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Presentation of linancial information

The financial statemants for te year ended

31 March 2021 have been prepared on Ihe historical
cosl basis, except for the revaluation of properties,
investments classilied as fair value through profit
of loss and derivalives, ‘The financ+al statements
are prepared in accordance with the Internatianal
Financial Reporting Standards |'FRS'] znd the
relevant legal provisions as reguired by the
Companies Act 2006 In additian to complying

with IFRS, the consolidated financ al slatements
also comply with internatianal hrancial reporting
standards adopted pursuant to Regulation {EC)

No 1606/2002 as it applies in the European Union.
In the current financial year the Group has adopley
a nyrber of minor amendments 10 standards
effective in the year issued by the 1ASB, none of
which have had a material impact oa the Graup
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The accounting policies used are otherwise
consistent wilh thase contained in the Group's
pravious Annual Report and Accounis for the year
ended 31 March 2020 Tha Group's interests in joint
venlures and funds are shown as a single line item
on tha income statement and balance sheet and all
subsid aries are consolidated at $00%

Managemenl considers the business principally
on a prepartionally tonsolidated basis when setting
the strategy, determinirg annuat priorities, making
invesiment and financing decisions and reviewing
performance This includes the Group's share of
Joint ventures and tunds on 2 Line-by-lne basis and
exzludes non-controlling inieresis in the Group &
subsidiaries The financial key performance
indicators are also presented on this basis. Refer
1o the Financial review for a discussion of the IFRS
resulls, We supplement our JFRS figures with
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223 Supptementary disclosures
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non-GAAP measures, which managerment uses
niernally. IFRS measures are 1abelled s such
See our supptementary disclesures which start
on page 223 for reconciliations, ard the glossary
found at britishland cam/glnésary

Integrated reporiing

We integrate sociat and erwirenmentalinformation
throughouwt this Repert in line with Lha internationa.
Integrated Reporung Framework This rellects bow
suslainability is incorporaied into our placemaking

slraiegy. governance and business operations.

Our industry-teading sustainability strategy is

a poweriful teol ta deliver lasting value for all

our stakeholders.

This Report was signed aff by the Board on
25 May 2021




Places People Prefer

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

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

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

a unique year.

Visit britishtand com lor more information

100 Liverpool Street
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2021 KEY FIGURES

Underlying EPS Dividend per share Total accounting return

%
18.8p 15.04p (15.1)%
2020: 32.7p 2020:15.97p 2020: 111 01%
{FRS EPS EPRA NTA per share GRESB rating

111.2 648 5%
)P P
2020- (110.0lp 2020. 773p
Underlying Profit IFRS net assets Average embodied carbon in developments
$201m £5,983m 640kg CO,e per sqm
2020. £306m 2020: E7.V47m
IFRS loss after tax Senior unsecured credit rating Beneficiaries from our
community programmes

£(1,083)m A 23,024
2020: €11 1 14)m 2020: A

100 Liverpool Street
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INVESTMENT CASE

1.

The scale and quality
of our portfolio

Qur Carnguses provide modern, sustainable
space in great buildings with an engaging
public realm. Retail & Fullilment focuses

on our retall parks and urban logistics which
are aligned to the growth of convenience
and ontine shopping.

Read about our places on pages £ §

Assets under management

ES.»].Z .7bn

Total floer space

21.5m sq ft

Our operational
expertise

Qur expertise across investment,
development, asset managerment. financing
and sustainability enabled us to navigate a
challenging year and pursue growth and
value oppartunities.

Read about our people on pages 28-27 and 36-39

Net zero carbon by

2030

Expertise in our team

613 people

Aligned to growth and
value opportunities

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

two strategic themes, our Carnpuses

and Retail & Fulfilment.

Read more atout our strategy on pages 14-27

Retail & Fulfilment portfolio

S53%

retail parks

London campuses

100+

acres

Attractive
development pipeline
and financial strength

Our development pipeline includes
opportunities on our portfolio which we
supplement through acquisition. We have a
strong balance sheet and work with partners
lo mitigate risk and accelerate returns.

Read about sur pipeline of developmenis an pages 20-21

Development pipeline

9.3m sq ft

Loan to vatue

32.0%

British Land Annual Report and Acceunts 2021



OUR PORTFOLIO

Our three London campuses are located in some
Campuses of London’s most exciting neighbourhoods. They !

are well-connected, high quality environments

fostering innovation, collaboration and creativity.

We are delivering a fourth at Canada Water.

Regent’s Place

13 acre office-led campus in
London's Knowledge Quarter .-+ «~---ooemreeee

Paddington Central Canada Water

11 acre office-led campus Masterplan

close to Paddington Station %3 acre redevelopment

scheme in zone 2

& British Lang Ansual Report and Aceounts 2021



" Broadgate

32 acre office-led campus
adjacent to Liverpool Street
Station

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

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

Portfolio highlights

£12.7bn

managed assets

£9.1bn

owned assets

21.5m

sq ft of floor space

£$425m

annualised rent

5.3 yrs

average lease length

Retail & Fulfilment

A madern, well iocated
UK network

British Land Annual Report and Accounts 2021 H]



CHAIRMAN'S STATEMENT

A clear focus for
the year ahead

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

Tim Score
Chairman

ovig-19 has created challenges for our business
- like atmost every other - that none of us could
have foreseen In this extraordinary year, i have
been immensely proud of the way our people have
pulled together to support our customers, our
communities and each other. They enabled us to navigate
this crisis successfully and will be a key asset gaing forward.

The pandemic has acted as a catalyst for existing trends

like the growth of anline shapping and more flextble warking,
so this year we have set out a new strategy, adopling a more
active approach to value creation. investing behind two strategic
themes, our Campuses and Retail & Fulfilment._ In doing so, we
bengfit from a sound financial pesition and a strong leadership
tearn with a clear vision for the future.

Resilient performance

This was a highty challenging year in many respects but also
one of great progress. Earnings and nat asset value per share
were lower, and at the heighl of the uncertanty we paused
dividend payments, which were resumed a few months later.
We salg £1.2bn of assels and are actively reinvesting the
proceeds in our portfolio through development. We achieved
planning consent for cur Canada Water Masterplan and made

[} British Land Annual Report and Accayunts 2021

our first logistics acguisttion, which also offers attractive
development potential. Qur leasing activity in retal was ahesd
of last year and while actwity in offices was subdued. we were
pleased to pre-let space at our 1 Broadgate development to
JLL. As we emerge from lockdown, we are encouraged by the
conversations we are having across our pipeline. [Read mare
on pages 56-74)

Supporting our stakeholders

Qur financial year saw three national locxdowns when anly
essential stores could operate and people were required to
stay at home. These restrictions placed enarmous pressure
on many of our retai and leisure customers who were simply
unable ta operate and therefore to manage their rental
oblbigatians. To help thermn through this crisis, we waived rents
for many of our smatler, independent custormers for a period
of time and engaged on a case by case basis to help larger
operators with strong businesses to agres payment plans.
We have also supported ocur customers with re-opening by
making cur places Covid-safe and helping them to manage
sacial distanc:ng.

The important rote that British Land ¢an play in local
communities was brought sharply into focus by the pandemic.



Itis a testament to the excellent work we have done over many
years 1o develop strong relationships with local partners that
we were able 1o act quickly and effectively to deliver support
where it was most needed. From providing immediate retief
thraugh faodbanks and education materials, to long term
employment and training support, we have been active

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

Throughout, our priarity has been the wellbeing of our people.
We have warked hard to foster employee engagement through
online resgurces to create a culture ol support and understanding
where everyone has access to the assistance they need. Qur
employee-led staff networks were a valuable source of advice,
practical support and entertainment and played an important
role in preserving the culture of our business while we worked
[rom home. Nevertheless, the Board recognises just how lough
delivering an the day job has been this year and we are hugely
grateful to everyone for their hard work and commitment
throughout this time. [Read more on pages 36-39)

Atfocus on ESG

In May 2020 we launched our 2030 Sustainabildy Strategy,
setling out ambitious targets to be net zero carbon by 2030
and to support local communities on the key issues they face.
In this first year, we have achieved sarne important milestones
including our first net zero carbon development at 100 Liverpool
Streel, publishing our Pathway to Net Zero Carbon and
launching our Transition Vehicle, to finance energy efficient
improvements across the portfolio. The Science Based Targets
initiative also validated our Scope 1, 2 and 3 targets as being
atigned to 5 1.5°C global warming trajectory. To achieve these,
we will need to werk in partnership with our customers,
partners and suppliers and. more generally, this is one

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

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

our ethnicity pay gap for the first ime. We have signalled our
commitment to disability inclusion by jaining The Valuable 500
and | am proud of the work we have deneg across our portfolic

to make our spaces more accessible for everyone.

Strong financial position

Throughouyt this time, we have benefitted from the steps

we have taken over several years to strengthen cur financial
posttion. We ended the year with 3 loan 1o value of 22.0%,
access to £1.8bn of undrawn facilities and cash and significant
headroom against Group debt covenants. Qur quarterly rent
collection perfarmance and productivity of our assels when
restrictions were relaxed gave us the canfidence lo resume
the dividend, which is now set at 80% of underltying EPS. This
approach ensures that dividends reflect trading conditions as
they change over time and maximises future strategic and
financial Nexibitity.

