m? £m  Slaws

2-3 Finsbury Avenue 50 718 Q32022 i 433 310 - Consented
§ Kingdom Street 100 438 Q42022 122 397 339 - Consented
Meadawhall ROG Urhan Logistics 50 404 Q32022 S a7 2.4 - Consented
Ealing - International House 100 163 032022 20 94 93 - Consented
Total Near Term 1,925 219 943 76.6 -

Other Capitat Expenditure® 167

Qn a aroportionally consotidated basis including the Group’s share af joint veniures and funds lexcept area which is shown at 100%).

1. From 31 March 2022, Cost te come excludes notional interest as interest is capitatised individually an each developrnent at our capitalisation rate.
2. Eslimated headline rental value net af rent payable under head leases lexcluding tenant incentives).
1. Forecast capital commitments within gur investment portlobo over the next 12 manths retating 5 leasing and asset 2nhancement.

Medium Term Development Pipeline

BL Share 100% Sq it
As at 31 March 2022 Seclor % ‘000 Planning Stalus
Thurrock Urban Logistics 100 559 Pre-submission
Enfield, Heritage House Urban Lagistics 100 431 Pre-submission
Hannah Close, Wembley Urban Logistics 160 468  Pre-subrnission
Verney Road Urban Logistics 160 164 Pre-submission
Teesside, Logistics Urban Logistics 100 299  Pre-submission
Eusion Tower Office 100 578 Pre-submission
Wast One Development Office 25 731 Pre-submission
Finsbury Square Urban Loegistics 100 47 Pre-submission
Ealing - 10-40, The Broadway Mixed Use 100 375 Pre-submission
Gateway Building Office 100 105 Consented
Canada Water - Future phases' Mixed Use 50 4,495 Consented
Tatal Medium Term 7,746

On & proportionally consolidated basis including the Growp's share of joint ventures and funds lexcepl area which is shown at 100%).

1. The London Beraugh of Seuthwark has the right to invesl in up to 20% of lhe completed devetopment. The ownership share of the joint venture between British Land
and AustralianSuper will change over time depending on the level of cantributions made, but will be no less than 80%.

EPRA best practice recommendations on sustainability reporting

We have received Gold Awards for sustainabilily reporting from the European Public Real Estate Association [EPRA), ten years running.
For our full EPRA sustainability reporting. methodology and the 2022 ONV Assurance Statement, please see our Sustainability Accounts
2022 at britishland com/data. Selected data has been independently assured since 2007, Selected data in the Sustainability Accounts for
2022 has been independently assured by DNV in accordance with the International Siandard on Assurance Engagements [ISAE] 3000
revised - Assurance Engagements other than Audits and Reviews of Historical Financial Information’ lrevised). issued by the International
Auditing and Assurance Standards Board ’

This year, full disclosure agains! the EPRA Sustainabilily Best Practice Recammendalions can be found in the 2022 Sustainability Accounts.

Governance indicators

Annual Repart and Accounts 2072

Board’s Execulive and Non-Execulive Direclors pages 101-103
Tenures of Nan-Executive Directors page 118

Appeintment process for new Directors page 117
Board procedure for managing conflicts of interest page 106

Composition of the highest governance body

Nominating and selecting the highest governance body
Process far managing conflicts of interest
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TEN YEAR RECORD

The table below summarises the last ten years’ resulis, cash flows and balance sheets.