A new leadership team

Chris Grigg stocd down from the Board in Oecember and, on
its behall, | would like to thank him for steering the Company
s0 successtully over 11 years and for creating many of

the oppartunities we have in our business today. Rebecca
Worthington and William Jackson also stood down from the
Board during the year and we would like ta thank them for
their valvable contributions.

The Board was delighted to appoint Simon Carter, our grevious
Chief Financial Officer, as Chief Executive. We ran a rigorcus
search process. including both internal and external candidates.
and Simon was the standout candidate given the breadth of

his experience in real estale, his proven ability to create value
demonstrated in each of his previous roles and his clear vision
for our business. We were also delighted te appoint Bhavesh
Mistry as Chief Financial Qfficer. Bhavesh has a wealth of
finance experience, most recently at Tesco, where he was
deputy Chief Financia! Officer, as well as Whitbread and Virgin
Media. He joins us later in the summer, until then David Watker
will act as Chief Financial Qfficer as he has done since Navember
We were also pleased to welcome Irvinder Goodhew and
Loraine Woodhouse who joined the Board in the year.

Looking forward

Looking forward our focus will be on aligning our business to
growth and value oppartunities which leverage our competitive
strengths. This includes areas where we are market leaders,
such as retail parks, as well as thase which are new to British
Land, such as urban logistics, where we are pursuing a
development led strategy, and life sciences, a key growth area
i our markets. We were pleased to acquire our first logistics
asset this year and will took to make similar acquisibians in the
year ahead while maintaining our usual discipline At Regent's
Place, our proxismity to the Knowledge Quarter with its high
concentrabicn of academic and scientific institutions offers a
clear appertumily to repositicn this campus 1n a new direction
Al Canada Water, which will become our fourth campus, we
have the flexibility for a much breader range of uses.

In this report, we set out a ¢lear vision for our business,
focused on Campuses and Retail & Fulfilment and our pathway
for achieving that. We have deliberately buiit up our financial
strength and flexibility aver several years so we are well
placed o deliver on this strategy and have already made

good progress. Our management team is sirong. enthusiastic
and committed to delivering for all our stakeholders. We have
excellent people acress our business, who have got us through
this crisis and will stand us in good stead for the future. Again,
I would like to thank the whole British Land team for their
contribution this year.

W~ 0&"2’

Tim Score
Non-Executive Chairman

Read our Chairman’s intreduction o corporate governance an page 94
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CHIEF EXECUTIVE'S REVIEW

Positioning British Land for growth

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

Simon Carter
Chief Executive

A British Land Annwal Report and Accaunts 2021




Introduction

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

I set out in Novermber. Building on this, we are setting out our
new sltrategy, exploiling our strengths in development, active
managerment and repositioning assets and tvesting behind
two strategic themes, Campuses and Retail & Fulfitlment. Our
perfarmance this year clearly reflects the impact of Covid-19
but we have further strengthened our finances through timely
asset sales and are well positicned for the oppartunities that
lie ahead.

Covid Impact & Response

The pandemic has spanned our entire financial year.
Throughout that ume, we have worked closely with our
customers to acgjust through three national lockdowns

and subsequent re-openings. In Offices, we have effectively
collected all qur rents. In Retail, we have made goed progress
on rent callection as a result of continuous engagement with
our customers across the year. For those customers most
affected. primarily smaller independent businesses, we have
agreed pragmatic and equitable solutions for the periods of
ctosure which include menthly payments and concessions.
We have also engaged on a case by case basis with larger
cuslomers facing cash fiow difficulties, often combining our
discussions an the payment of legacy rents with those on lease
extensions and new space As a result. retail rent collection
was 71% for the year. Due 1o ongoing uncertainty, we have
made further provisions totalling £59:n against autstanding
rents and service charge, which has contributed to the
reduction in underlying prolit of 34.3%. The value of

the portfolio was down 10.8% contributing to a fall in

EPRA NTA of 16.3% to 648p.

This year our Place Based cammunity activities have

focused on helping those mast impacted by Covid-19. That has
included funding expert strategi¢ advice from The Business
Schoot helping 25 of aur community partners to navigate the
¢ris1s, praviding educational matenals for mare than 3,600
disadvantaged families and supporting local foodbanks. We
supported a retail recovery plan in Edinburgh and in London
our initiatives included four viriuai wark experience projects
for 200 young pecple. Overall, this year we have supported 364
people into employment which is a significant achievement in
the context of the pandemic and reflects how quickly we were
able to mabilise support to where it was most needed.

New business model & strategy

Our strateqy is to more actively focus our capitat on our
compelitive strengths in development, active management
and reposilioning assels. We are investing behind two
strategic themes:

- Campuses - Dynamic neighbourhoods focused on growth
customers and sectors; and

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

Starting in FY22, reflecting this approach, we will update
our reporting segments to be Campuses {which will include
Canada Water] and Retail & Fulfilment fwhich will include
urban {Og%s(ics].

Campuses

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

Qur campus propasition is a key ditferentiator and an important
arvantage post Covid as occupiers focus on the best space for
their businesses where supply is most constrained. That means
space which supporls recruitment, training, collaboration,
cuiture and wellbeing. Qur development pipeline includes
apportunities on all our campuses, enabling us tosncrease
investment in these unique assets, deliver attractive returns
and refresh our affer with high guality, modern and sustainable
space 50 we are well placed as demand polarises. All our
developments will be net zero carbon and with sustainabitity
now seen as & differentiator between the best space and the
rest, our ability to deliver buildings which help occupiers
reduce their own carbon footpgrint, is a key advantage.

The proximity of our carnpuses to hubs of growth and innovation
is a further advantage which we will more actively pursue.
Already, we have successfully repositioned Broadgate tc appeal
to a wider range of growing businesses, including creative and
technolegy companies, benefitting from its preximity to areas
like Shoreditch as well as its links to the City. Building on this,
we are evaluating other opportunties tc align our campuses to
innovation sectars and see a similar opportunity in life sciences
at Regent’s Place, given its proximity to the academic and
scientific institutions in the Knowledge Quarter. Qur ability to
deliver bespoke space for aur customers and our track record
of providing environments in which fast growing businesses
can expand, for example through Sterey, position us well in

this market.

At Canada Water, ocur permission is deliberately flexible,

We can deliver between 2,000 and ¢.4,000 residential units
and from 500,000 sg ft to 2 5m sq ft of workspace enabling us
to evolve our offer in line with demand. Already we have signed
an engineering, higher education provider and are exploring
other opportumities in this sector.

Retail & Fulfilment

In Retail, we are expanding cur approach to include fulfitment,
building on our market leading posihan in high quality, out

of town retail parks which already play a key rele in retailers’
fulfilment modets, and complementing this with development
led investment i urban logistics, primarily in London. Retail
parks accounl fer 53% of our retail portfotio. These are
increasingly preferred by retarers, because they are affordable
and support an oniine offer by facilitating click & collect,
returns and ship frorm store. They are also preferred by
business which are more online resilient, including discount
tood and homeware retailers. We see a clear value apportunity
in this space to leverage our asset management expertise to
deliver altractive returns as rents and values stabilise. This
ratignale underpins aur acguisition of the A1 Ratail Park in
Biggleswade and commitment to acquire the remaining 22%
interest in HUT, which comprises ten prime retail parks,
toegether totalling E197m.

British Land Annual Report and Accounts 2021 9



CHIEF EXECUTIVE'S REVIEW continuved

We are complementing our retail parks with davelopment

ted investment into urban logistics warehouses. primarily in
Londor, These are in tawn or edge of town warehouses with
geod infrastructure connections and access to residential areas
la support etfective last mile delivery. This particular part of
the market, where custorner requirements are evolving rapedly
and demand is strang but supply of the right kind of space is
highly constrained, will require mnovative solutions, such as
multistorey and underground warehauses as well as potentially

The Priorities for our business

incorporating into mixed use schemes This plays very well to
our skill set in sile assembly, ptanning and delivering complex
development in Central London.

This is the rationale for our acquisition of a 216,000 sq ft
logistics warehouse in Enfield Itis an 11-acre site within the
M23, with low coverage for an urban scheme of 40% providing
the ocpportunity to build up as well as out. We benefit from

a suppaortive planning environment in Enfield and 0 the
meantime the scheme is fully let and highly reversionary.

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

Prigrity Prograss since Movember

- Pre-let 134,000 sg ft at 1 Broadgate to .LL

Realising the potential -

of our Campuses educatien provide~

Completed the drawdown of the headiease al Canada Water and signed TEDI-London, a higher

~ Launched Sigrey at 100 Liverpaol Sireet, 37% lei or under offer

- Delivered 100 Liverpaal Street, our first net zero development

Progressing value -
accretive development -
the caming manths

Commitments to develop 1 Broadgate and Nortan Felgate, together covering 882,000 sq ft
Commenced enabling works at the first phase of Canada Water with main buitd contracis Lo be placed in

- Acqusition of Al Retall Park, Biggleswade for Ea%m, NIY 8.5%: opportunity to drive value through

Targeting the
opportunities in Retail -
& Fulfilment

assel managemenl

Cemmitment to acquire the rematning 22% interest in HUT based on a GAY of £148m, taking our
awnershin to 100%, NIY aver 8% (past year andg}

- Acquisition of 216,000 sq ft urban logrstics warehause in Enfield with development potential for E687m

Ipost year and)

- £1.2bn of asset sales since April 2020, overall 4.2% ahead of book value

Active capital recycling -

882,000 sq ft of development commitments

- £28B4m of Retail & Fulfilment acquisitions

- E1.4bn of financing activity in the year

Realising the potential of our Campuses

We will realise the potentiat of cur Campuses through
development, active asset management and by aligning them
toinnovation and growth sectors. At Regent's Place, we are
actively targeting life sciences occupiers and at Broadgate,
we wiil continue to focus on creative and tachnology

sectors including FinTech as well as traditianal finance.

The improvements we have made at Broadgate to the leisure
and retail elernent, including the UK's first Eataly are part of
that appreach. We are enhancing our space through new
developments including 1 Broadgate and the delivery of
Exchange Park, a 1.5 acre park in the middle of Broadgate
ard we have further opportunities at each of our campuses.
At Canada Water, we are exploring a range of uses leveraging
the flexibte nature of our planning consent.

Progressing value accretive development

We commutted to 882,000 sq ft of development in the year
Development 1s an important driver of value for British Land.
generating £2bn of profit in offices in the last ten years. In
acditior, our campus developments have a positive impact
on our places beyond the individual developmeant, supporting
rental growth across the campuses.

We nave created further opportunities for development across
our campuses and achigved planning consent for two new
buildings in the year, 2-3 Frnsbury Avenue (704,000 sq ft) at
Broadgate and 5 Kingdom Street {438,000 sq ft) at Paddington
Central. Having completed the drawdown of gur 500-year

10 aritish Land Annual Report and Accounis 2021

headlease at Canada Water, we are delighted thal we are now
able to progress development af our fourth Londen campus.
All of these developments will be net zero carbon and we are
facused on delivering the most energy efficient space we can,
supporting our abilily to let space guicker and at higher rents.

Targeting the opportunities in Retail & Fulfilment

While the broader retaii market remains challenging, we have
adapted gur prior:ty to reflact the compelling opportunities we
are now seeing in parts ¢f the retail market, notably retait
parks. Rather than "addressing the challenges in retail” as
we set out in Novermnber, our facus now is on “targeting the
opportunities in Retal & Fultiment.”

We have made £197m of retail park acquisitions [including
our commitment to acquire the outstanding interest in BUT]
and will laok to make further value-led acquisitions in this
space but will remain disciplined on returns. Sirnilarly, we
will look ta acquire assets. primarily in London with urban
logistits development potential and in addition have identuified
oppertunities on our own portfolio, including Meadowhall and
Teesside as well as on our campuses, which we will progress
this year.

Shopping centres account for 34% of our retall portfolio, with open
air covered schemes, including Bath and Ealing comprising 12%
and traditionat covered centres 22% We are actively managing
s space to drive occupancy and deliver more sustainable cash
flows and once stabibised, will decide whether to continue to hold
or exit these centres based on expected returns.



Active capital recycling

We will more actively crystallise value from mature and off strategy
assets toinvest into Campuses and Retail & Fulfilment, focusing
on areas where we have a distinct competitive advantage, ke
development or asset management. We have sold £1 2bn of
assets since April 2020, 6.2% ahead of book value. This included
the sale of a 79% interest in three West End buildings to Altianz
Real Estate for £401m representing a blended NIY of 4.3% and
the offices element af Clarges, Mayfair for E177m. We expect

to make further disposals this year.

We maintain good long term relaticnships with debt providers
across the markets and have completed £1.6bn of finsacing
in the year. This included extensions of RCFs of £1.1bn and
arrangement of new loans in latal of £460m involving 14
different tenders.

Full Year 2021 Operational performance

Offices leasing activily was understandably subdued with

total lettings and renewals of 395,000 sq fi for the year,
including 168.000 sg ft of deals aver ene year. In addition, we let
141,000 sq ft of space posti periad end, including 134,000 sq ft
pre-tet to JLL at 1 Broadgale, bringing tctal teasing since

1 Apnil 2020 to 556,000 sq ft. Office vatues were down 3.8%, but
the movernent was heavily weighted towards the first half and
with a small uplift in developments. Occupancy remains high
at 94%. With the roadmap out of lockdown, we are seeing more
businesses from a range of sectors looking teyond Covid-19

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

(n Retail, we maintained our focus on maximising occupancy.
driving rent collection and delivering more sustainable cash
{lows. We proactively engaged with our customers across

the gorifolio, generating strong leasing volumes covering

1.7rm sq ft, our highest ever, although pricing was lower at 19%
vs previous passing rent. Encouragingly, our pipeline cavers
583,000 sq ft of deals under offer. Valuations were down 24.7%
but far Retail Parks, which account for more than balf of the
Retail portfolio, the pace of decline slowed in the second half,
reflecting an increasing amount of capital targeting this sector.

Our people

This has been an excepticnally challenging year for our peaple.
They have supported our customers consistently, ofien with
additional caring responsibilities and without the abtiity to
resolve issues through a face to face conversation They have
done a tremendous job with many remaining cnsite to keep our
assels apen throughout the pandemic, | am hugely grateful for
their commitment and detighted to see so many are returning
to our office. The culture we have developed at British Land,
and the depth and breadth of our people’s expartise, is a key
differentiator for us and positions us to deliver on the strategy
we have set out.

| am pleased that Bhavesh Misiry joins us as Chief Financial
Officer in July 2021 and to have welcomed Irvinder Goodhew
and Loraine Waodhouse who joined the Board as non executive
directors in the year. Rebecca Worthington and William Jackson
stood down from the Board during the year and we would like
to thank them for their valuable contributions. As announced

on 25 May 2021, Mark Aedy wilk be joining the Board as 3 non
executive director from 1 September 2021,

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

ranked fourth in the Hampton-Alexander Review of FTSE 100
comganies for wormen in leadership positions We have met the
recommendations of the Parker Review on ethnic diversity and
disclose our ethnicity pay gap for the lirst time in this annual
report. alongside our gender pay gap which we have disclosed
since 2017

Outlook & dividend

In Qctober, we announced a new dividend policy. setting

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

With a roadmap out of lockdown, confidence has strengthened
and UK economic forecasts for calendar 2021 are being revised
upwards. In offices, we expect demand for madern, high quality
and sustzinable space which helps businesses to perform at
their best, to be firm but across the marke!, our central case

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

of the best space tight, we would expect our Campuses to
outperform and are encouraged by the conversations we are
having on our space, particutarly on our development pipeline,
as wetl a5 the pick up in activity we are seeing at Storey.

We anticipate downward pressure on prime office yields as
confidence improves and investors target the yield differential
with ather European cities. Retzil occupational markets remain
tough and we expect rents to decline further. However, we are
seeing signs of stabilisation on retail parks and our central
case is an additional rental decline of around 5%, with the
potential for some yield cempression given the increased
capital targeting this space. Shopping ¢entres, which have
been more impacted by Cownd-19, are likely to take a litile langer
to stabilise. We are enceouraged by the strong rebound we are
seeing on foolfall and sales particularty on our retail parks,
which are now in tine with pre pandemic levels. Urban logistics in
London should continue to see strong rental growth of 4-5% per
annum benefitting from compelling underlying fundamentals.

Although it 15 early days, economic indicators are positive,
and we are hopeful that we are starting to emerge from the
pandemic. As we do so, British Land is well placed to benefit
given our clear strategy, the diversity and expertise of our
people across the business and our oppartunities to drive
growth and value. However, we are very mindful that the
trajectory far this pandemic is highly uncertain with risk
from future variants, sa we take camfort from the strength
of the balance sheet and aur resitient performance over

the last 12 months.

G L

Simen Carter
Chief Executive
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HOW WE DELIVER VALUE

Places
People
Prefer

Competitive strengths

Best in class
platform

~_

Partner
of choice

Attractive
development
pipeline

Key inputs

Financial strength

- Strong balance sheel

- Flexble finances

- Successful partnerships

Our people

- Broad skill set

- Oiverse and inclusive
environment

- Culture of team work and
collaboration

Innovation

~_

Unique mixed
use campuses

Long term

commitment
to ESG

Strong relationships

Custamers

~ Communities

Partners and supphiers

Our values

Bring your whale self
Listen and understand
Be smarter together
Build for the future
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Our purpose is to create and manage
outstanding places which deliver positive
outcomes for all our stakeholders on

a long term, sustainable basis.

Our portfolio —>

Adiverseand high  Percentage of portfolio value
quatity portfolio

focused on Lendon
and the South East

O Londen campuses 70%
O Retail & Fulfilment  25%
O Qther 5%

100 Liverpoal Street




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

Our business model

—>

Source value &

growth opportunities

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

and returns.

Actively manage
& develop

We manage our space ourselves,
ensuring our places meet the day
to day needs of all our customers.
We target innavative and successful
businesses and provide them with
the flexibility to expand with us. We
develop individual buildings to drive
returns acress our campuses and
geing forward all our developments
will be net zero carbon.

Recycle capital

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

and value sectars and wark with
partners to mitigate risk and

access the best opportunities.

Read about our pipeline of developments on
pages 20-21

Delivering for
our stakeholders

Customers

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

Communities

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

Partners and suppliers

We devalap long term relationships
with investors, debt providers, local
authorities and suppliers o detiver
places which are successful

and inclusive.

Our people

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

Shareholders

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

and that we can adapt to key
rmarket trends.