The British Land Company PLC 00621920

w022 2021 2020 w15 208 2017 2018 2015 201¢ 2012
£m im Em £m £m Em Em £m £m Em
Income! . ]
Gross rentat income 490 508 560 576 413 643 654 418 597 567
Net rental income 429 367 478 532 574 410 420 585 562 541
Mel fees and other income 13 1 13 10 15 V7 17 17 15 15
Interest expense [net| [102) (103l 11111 (1211 {128) {151) 1180) (201] {202] [204]
Administrative expense 89l [74] |74 (81 (83 {84] [94] (88] (784 {76)
Underlying Profit 251 201 306 340 380 390 343 313 297 274
Exceptional cosls
Inatincluded in Llr\dﬂrlying Prafit) - - - - - - - _ - _
Bividends paid 157 78 148 298 302 296 287 277 266 234
Summarised balance sheets!
Total properties al valuation? 10,476 S140 - W77 %2316 13,716 13,940 14,648 13,677 12,040 10,499
Net debt 13,458) [2,938) (3854} 13521)  (3.973) (£223) (47658 14,918) [4890] (4,266
Other assets and Labilities 12471 (1521 1110) 144} (183 (2190 191 274 1123] [268
EPRA NTA/NAV (fully diluted)® 6,771 6,050 7213 8.649 9,550 9.498 10074 9,035 7,027 5,967
Cash flow movement - Group only
Cash generated from operations 256 218 404 617 351 379 341 318 243 197
Other cashftows from operations nny 169) 1291 14 ? [1&) (47) (23] (24) 7]
Net cash inflow from
aperating activities 245 149 375 513 353 343 294 285 219 %0
Cash inflow [outflow] from
capital expendilure, invesiments,
acquisitions and disposals (385) 910 (361} 187 346 470 230 (1) (640) (2021
Equity dividends paid {1551 |76 (295 {298) (3D4) [295) (235l (228] 1159 (203
Cash [outilowl inflow from
management of liquid resources
and financing 215 11,0221 232 (365} [404) [538) 1283} 20 607 213
|Decrease) increase in cashs {80) {39 49} 137 (%1 - b §34] 7 12l
Capital returns
Growth in net assets? 11.9% N601% 116461%  19.51% 07% 15.7)% 115% 2846% 178% 10.9%
Total accounting return 14.8% [15.11% [11.0]% [3.31% 8.9% 2.7% 14.2% 24.5% 20.0% & 5%
Total accounting return -
pre-exceptional 14.8% {1518 [1.01% [3.31% 8.9% 7% 14.2% 24.5% 20.0% 4.5%
Per share information
EPRA NTA/NAV per share’ 727p 448p 774p 905p 947p 915p 919p 82%9p 488p 5%6p
Memorandum
Dividends declared in the year 21.92p 15.0p 16.0p 31.0p 30.1p 29.2p 28.4p 27.7p 27.0p 26.4p
Dividends paid in the year 16.94p 8.4p 31.5p 30.5p 29.6p 28.8p 28.0¢ 27.3p 26.7p 26.3p
Diluted earnings
Underlying earnings per share 27.4p 18.8p 327 34.5p 37.4p 37.8p 34p 30.6p 29.4p 30.3p
IFRS [lossl| earnings per share* 103.3p D11.2p (110.0)p  130.0)p 48.5p 147p 119.7p  1673p 110.2p 31.5p
1. Including share of jeint venlyres and funds.
2. Represents movement in dilyred EPRA NTA in 2022 to 2021 and movement in diluted EPRA NAV from 2020 to 2012,
3 Including surplus over book value of trading and development properties.
4. Including restatement in 2014,
5. Represents movement in cash and cash equivalents under {FRS and movemenis in cash under UK GAAP.
4. EPRA NTA s disclosed in 2022 10 2021 and EPRA NAY Is disclosed from 2020 to 2012.
7 EPRA NTA per share is disclosed in 2022 to 2021 and EPRA NAY per share is disclosed from 2020 1o 2012.
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SHAREHOLDER INFORMATION

Analysis of shareholders -
31 March 2022

Humber Balance a5 a1

200122 of holdings % 31 March 2022' %
11,000 4,219 5491 1,656,579 0.18
1,001-5,000 1,904 25469 4,236,102 0.45
5.001-20.000 516 5.96 5,135,995 0.595
20.001-50,000 202 272 6,448,442 0.69
50.001-highest 572 7.72 920622317 98.14
Total 7,413 100,00 938,107,415 100.00
Holder type

Individuals 5195 70.08 8,864,223 0.94
Nominee and

institutional investors 2.218 2992 929,245,212 99.06
Total 7,413 10000 938,109,435 108.00

1. Excluding 11,264,245 shares held in treasury.

Registrars
British Land has appointed Eguiniti Limited {Equinitil to administer
its shareholder register. Equiniti can be contacted at:

Aspect House
Spencer Road
Lancing, West Sussex BN9T 6DA

Tel: 0371 384 2143 [UK callers|
Tel: +44 [0)121 415 7047 {Overseas callers)

Lines are apen from 8.30am to 5.30pm Monday lo Friday excluding
pubtic holidays in England and Wales.

Website: shareview.co.uk
By registering with Shareview, shareholders can:

- view their British Land sharenolding online
- update their details
- elect to receive shareholder mailings electronically

Equiniti is also the Registrar for the BLD Property Holdings
Limited Stock.
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Share dealing facilities

By registering with Shareview, Equinili also provides existing and
praspective UK sharehalders with 2 share dealing facility for buying
and selling British Land shares online or by phone.

Far more infermation, contact Equiniti al shareview.co.uk/dealing
or call 0845 603 7037 [Monday to Friday excluding public holidays
from 8.00am to 6.00pm). Existing British Land sharehotders witl
need the reference number given cn their share certificate to
regisier. Similar share deabing facilities 2re providad by other
brokers, banks and financial services

Woebsite and shareholder communications

The British Land corporate website contains a wealth of material
tar shareholders, including the current share price, press releases
and information on dividends. The website can be accessed al
britishiand.com

British Land encourages its shareholders to receive shareholder
communicalions electronically. This enables sharehelders to
receive information quickly and securely as well as in a mare
environmenially friendly and cost-effective manner. Further
information can be obtained frem Shareview or the

Shareholder Helpline.