Read about our stakeholders an pages 32-33

British Land Annual Report and Accounts 2021 13



VISION

14

Our new strategy

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

Campuses

Dynamic London neighhourhoods
focused on growth customers
and sectors.

Our Campuses are an important
differentiator for us. They provide high
quality, sustainable space and benefit from
excellent transport connections, an engaging
public realrm and an authentic sense of
community. Their praximity to some of

the most exciting parts of London attracts
sJccessful businesses, to foster centres

of innovation, collabaration and creativity

This is increasingly important post Covid-19,
where cccugiers are more focused on 5pace
which enables them {o perform at their bes:.

We will realise the potentiai of our Campuses
through the developrnent of lgh quality and
sustainable buildings and by aligning our
offer to include innovation industries such

as life sciences We are progressing the
development of our fourth campus at

Canada Water.

Retail & Fulfilment

Aligned to the growth of convenience,
online and last mite fulfilment.

We are the market leader in relail parks.
We have excelient relationships with
retailers and a clear insight into how
they manage the'r businesses.

Post Cavid-19, more of our customers
are using their physical stores to support
an online offer through click & collect,
returns and ship from store. Retail parks
are ideally suwited to this and the spaces

more affordable, enabling retailers to
operate profitably.

Our asset managament expertise means we
are well placed to identify value opportunities
In this sector and te deliver strong returns.

Leveraging our hroader skils in site
assembly, planning and delivering complex
developments, we are aiso identifying urban
logistics opportunities where we can drive
valye through development. Wz made our
hrst acquisilon in this sectar thug year

British Land Annual Repart and Accounts 2021




THE PRIORITIES FQR OUR BUSINESS

The priorities for our business

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

TN T

Realising the Progressing
potential of our value accretive
Campuses development

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

s Net zero carbon developnients
Energy efficient new space

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

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

¢ Delivering a fourth campus

at Canada Water

Active capital
recycling

Targeting the
opportunities in
Retail & Fulfilment

Driving occupancey and sustainable

cash flows

s Integrating urban fulfilment in our
retail parks

* Making value aceretive acquisitions

* Progressing urban logistics

development opportunities,

primarily inside the M25

» Crystallising value from
mature assets

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

* Maintaining balance sheet

strength and flexibility

Our people

Our strategy is delivered through
our people

British Land Annual Report and Accqunts 2021 15



THE PRIORITIES FOR OUR BUSINESS continued

Realising the

potential of

our Campuses

Net zero carbon
at Canada Water

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

the industry-leading NABERS UK
Design for Perfermance modelling
to achieve the highest efficiency
and performance.

All buildings will target BREEAM
Certitication [Commerciat
Outstanding. Retail Excellant,
Residential Home Quality Mark)
and, reflecting our holistic
approach, the Canada Water
Masterplan will target BREEAM
Communities Certification.

Building on our success

Our Campuses capitatise on demand for
the best space by providirg high quality,
sustainable buildings, complemented
by great public realm and amenities

and benefitting from excellent

transport infrastructure

At Groadgate, we have successfully
repositioned our offer to match the
evolution in demand. From a financial
fortress in the 1980s, today it is @ cenire
of innovation, creatity and culture.
FinTach, technctogy, mecha and
advertising sectors are well represented
on the campus and we have 3 strong
cammunity of scale up businesses
through Storey, our flexible

workspace business.

We have enhanced Broadgate's appeal by
sp'tening the boundaries of the campus,
gasuring it1s an integral part of tis
neighbourhood, including Spitatfields and
Snoreditch. We have cortiprehuensively
upgraded the dining and leisure offer
which now includes the UK's first Eataly.

Qur Paddington Central campus is virtually
tully let to high guality occupiers It benefits
from excellent transport connections
being close to Paddington Statien, a
future Crossrail station. and is a hub for
international, corporate headquarters.

Targeting innevatien sectors )
Regent’s Place 1s well placed to benelit
from the growth of life sciences The
industry ts forecast to see employment
growth of 5% pa to 2030 due to increased
Government and consumer spending. and
as more gverseas companies take space
here, reflecting the depth of talent within

t& British Land Annval Report and Accounts 2021

the UK. This is also an industry where
proximity to similar and complementary
organisations is impertant, so the
lacation of Regent’s Place in Landon’s
Knowledge Quarter, home to over 100
academic, scientific and cultural
organisations, 1s a key advantage.

Already the campus is hame to innovative
and successful businesses such as
Facebook and Dentsu Aegis Nelwork.

Appealing to a broad spactrum

At Canada Water, we have flexible planning
consent for @ 9m sq ft mixed use scheme.
We currently expect that will include 2m
sq ft of commercial space, nearly 1m sq

ft of retail and leisure space and 3,000
homes. but we can flex our planning
perrission in tine with demand

Already we have signed TEDI-London, a
universities partnership between Arizona
State University, King's College London
and UNSW Sydney, for therr modular
higher education campus.

To enhance our offer, we a~e putting
Wellbeing Principles at the heart of
our plans. We will improve connections
between people and places, so the
campus is more accassible, we will
use smarl technology to improve the
individual experience and seek an
improverment 0 tocal air quality.

The Masterplan cffers a huge opportunity
1o increase biodiversity, by enhancing
existing green spaces and adding 12
acres of new open space, including

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

53

acre site at
Canada Water




THE PRIORITIES FCR OUR BUSINESS continued

Progressing
value-accretive
development

444

kg CO e per sqm
embodied
carben

Progressing pipeline opportunities
Development has been animpaortant
driver of value for British Land, with
offices development delivering nearly
£2bn of profit stnce 2010,

Gur development programme capitalises
an demand for the best quality space.

At Broadgate we delivered mare than 1m
sq it of high quality workspace in the last
two years and are on site wth a further
882,000 sq ft across 1 Broadgate and
nearby Norton Folgate, with further
opportunities in our pipeline [see

pages 20-21)

Customer-led offer

Covid-19 has accelerated the trend
towards more flexible working. Going
forward, successful office space must
complement this with better technology
to connect those at heme with those in
the office. a mix of cotlabarative and
private warking areas and space which
supports wellbeing. Excellent transport
connectiens, an engaging public realm
and great amenities are highly valued by
employees, which matters as businesses
use their gffice space to attract and retain
key talant

Norton Folgate

At Norton Falgate, we are delivering
high quality medern werkspace in new
structures, interlinked with characterful
warehouse buildings across three
adjacent development plots, which

will complement the historic fabric

of the area.
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They offer a range of office Hoorplates
which are well suited io small and
mediumn sized businesses, with

roof terraces. courtyards, reta:l and
restaurant space. The developrment

is well connected for Liverpeoal Street
Station and Shoreditch overground and
benefits from the vibrancy and energy
of nearby Shoreditch and Spitalfields.

Net zero at Norton Folgate

We always prioritise the re-use of existing
matarials and, as a result, emboedied
carbon at Norton Folgate is low at 444kg
CQge per sgm, comparing well with our
2030 target tor embodied carbon in new
office developments of 500%g COse per
sqm. We will offset any residual carban,
making this a net zero carbor development.

It will be one of the mosi operationally
efficient buildings we have delivered.
The base build operational efficiency is
in tine with the UKGBC's 2020-25 inte-im
efficiency target and we are targeting a
BREEAM Excellent rating.

Ta improve biodiversity, we will add

log piles. bird and bat boxes to the roof.
connecting nature corridors in the City
The deveiopment includes 1,600 sq ft of
outside space on landscaped terraces to
supporl wellbeing for employees and we
are targeting Wired Score platinum and
qald ratings.

Norton Folgate

Oifice-led redevelopment

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

the area.



OUR DEVELOPMENT PIPELINE

A well positioned
development pipeline

Completed

A 100 Liverpool Street

Otfice-led development adjacent lo Liverpool
Street Station. 100 Liverpoot Streel is our first
net zero carbon development; embodied carbon
was low at 389kg CO:e per sqm and we offset
residual carbon through accredited schemes.
Read maore about our net zero commitments

on page 40.

520,000 sq ft

Committed

P 1 Triton Square

Oftice-led develoapment at Regent’s Place, fully
pre-let to Dentsu Aegis Network, an existing
occuplar an the campus.

365,000 sq ft

A Nortan Felgate

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

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

A 1 Broadgate

Office-led development at Broadgate and will be
one of the most operationalty efficient buildings
we have delivered. (ts strong sustainabilily
credentials were 3 key factor for JLL who

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

546,000 sq ft



Near term

A Aldgate Place, Phase 2
Build-to-rent residential-led scheme in Aldgate,
delivering 159 homes with 17,000 sq 1t of
office space.

136,000 sq ft

A5 Kingdom Street

Dffice-ted development at Paddington Central.
Revised planning consent received during

the year.

438,000 sq ft

A Canada Water, Phase 1 [A1, AZ & K1]
Three buildings delivering a mix al office, retail,
leisure and residential with 265 homes planned
across a range of tenures and affordability.

582,000 sq ft

Medium term

¥ 2-3 Finsbury Avenue

Qffice-led development at Broadyate, including
ground fleor retail, and a publicly accessible
restaurant, café and roof terrace.

704,000 sq ft

W Canada Water [future phases)

Working with the Londan Borough of Southwark,
this mixed use scheme will include 3,000 new
homes alengside a mix of commercial, retail
and communily space.

4.5m sq ft
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THE PRIORITIES FOR OUR BUSINESS continued

Targeting the
opportunities
in Retail &
Fulfilment

Retail & Fulfilment asset mix, by value
{) Retail parks 53%
Shopging centres:

(C) Open air scheme 12%
O Tradiional covered shopping cenires 22%
(O Leisure and other 9%

Integrating urban Logistics

The impaortant role that retail parks

can play in facilitating a successful
amnichannel retail strategy became
clear during Covid-19. With parking
widely available and mare stock held on
site, they facilitated the use of click &
collect, enabled returns and supported
mission-based shopping.

Building on this, retailers see an
opportunity to use retail parks to
suppart logistics through tast mile
delvery by shipping from store. This
enables laster delivery times, helping
retailers ta compete in a highly
competitive market.
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Importantly, retail parks are also more
affordable, enabling retailers to trade
profitably, so increasingly this is their
preferred format

Relail parks comprise 53% af our retait
portfolio, covering 6.9m sq ft. We are
market leaders in this space, positioning
us well to identify opportunities in the
market to drive value and returns

Value opportunities in retail parks

This year, we acquired The Al Retail
Park in Biggleswade for £49m. This is
a modern, well located scheme, easily
accessible frem the A1 and within the
Oxford-Cambridge arc, benefitting from
an affluent and grewing catchment.



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

An emerging and camplementary urban
logistics business

To compiement our retail parks business,
we are also target:ng development-led
opportunities in urban logistics, within
the M25. This year we acquired ocur first
logistics asset, a 214,000 sn ft warehouse
in Enfield where we have the potential

to deliver a muliistorey facility. In the
rmeantime the asset is fully let.

\dentifying alternative and additional use
Logistics 15 the key additional use

we have identified in our portiglio. The
most viable opportunities are on the
surrounding land at Meadowhall and
Teesside and we are actively progressing
plans in both lecations.

We are also evaluating a broader range of
opportunities including office conversion
and residential which we may undertake
ourselves or in partnership.
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Amazon Fresh

This year Amazon opened its

first Amazon Fresh grocery store
outside North America at Ealing
Broadway. People ¢an shop
searmlessly with no check out,

and can pick up or relurn their
Amazon parcels at the same time,
demonsirating the clear crossover

between anline and physical retail.
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THE PRIORITIES FOR QUR BUSINESS continued

Active capital

recycling

Marble Arch House

74,000 sq fi office -led building
close to Marble Arch Statign, in the
Portman Village. Acquired in 2011,
the building was comprehensively
redeveloped and successfully lette
arange of occupiers in the finance,
techinelogy and grofessional
sectors. We sold a 75% interest

in the building in Decemnber 2020.

Crystallising value from mature assets
Recycling capital out of assets which
do not offer oppartunities for us to add
value through asset management or
development, and into assets that do,

1s central to our business modal.

This year, benefitiing from resilient
investment markets, we made timely
sales of £643m of office buildings and
£556m of retail assets, crystallising value
and providing the flexibility to progress
value accretive development elsewhere
in our portlolio.

Clarges

in Novernber we campleted the sale of
Clarges, Mayfair, an office-ted building,
for £177m to Deka.

This wider scheme included 34 super-
prime apartments in addition to offices
and retait as part of a camplex, mixed
use scheme. We took a tactical decision
to pre-sell mare than half of the
apartments, achieving new records for
residential space in Maylair. Overall the
scheme delivered more than £200m

of profit.
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Portman Cluster

in December, we sold a 75% interest in
3 portfotio of three West End buildings
for £401m to Allianz Real Estate. This
transaction brings our major joint
ventyres to seven currently. We are
cantinwng 1a manage these buildings
which include 10 Portman Square,
Marbte Arch House and our head office ar
Yark House. Each has been substantially
redeveloped in recent years and tei to
high guality occupiers.

Yalding House

In November, we sold Yalding House in
Frtzrovia fer £42m. Dnce the home of
BBC Muse, this heritage building had
been comprehensively redeveloped in
keeping with the original siyle.

Retail

tn Relail, asset sales have focused on
standalong unils and supersiores where
we have Umited potential to drive value
through asset management. This year
that has included the part sale of
shopping centres at Miltor Keynes,
Peterborough and Beaumont Leys.



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

Clarges

Super-prime, residential-led
development in Mayfair, comprising
34 apartments and 45,000 sq ft of
offices and retail space.

The office and retail space was
futly tet.

$1.2bn

Asset sales

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

Our strategy depends

on our people

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

of our strategy.

Qur expertise

At British Land, we have created a best
in class platform, with expartise that
goes beyond developing and managing
buildings. From sourcing investment
opportunities, secunng planning,
developing. leasing and managing our
space, Lo financing our activities, our
people are experts at what they do.
The breadth and depth of this skill
setis what enables us to embark

on new apportunihes

Supporting our strateqy

This year we acquired our first logistics
opportunity. While that is a new sector
for British Land, our asset management
and leasing leams have established close
relationships with our retail customers
and we have a very strong understanding
of how retatlers operate. This will be
invaluable as we Llaok to grow this part

of our business.

We have opporiunities io develop
additional logestics space both an our
new acquisition in Enfiele and also on our
existing portfolio, and here the expertise
of our ptanning and development team
will be invaluable At every step we w il

loak ta de this in the most sustainable
way we can and we have an excellent
track record in this respect

Canada Water s a 53 acre regenerabion
opportunity and one of the mast significant
in London. It will draw on the skills and
expertence we have across our business.
The progress we have made to date,

with a very flexible planning consent, is
testament to the excellent work of our
teamn. The work of our community teams
in building strong local connectiens and
the strength of our reputation elsewhere
on our portfolio were also key to achieving
this. We envisage a broad rmix of uses and
already our plans include residential and
higher education and will again draw on
our proven ability to adapt and deliver in
new and complementary areas.

Living our values )
Ourvalues and our culture underpn
what we do at British Land. We bring
our passion to what we dao, we listen

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

Property
management

Supporting cur custemers
through reopening and
returning to work

Investment

£1.2bn asset s3les,
4.2% shead of book value

Leasing and asset
management

1.7m sq ft retail leasing,
ahead of last year

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

1 Broadgate pre-let to JLL

Delivering strang
rent collection

Finance
£1.6bn financing in the year

Development
Completion of 100 Liverpool Street

Planning

£1.7m sq it of planning
consents achieved including
2-3 Finsbury Avenye ang
5 Kingdom Street

E1 8bn undrawn facilities and cash

Completion of 1 Triton Square
in May 2021

Refinancing date extended to early 2028

Commitment ta Norton Folgate
and 1 Broadgate

Senior unsecured credit rating ‘A’

Achieved outline consent
on aur 53 acre scheme
at Canada Waler

Read more on page 20

People

Ethnicity pay gap
disclosed for the first time

Sustainability

First net zero carbon develapment
at 100 Liverpool Street

Marketing

Demenstrating we are
3 trusted partner

Maintained skills and
training pregrammes

Pathway to Net Zero Carbion published

Celivering the best places,
and the flexibility our customers
nead in the future

Targeted support to local
cormnmunities throyghout
the pandemic

Supparted our teams
through lockdown

Read more on pages 36-37

Read mare on pages 40-45
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MARKET DRIVERS

Key trends in our markets

Economic backdrop

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

I the Government's readmap remaing on
track, all Covid-related restrictions will
be relaxed in June. tn this scenario, the
economic outlook is positive, with pent
up consumer dermand expecled to fusl
expansion However, forecasting the
trajectory of this pandemuc s difficult.
The efficacy of the vaccing on new
variants is not known so the risk of
turther lockdowns remains. In addition,
the longer term impact en employment,
the way we work and shap and whal that
means for our cities has yet to play out.

Brexit-related uncertainties have

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

Role of the office

Ouring the pandem:c, employees
demonstrated their ability to work from
home effectively and going forward, many
expect to wark more flexibly, raising
questions around the rale of the office,
However, companies are clear that the
office plays a vitally important role in
shaping the brand and culture of their
business, by supporting recruitment
and training and fostering innovation
and collaboration.

Successful office space will likely be
high quality, modern and sustainable:
offer a rmix of collaborative and private
space; provide high-tech solutions to
complement more Hexible working
patterns, and be weil located for
transport hubs, retail and leisure.

Thus trend will accelerate polarisation in
offices. Space not meeting these criteria
will become increasingly hard to let.
negatwely impacting rents

Role of physical retail

The strategic shift toward anline retail
was already well advanced prior to
Covid-19 bul accelerated during

the pandemic.

The type of retail space that works well
for retailers is alse changing rapidly.
This year, that has focused on apen

air and out of town retzil parks, which
support mission-based shopping and
an onling offer They are also more
affordable, making retail parks the
preferred forrmat for retailers.

Increasingly there is a crossover with
urban logistics. Retailers are using retail
parks te ship fram store and third party
logsstics operatars are locking at

taking space.

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

Our strategic response

O

Active capital recycling

Making asse! dispasals te strengthen our
balance sheet and enable us to progress
acquisition and development opportunities

O

Realising the potential of our Campuses
Jargeting successful businesses in
innovation and growth sectors

The trajectary of the pandemic remains uncertain

Qur strategic response

O

Progressing value accretive development
Developing modern, tlech-enabled space
which supports collaboration and helps
businesses be their most productive

O

Active capital recycling

Selling assets where we cannot drive
value through asset management

or development

A more diverse range of space. reception
at 1 Broadgale
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Cur strategic response

O

Active capital recycling

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

Targeting the opportunities in
Retail & Fulfilment .
Sourcing and investing in value-led

i retail and development-led urban
. legistics opportunities

l Easily accessible retail parks, Mayflower, Basildon




Climate change

The will to tackle climate change
continues to gain mamenium as the
need becomes more urgent.