ShareGift

Shareholders with 3 small number of shares. the value of which
makes it uneconamic to sell them, may wish to consider donating
their shares to charily. ShareGifl is a registered charity [No. 1052488|
which collects and sells unwanted shares and uses the proceeds

to support a wide range of UK charities. A ShareGift donaticn form
can be obtained from Equiniti,

Further information about ShareGifi can be obtained from their
website. sharegift.org

Honorary President

In recognition of his work building British Land into the industry
leading company it is taday, Sir John Ritblat was appointed as
Henorary President on bis retirement fram the Board ta
December 2006,

Registered otfice

The British Land Company PLC

York House

45 Seymour Street, London WTH 7LX

Telephone: «44 [0]20 7486 4444
Registered number: $21920

Website: britishland.com



Dividends

As a REIT, British Land pays Property Income Cistribution [PI0)
and non-Praperty Income Distribution [non-PID) dividends. Mare
information on REITs and PI1Ds can be found in the Investors
section of our websile at britishland.com/dividends

British Land dividends can be paid direclly into your bank or
building society account instead of being despatched to you by
cheque. More infarmation about the benefiis of having dividends
paid directly into your bank or building society account, and

the mandate form to sei this yp. can be found in the Investors
section of our websile at britishland.com/dividend-fags

Scrip Dividend Scheme

British Land may oifer shareholders the opportunity to
participate in the Scrip Dividend Scheme by offering a

Scrip Alternative to a particular dividend from time to time.
The Scrip Dividend Scheme allows participating sharehelders
to receive additional shares instead of a cash dividend.

For more information please visit the Investors section

of our website at britishland.com/scrip-dividend-scheme

Unsolicited mail

British Land is required by law to make its share register available
an request to other organisations. This may result in the receipt of
unsolicited mail. To limit this, sharehalders may register with the
Mailing Preference Service. For more information, or to register.
visit mpsonline.arg.uk

Shareholders are also advised to be vigilant in regard Lo share
fraud which includes telephone calls offering free investment
advice or offers to buy and sell shares at disceunted or highly
inflated prices. If it sounds 1oy gocd to be true, it often is. Further
information can be found on the Financial Conduct Authority's
website fca.org.uk/scams or by calling the FCA Consumer
Helpline on D800 111 4748.

The British Land Company PLC 00621920

Tax

The Group elected for REIT status on ¥ January 2007,

paying a £308m conversion charge to HMRC in the same year.
As g consequence of the Group's REIT status, tax is not levied
within the corporate group on the qualifying property rental
business but is instead deducted fram distributions of such
income as Properly tncome Dislributions [PID] to shareholders.
Any incame which does not fall within the REIT regime is subject
to tax within the Group in the usual way. This includes prafils
on progerty trading activily, property-related fee income and
interest income. As outtined in Note 7 to the accounts, there
was a shortfall in P10 payments for the year to 31 March 2020.
We remained compliant with the REIT regime through the
payment of additicnal corporation tax. We canlinue lo pass

all REIT tests, ensuring that our REIT status is maintained.

We work proactively and openly to maintain a constructive
retationship with HMRC. We discuss matiers in real-time
with HMRC and disclese all relevant facts and circumstances,
particularly where there may be tax uncertainty or the law is
unctear, 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 hrst intreduced by HMRC),

Further information on cur Tax Strategy can be found in the section
QOur Approach ta Tax Strategy at britishland.com/governance.
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SHAREHCLDER INFORMATION continued

Farward-looking statements

This Annual Report contains certain [and we may make other
verbal or written| forward-looking” statements. These farward-
looking statements include all matters that are not hislorical fact.
Such statements reflect currem views, intentions, expectalions,
forecasts and beliefs of British Land concerning, among other
things. our markets, activities, projections, strateqgy, plans,
initiatives, objectives, performance, financial condition, liquidity,
growth and prospects, as well 35 assumptions about future evenis
and developments. Such forward-looking statemaents can
sometimes, but not always, be identified by their reference to

a date or point in the fulure, the future tense, of the use of
‘forward-laoking' terminology. including terms such as ‘believes’,
‘considers’, ‘estimates’, ‘anticipales’, ‘expects’, forecasts’,
‘intends’, ‘continues’, ‘due’, ‘potential’. ‘passible’, ‘plans’,