Businesses are under increasing
pressure to reduce their climate impact
frorm shareholders, customers and
employees, with all expressing a clear
preference for those who demonstrate
good progress The environmental and
commercial (mperatives far sustamnability
are therefore closely aligned, driving a
three-fold incraase in the number of
companies making net zero
commitrnents in 2020.

The implication for our industry is

the growing demand for net zera carbon
buitdings. In response. real estate owners
must not anly build more sustainably but
also upgrade exjsting stock to ensure
that it meels the same high standards.
The risk of not doing so is “stranded
asseis” which are hard to let.

Social inclusion

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

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

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

Science & technology

The important rele that science has
played in undersianding and managing
the impact of Covid-19 has highlighted
the need for greater scientific resources,
including more people, more workspace
and greater collaboration between
knowledge-based inslitutions Thiss
generating a new and exciting area

of growth in our industry.

Going forward, technology will play a key
rale in delivering successiul workspace
across the gpectrum. As the way we

work eveolves, space which best connects
people inside the affice with those cutside
will be more attraclive and occupiers

will increasingly prioritise offices which
support wellbeing through better air
guality, personalised temperature
controls and more automated services.

Our strategic response

O

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

O

Active capital recycling

Reweighting the portfolio to modern.
more susiainable space through asset
sales and development

Delivering more sustainable developments,
100 Liverpool Street

Our strategic response

O

Realising the potential of our campuses
Warking with our occupiers to address
key local issues through Place

Based initiatives

O

Progressing value accretive development
Sustainable devetopment creates
business, emnployment and community
opportunities while minimising the impact
of canstruction

Supperting young readers, Teesside Park

Our strategic response

O

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

O

Progressing value accretive development
Incorporating smarl features into
our developments

Pivoling towards life sciences at Regent's Place
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OUR KEY PERFORMANCE INDICATORS

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

leverage our competitive strengths and to invest

pel'formance behind two strategic themes, our Campuses and

Retail & Fulfilment.

KPis
Corporate & | Total property return LL.'EI ‘ij Committed and near term developments
FinanCial % of standing investments by floor area
Total accounting return lfﬁl Leoan teo value {LTV] - proportionally consalidated
Total shareholder return M Years until refinance date :
Environment | Reduction in energy intensity of otfices GRESB rating
31% 5%
2020. 16%
Energy intensity was lower than usuat this year as a result of Cowid-19 restrictions which required assets to
close or operate at lower capacily
Community Number of community beneficiaries Number of community initiatives
23,024 94
2020: 40,076
Beneficiaries typically include local schoolchildren and jobseekers. This year we focused on supporting
those most impacted by Cowvid-19, but continued to deliver our commumity programmes where possible.
Peop[e Gender pay gap Ethnicity pay gap
27.6% 27.3%
2020 27.9% First year of reparting

This year, recogmising the need ta engage mere frequantly with our people, we conducted multiple pulse
surveys rather than our usual engagement survey which will resume for the year to March 2022,

Links to remuneranan Lang-Term Incentive Plar Annual Incentive Award
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Progress

Priorities for FY22

Key risk indicators

Campuses

Completion of 100 Liverpoal Street
Commitment to Narton Folgate and 1 Broadgate
Canada Water planning perm:ssion secured and
drawdown of headlease

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

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

Retail & Fulfilment

1.7m sq ft of retail leasing

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

Acquired retail park in Biggleswade tor E49m
Committed to acquire 22% interest in HUT,
which comprises 10 retail parks.
Progressing legistics opportunities in

ou- portfelic

Campuses

Ingrease occupier exposure to growth
sectors including life sciences at
Regent’s Place and cther uses at
Canada Water, leveraging our flexible
planning consent

Commitment to develop phase 1 at
Canada Water

Further progress value accretive
development on pur campuses
Continue to recycle capital

Retail & Fulfilment

Maintain high occupancy, focusing on
accupiers with strong covenanis
Make value accretive acquisitions of
retail parks and logislics assets

with development patential

Selective disposals of assels

without asset management

or development patential

Progress urban logistics epportunities
at Meadowhall and Teesside

Develepment exposure
Market telting risk
[vazancies, expiries,
speculative development]
Cceupier covenant strength
and concentration
Occupancy and weighted
average lease length
Execution of targeted
acguisitions and disposals
in line with capital
allocation plan

Net debt to EBITDA
Financial covenant headroom
Liguidity and period until
refinancing is required

Achieved GRESB 5* rating

Recewved SBTivalidation for Scope 1. 2 & 3 largets
Pathway to Net Zero Carbon published

Net zero carbon asset audits commenced
Achieved our first net zero carbon development
at 100 Liverpool Street

Transition Vehscle fully operational

Maintain GRESB 5* rating

Maintain progress with our Pathway to
Net Zerc Carbon

Complete net zero carbon asset audits
Deliver net zero development at

1 Triton Square

Pilot NABERS UK at 1 Breadgate and
Canada Water

EPCsrated For G
EPCs below B rating
Portfolio at high risk
of ftaad

Effective community response to Covid-19.
supported foadbanks, provided education
materials and donated £1.5m to good causes
Lenger term suppart through employment and
retraining programmes

Completed Place Based research into local needs

Deliver needs based employment,
education and lacal business
initiatives at priority asseis
Deliver place based initiatives at
pricrity assets

Cemmunity engagement

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

Fairness & {nclusion training mandatory for
alt employees

Pramoted disability inclusion at our places
through £naBLle and signalory to Valuable 500
Partnered with anti modern slavery charity
Unseen: launched anti-modern slavery training
Supported 23 of our people to receive
professional qualifications

Continue to reduce our gender and
ethnicity pay gap

Continue to impraove gur stalf
engagement score

Voluntary staff turnover
Employee engagement
and wellbeing
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STAKEHOLDER ENGAGEMENT

Our

stakeholders

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

outstanding places and positive outcomes for all

our stakeholders ~ Places People Prefer.

Qur customers

Our communities

Our partners
and suppliers

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

Our communities are all the
pecpte wha live in and around
our assets, as well as local
organisations and enterprises.

Qur partners and suppliers
include property investors, local
authorities, suppliers and all
other organisations we have

a direct relationship with.

Key issues

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

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

lacal concerns.

Ensuring all partners share
appropriately in the success
of our places.

Why we engage

Understanding how customear
expectations are changing helps
us provide places which meet
mare af thewr needs, driving long
term demand for our space.

Our places thrive when our
communities prosper, helping us
create more successful, inclusive
places that make a positive

tocal contribution and attract
mare customers.,

Qur places depend on the success
! of our relationships with the

organisations that help deliver
them; that requires a clear
understanding of their priorities
and challenges.

How we engage

We survey visitors to our places
and collect dats o~ how people
use our space and our services
Mare than 1,500 reta:lers are
signed up to BL:Com, our data
sharing app. and we use social
media to keep customers
informed across the business.

Through our Place Based
approach we engage with local
people and partners where we can
make the biggest socisl impact.
Our Local Charter provides a
Hexible framework for delivery.

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

Outcomes of our
engagement*

- Flexibility on rental payments
where appropriate

- Successful pre-let of
1 Breadgate, see page 43

~ 1.7m sq ft of retail leasing

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

- Delivered employment
programmes to support those
impacted by Cowid-19

- Progressing plans at Canada
Water in partnership with
Landan Berough of Southwark,
see page 21.

Commitment to develop

1 Broadgate with JV partner
GIC, see page 20.

* In addition to the refererces above, far further details of haw rhese outcomes were achieved see page 105 of the Governance section
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Our people

Qur shareholders

Statement on s172 of the
Companies Act 2006

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

and experiences.

Our shareholders are the owners of aur
business. Dur focus is to deliver value
for shareholders over the long term.

Attracting and retaining talent in 2
comgetitive market.

Delivering long term, sustamable income
and capital growth and minimising our
impact on the environment.

We engage with our people to help them
realise their potent:al. It is their skills
and experience that drive the quality of
our product.

By addressing shareholders’ views in our
strategy and our communications we are
better able to attract investors who are
long term supporters of our business.

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

We provide formal updates on our
business every six months and update
periodically on key news evenis.
Major shareholders meet
management regularly

- Launched our new Race Equality
Framework, see page 111.

- Supperting ur people through
Cowid-19. see pages 34-35.

- Resumption of the dividend

- New strategy, tnvesting behind two key
themes, our Campuses and Retail &
Fultilment to deliver higher returns

s17Z2[1] of the Companies Act requires
directors of a company to act in the way
they consider, in good faith, would be
most likely to promote the success of the
company for the benefit of its members
as whole, taking into account:

- the likely conseguences cf any
decisian n the long term;

- the interests of the
company’s employees;

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

- the impact of the company’s
cperations an the community and
the environment;

- the desirability of the company
maintaining a reputation for high
standards of business conduct; and

- the need to act fairly as between
members of the company.

The nature of pur business means

that we have a continuous dialogue with
a wide group of stakeholders and the
views of our stakeholders are taken
into account before proposals are

put to the Board for a decision.

Information ¢n how the Directors
discharged their duty under section 172
during the year, including how they
engaged with key slakehalders, and how
they had regard to the matters set out
above in thesr discussions and dacision-
making, can be found within aur Applied
Governance section an starling on

page 105.

Read muore about pur stakeholders on pages 34-35
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STAKEHOLDER ENGAGEMENT continved

A continuous
dialogue

"We're a very ambitious scale up,
but the ahility to take decisions
guickly ar change our minds is very
important to us and British Land
show real flexibility around that.”

James Brown
Storm 2, Storey customer

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

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

Focusing on our
customers supports

our purpose

Our offering is customer centric ‘Built
Around You' and commits us to always
delivering the following for our
custorners:

1. The best places
2. The most fexible
3. Atrusted partner

Qur places ofter the widest choice of
spaces; they are well located, greener
and offer best in class technology. In
the current environment, flexibility has
never been more relevant. Across our
otfices and our retail space, we cffer
our customers a range of options In
terms of 1ease length and fit out 1o
meet their needs today and in the
future with the potentizal to expand
with us. Storey, our flexible workspace
business, 15 a good example af

that approach Qur deep and long
connections {0 our places also mean
that we continually invest locally to
enhance the space and, in partnership
with gur customers, make a positive
difference to the local community

and environment,

The space we are delivering at

1 Broadgate is an excellent example of
haw we have responded ta very clear
requirements from our customer
which iranslated inte a pre-letting

of nearly 30% of the office space.

Read more about this on page 43.

Our campus netwarks, which focus on
caommaon issuyes such as diversity and
inclusion and mental health, provide
a platlorm to connect us with our
customers and them with each other
Reflecting their feedback we are
launching a Place Based "Forum” for
each campus which will include an
online platform as well as virtual and
physical events. We act as a facilitator
to support the return to work, address
key issues such as diversity and
inclusion, support connection with
local camrmunities and use technology
o enable better cellabaration.
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Supporting our stakeholders through Covid-19 and
helping them to be successful long term.

Customers

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

their ability to pay rent, Throughout the
pandemic, we worked closely with all
those affected to agree fair and flexible
olans to help them manage rental
payments and we supparted them in their
reppening strategy wherever possible.

for our office customers, we worked
fast to make our space Covid-secure
and crganised virtual round tables
where occupiers could share learning
experiences on working from hame
and returning to the office.

Communities

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

One of our earliest responses was

ta introduce a bespoke coaching
programme to help leaders of our

core community partners navigate the
unprecedented challenges. These have
included long term partners such as

the Third Age Project in Regent’s Place,
the Floating Classroom at Paddington
Central and Just Like Us at Broadgate. 2%
partners benefitted overall. We provided
educational materiais to communities in
and around our places across the UK
through the National Literacy Trust,
benefitting 3,600 farmilies, and we supported
employment programmaeas at our retail
places and our London campuses.

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

St Mary's Hospitat, Paddington, supplying
NHS workers with quality foad, and made
additional funds availlable to support local
community erganisations.

Read more about how we have supported
communities an pages 44-45.




Partners and suppliers

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

We worked hard with our construction
pariners at 100 Liverpool Street and

1 Triton Square to minimise delay for our
customers whide prioritising the safety
and wellbeing of their team, We facused
on critical activities which drove timelines
but could be done within social distancing
guidelines, such as installing lifts and
smart features and fitting out the
receplion areas

Our people

We engaged closely with our people
throughout the pandemic. We used a
range of cemmunicabion channels to
support s1aff and keep them up 1o date
with our plans, including virtuat town
halls and podcasts frem the CEQ and
Executlive Committee members, and our
intranel was a key saurce of guidance.
Qur employee-led networks played

an imgortant rele in keeping people
connected, providing advice and practical
support as well as entertainment

for individuats and their families.
Mindiulness sessions were made
available to all employees and we
embraced more flexible working
patterns to help people manage caring
responsibilities. We kept our office
open whenever possible and in Line
with Government guidance to enable
thase who wanted or needed to come
into the office to do sa.

For field-based teams, we undertook.
comgrehensive risk assessments of our
assets and developed Covid-19 response
plans for each. We introduced weekly
testing, staggered shifts to minimise

the number of people on site and deep
cleaned each coffice between shifts.

Shareholders

We recognise that providing timely
information to sharehelders was acuiely
important this year and we therefore
previded an update on rent collection

at each quarter. In addition, we have
maintained our reqular investor relations
pregramme on a virtual basis, including
roadshows, conferences and events.
Read rmare sbout our shareholder
engagement on pages %6 and 101.

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

Gabriel Shohet
Black Sheap Coffee

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

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

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

Lena Choudary-5alter

CEQ and Founder of Mosaic
Community Trust

“From a peak of 900 operatives
on site, we reduced to 35 and
increased only when we could be
sure of our people’s safety and of
course when they felt comforrable
returning. British Land supported
us at every step and made 100
Liverpool Street a place that people
both wanted and felt safe to work.”

Mark Leeming
Project Director 100 Liverpocl Street,
Sir Robert McAlpine

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

Catherine Furlong
British Land Centre Director,
Teesside Park
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PEOPLE AND CULTURE

People and
culture

4th

in the top 10 best performers
in the 2020 Hampton
Alexander Review

9,000

hours of training undertaken
by employees

98%

favaurable scare when
ermployees were asked how
British Land was respanding
to the pandemic

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

We understand that a diverse, motivated,
and supported workforce is vital to
connecting with our customers and
delivering our strategy. The last 12
months have shawn our people’s
resilience (n the tace of the pandemic.
We nave successfully continued to grow
and develop an inclusive workiorce,
promaota ernployee wellbeing and
remain connected despite the

challenge of hame warking

Celebrating diversity

At British Land, our purpose is creating
and managing Places People Prefer.
This is about establishing cutstanding
places which deliver positive outcomes
for all ur stakeholders on a long term
sustainable basis. To achieve our
purpose, we strive to create a diverse
and inclusive workplace where people
can achrave their full potential. We see
the two as intrinsically Unked. "Bring
your whole self” is a core value of British
Land; we understand that diversity of
backgrounds premotes diversity of
thaught and enhances our business

Workforce gender diversity,
31 March 2021
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Qur diversity and inclusion mission is to
make a positive difference to colleagues,
communities and the wider industry by
taking actions to promote equality. We
consider all areas of diversily by working
in close collaberation with aur employee
networks: REACH |Race Ethaicity and
Celebrating Heriage], Parents & Carers.
Women’'s Network, Pride, Welibeing,
EnaBle, Sparts & Social, Cycle

and SustainaBle.

Cver the 1251 12 mionths our networ ks
and committees have continued to
progress diversity and incluston at British
Land EnaBLe, our network formed ta
celebrate ability and pramate disability
awareness, has joined up to the Valuable
500 - further cammitting British Land

to putting disability inclusion on our
business agenda.

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

We are pleased to have been recognsed
for cur policies and practices relating to
equality. dwersity and inclusion by being
reassessed and accredited under the
National Equabty Standard

British Land has continued to pramote
gender equality and 1n the 2020 Hampton
Alexander Review we were ranked

4th in the top 10 best performers far
representation of women on Exacutive
Comrmittees and their Direct Reports

In arder to further promote pur giversity
and tnciusion mission, we have rolled cut
training to ail our employees in fairness,
inclusion and respect Currently over
75% of our employees have attended

this workshop.



Developing talent

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

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

the real estate industry.

British Land are also proud Lo be
partnering with the #10000blactanterns
wnitiative, a carnpaign looking to offer
internships to Black students across

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

Continuing to support our talent into

the business rermains key to our success.
In the last 12 manths we have had eight
graduates across our two schemes,
including three new graduates to our
Commercial Property programme, We
have also welcomed 10 apprentices
throughout the year acrass different
areas cf our business.

We recognise the importance of growing
our talent internaily and have cantinued
toinvest in learning and deveiopment
inihatives far aur employees. Over the
past 12 months we have spent £380,000
on training and over 9.000 hours of
training in total have been undertaken
by our employees across the Company.

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

“My role covers three retail assets
s0 [ went from constantly travelling
to being confined to a desk at home
which took some getting used to!

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

it's still important for us to stay

in touch and support each other.

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

Alan Barker

8ritish Land Centre Manager
Broughton, Crown Point,
Mastyn Champneys

Al British Land we recognise that

having 3 menter can make a big impact
in developing an individual's knowledge,
skills and experience and help grow their
network. We have therefare supported
individuals in finding a suitable mentor
within the business and have run speed
mentoring events to facilitate successful
networking apporiunities. We have

alsa recently launched a mentoring
grogramme for cur leadership leam

with our Executive Committee and Nor-
Executive Directors. Each Non-Executive
Director and Executive Committee
member has been carefully matched to
a member of the British Land leadership
tearn and tailored to the specific needs
and objectives of the mentee. Overall,
we currently have 55 formal mentorships
across the business.

Qur values

Bring your whote self
- Feelfree to be ourselves -
and help others feel
the same -
- Bring all our passion and
energy to what we do -
- Beopen and inclusive

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

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

what we learn

Be smarter together

right teamn

to succeed

Bring tcgether the

Own our responsibilities -
Support each clher

Build for the future

- Aanlicipate needs and

lead with courage

Grow our expertise and

learn from our experience

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

Promoting wellbeing

The Cowid-1% pandemic has shone a
spotlight on health and the importance
of maintaining a good balance between
work and life priorities. At British Land
employae wellbeing has slways been a
focus, with our Wellbeing Cemmitiee
leading on ways to support employees’
physical and mental health. With help
from our networks and committees, we
have worked hard 1o create a culture of
support and understanding for all our
employees, ensuring they know where
they can get the apprapriate assistance,
recognising all the difficulties
encountered during this pandemic.