‘seeks’, ‘projects’, ‘budget’, 'ambition’, ‘'mission’, ‘objective’,
‘goal’, ‘guidance’, trends’, future’, ‘outlook’, ‘sthedule’, target,
‘aim’, ‘'may’, ‘tkely to’, ‘will’, ‘would’, ‘could’, 'should’ or similar
expressions ar in each case their negative or other variations

or comparable terminology. By their nature, forward-laoking
slatemenls invelve inherent known and unknown risks,
assumptions and yncerlainties because they relale ta future
events and circumstances and depend on circumstances which
may or may not occur and may be beyond our ability to control,
predict or estimate. Farward-locking statements should be
regarded with caution as aciual outcomes or results, or plans ar
vbjectives, may difter materizlly from those expressed in or impiied
by such statements. Recipients should not place reliance on, and
are cautioned aboui relying on, any lorward-locking statements.

Important faciors that could cause actual resulis lincluding

ihe payment of dividends), performance or achievements of
British Land te differ materially from any ouicomes and results
expressed or implied by such ferward-looking statements include,
among olher things: [2) general business and political, social and
aconamic conditions glabally, Ib] the censequences of the Unitad
Kingdem's withdrawal from the European Union, [cl industry and
market trends linciuding demand in the property investmen
market and property price valatility). [d] competition, le) the
behavieur of other market participants, {f) changes in government
and other regulation including in relation ig the envirenment,
landlord and tenant law, health and safety and taxation lin
particutar, in respect of British Land’s status as a Real Estaie
Invastment Trustl, [gl inflation and consumer condidence, [b] (abour
relatigns and work stoppages. i} natural disasters and adverse
weather conditions, |j] terrarism and acts of war, {k] British Land's
averall business strategy, risk appetite and investment ehoices in
its partfolio management. [tl legal or other proceedings against or
affecting British Land, Im] retiable and secure IT infrastructure,
(n] changes in accupier demand and tenant default, (o] changes

in financial and equity markets including interest and exchange
rate fluctuations, {p} changes in accounting practices and the
interpretation of accounting standards, [g) the availability and

cost of finance, Ir) the consequences ol the Covid-1¥ pandemic,

(s} changes in construction supplies and labour availability or

cost tnflation and (1] the Ukraine conflict and its impact on suppty
chains and the macreeconamic qutioak. The Campany's principal
risks are described in greater detail in the section of this Annual
Repory heatged Principat Risks on pages 88-96 {inclusivel, Forward-
lacking statements in this Annual Report, ar the British Land
website or made subsequently, which are atinbutable to British
Land or persons acting on its behalf, should therefare be construed
inlight of alt such facters,
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Information contained in this Annual Report reiating to British Land
or its share price or the yield on its shares are not guarantees of,
and should nat be relied upan as an indicator of, future perfarmance,
ard nothing in this Annual Report should be construed as 2 profit
forecast or profit estimate. or be taken as implying thal the earnings
of British Land for the current year or future years will necessarily
match or exceed the hislorical or published earntngs of British
Land. Any forward-looking statements made by or on behatf of
British Land speak anly as of the date they are made. Such
forward-locking statemeants are expressly gualified in their

entirety by the factors referred to above and no representation,
assurance, guarantee or warramty is given in relation ta them
lwhether by British Land or any of its assaciates, Directors,

officers, employees or advisers), including as to their completeness,
accuracy, fairness, reliability, the basis on which they were
prepared, or their achievement or reasonableness. Other than in
accordance wilh our tegal and regulatory obligations tincluding
under the UK Financial Conduct Authority’s Listing Rules,
Disclosure Guidance and Transparency Rules, he UK Market
Abuse Requlation, and the requirements of the Financial Conduct
Autharity and the London Stock Exchange), British Land does not
intend ar undertake any abligation to update or revise publicly
forward-looking statements to reflect any changes in Britisk Land's
expeciations with regard thereto or any changes in infarmation,
events, conditions, circurnstances or other information on which
any such statement is based. This document shall not, under any
crcumstances, create any implication that there has been no
change in the business or affairs of British Land since the date

of this document or that the information contained herein is

correct as at any time subseguent to this date.

Nathing in this document shall constitute, in any jurisdiction,

an offer or solicitation o sell or purchase any securities or gther
financial instruments, nor shall it constitule 3 recammendation,
invitation or inducement, or advice, in respect of any securities
or other financial instruments or any other matter.

The Annual Report has been prepared for. and only for, the
members of British Land, as a body, and no other persons. British
Land, #ts Directors, officers, employees or advisers do noi accept or
assume responsibitity to any other person to whom this document
is shown or into whose hands it may come, and any such
responsibility or liability is expressly disclaimed.
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