Qver the past 1Z months we have run
weekly mindfulness sessions to help
employees feel balanced and have 3
positive frame of mind as well as having
sessions on caping during and after
lockdown 1o boost resilience.

Qur Parents and Carers Network has
guided the business to help and support
parents and those managing caring
responsibilities whilst working from
home, advocating Elexibility and

understanding. This has included
practical support such as providing t-ee
access lo enline learning tools Twinkl
and Times Tables Rockstars and sharing
practical resources and suggestions,
whilst helping ensure internal
communication delivers a drumbeat

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

Our Sports and Social Committee has
also been helping us keep physically fit
throughout the pandermic with online
gym classes and virtual yoga classes.

Our core value of "listen and understand”
has been applied throughaut the
pandemic. We have sent regular surveys
to check-in with ermployees and ask how
we tan help as weli as to understand
their wellbeing Our check-in survey in
2020 asked employees how confident they
were in how British Land was responding
to the panderic with a 98% favourable
score. It also gave them the chance to
request any form of IT equipment to
ensure they have everything they need

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

Our CSR Committee has guided and
supported all our workforce engagement
activities, such as our check-in surveys
and wellbeing survey. By having a
dedicated Committee with formal
respansibility for the engagement of our
emplayees, our people always remain
ceniral te our strateqgy. You can read
mare about this on pages 110-111.

For those colleagues who do need to be
in the office we have introduced weekly
Covid testing an our sites as well as
other social distancing measures such
as one-way systems, desk spacing and
limiting the number of emplayees in
each space to ensure our employees
are working as safely as possible. All
employees were alsc given a return-to-
work kit with hand sanitiser. face mask,
door opener and water bottle.

Parents and
Carers Network

Eloise, chair of our Parents and Carers Network,
describes below the challenges of being a parent
over the last year and how British Land has
supparted thase with caring responsibilities
during this time.

“Juggling working from home and
homeschooling two small children
was bewildering to say the least!
But the sense of support at British
Land - right across the business
- was incredible.

During the third lockdown,

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




Keeping connected

Throughout the pandemic our leadership
teamn has highlighted the importance of
keeping connecled with our teams and
colleagues 1o ensure we can continue

to work and Be Smarter Together. Qur
usual monthiy staff meetings have baen
successfully conducted virtually. This
has allowed cur whale Campany to
come together to hear key updates

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

Be Smarler Together and Build for

the Future.

Alongside our staff meetings we have
introduced regular audic and wideo
podcasts where the Company ¢an hear
[rom our Chief Executive on our appreach

to work during the pandemic. Cur
Executive Committee has atsa launched
podcasts so the Company can get to
know each of our leadership team.

Ensuring open and transparent
communication thraughout the pandemic
has enabled all cur employees to
coniinue to be engaged with and aligned
to our purpose and vision far British

Land We have therefors delivered further
webinars on our Sustainability Strategy,
our financiat results, engaging with
customers and customer management
as well 35 a number of ather topics.

While working fram hame we have
embraced digital shared teams sites
which has not only allowed colleagues to
remain connected but has enabled teams
to swap ideas, collaborate on projects
and improve cur teamwork.

EnaBLe Network

“The launch into full time

working from home last year

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

Leanne Williams

Business Anatyst in our Graup
Technelogy department and
member of cur EnaBLle committee

Our networks have also kept us engaged
with a series of webinars on impaortant
topics such as fertility awareness,
supporting the next LGBT+ generation,
the History of Black British Activism

and many more.

We also understand that the waorkptace
is an important place for people to
connect socially. While working fram
home we have continued to run social
engagerments from virtua! pub quizzes to
book clubs to cooking cempelitions and
even hosting our own British Land s Got
Talent; all with the help of our employee
networks and committees.
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SUSTAINASBILITY

Delivering our

2030 Strategy

In this first year of

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

1. Net zero carbon

We have committed to achieving a net

zern carbon portfolio by 2030 and have
sel pul clear targets to reduce both the
embodied carbon in our developments
and the operaticnal cacbon across our

portiolin. This year, we published our
Pathway to Net Zero, setting out the
steps we will take across our busingss
10 deliver on that ambition

Embodied carbon

S0%

reduction in embodied carbon intensity
at our developments ta below 500kg
CQse per sqgm by 2030

Progress

This year we updated our Sustainability
Brief, setting a clear standard for
sustainable development at Bribish Land.
We compleled uur first ever net zero
carbon developmeant at 100 Liverpool
Streel; embodied carbon was low at
389%kg CO,e per sgm and we offset
residual carban threugh accredited
schemes in the Tibetan Plateau

and Mexico.

We have made lurther commitrents

at Norton Folgate and 1 Broadgate:

the average embodied carbon in our
development pipetine is 640kg COze per
sqm. This perfarmance benefits from our
commitment to priontise the re-use of
existing materials.

100 Liverpool Sireet

Operational carbon

73%

reduction in operational carbon intensity
by 2030

Progress

This year we completed six net zero
carbon audits at our assets, identifying
interventions which would reduce
oparational carbon on an angaing basis
This prograrnme is being extended
across our portfolio and is expected

to complete at the end of next year.

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

The Transition Vehicle also funds the
purchase of certified offseis for embodied
carbon in developments.,

LED light replacement at Regent’s Place

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

3. Environmental
leadership

4. Responsible
business

A Place Based approach means
understanding the most important issues
and opportunities in the communities
around each of our places and focusing
aur efforts collaboratively. to make the
biggest ympact at each place.

We do this through the live key areas
which are common acress our partfolio
and identified 1n our Local Charter:

- Connect - connecting customers,
suppliers and community partners
arcund priority local issues
and opportunities

- Education - needs-based initiatives

- Employment — needs-based initiatives

- Supperting local business

- Wellbeing - putting our Wellbeing
Principles into practice

Qur strong community links enabted
us to act guickly to help those most
impacted by Covid-19 at our places.

This year, despite these challenges, we
supported 344 people inle employment,
with nearly 1.000 receiving meaningful
emgloyment support.

We prowided educational materials
through the Natignat Literacy Trust,
benefitting araynd 3,400 famil es, and
supported foodbanks and community
hubs at seven of pur assets.

Supporting cammunities at Regent's Place

Qur continued strong performance in
sustainability was evidenced this year
by a 5* rating in GRESB, the global ESG
benchrnark for real estate, achieved
two years ahead of our target.

To sirengthen our performance in
future years we are rolling out BREEAM
In Use operationat certifications across
30 assets over the next two years.

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

3 1.5°C global warming trajectory.

We have maintained our market

leading perfarmance in international
ESG benchmarks: performance for 2020
is set cut below:

GRESB 2020:
5 star rating,

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

Responsibie employment
- Investing in training and
professianal qualificatians
- Connecting with our peaple
- Providing a safe working envirgnrment

Diversity & Inctusion

- Improving gender diversity at all
levels; maintaining a minimum of 35%
fernale representation on the Board
and reducing the gender pay gap

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

- Making cur places more inclusive
for everyone

Green Star
Responsible procurement
-~ Mandatory modern slavery awareness
CDP 2020: training for British Land staff
A- score ' - Mandating prompt payment
- Responsible procurement standards
See pages 44-47 for more detail of
EPRA our progress in each area and our
Rating 2020: Sustainability Accounts.
Gold
MSCI ESG
Rating 2020:
AAA
FTSE4Good
Index 2020:

Top 96™ percentile

Science Based
Targets:
approvel in 2021

This 2630 sustainability fecus area
aligns with UN's Sustainable
Development Goal 8

This 2030 sustainabitity focus area
aligns with UN's Sustainable
Oevelopment Goal 12

This 2030 sustainability focus area
aligns with UN's Sustainable
Developmenl! Geal 17
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JLL’s decision to be based at 1 Broadgate reflects
their ambitions to be a net zero carbon business.

A focus on net zero

JLL hag commitied to being net zero
carbon across its UK workplaces by 2030
and to spearhead the wider adogticn of
net zero carbon buildings across the
industry. Thus approach underpins rmany
of their key requirements at 1 Broadgate
and shaped the design of the building.

1 Broadgate will 1arget the BREEAM
Outstanding certification. It wilt use
100% renewable energy and we will hi
energy efficient air and water source
heat pumnps, lighting and lifts and smart
conirols. We are adding solar panels

to the roof and will recover office heat
energy for use in the retail units an the
ground floor. We will deliver mixed-mede
ventilalion, sffectively combining natural
ventilation with air canditioning to reduce
carbon emissions and provige better user
control of the thermal environment. The
facade will be insulated and the glass
designed and treated to manage solar
glare trom different orientations. We will
re-purpose the pink granite from the
existing facade as terrazzo flooring and
sustamable, low carbon and responsibly-
sourced materials will be used
throughout the building.

The result is the most operationally
efficient development British Land has
ever delivered. Energy intensity will be
in line with aur 2030 targets and the

UKGBC s 2030-35 energy efficiency targets.

1 Broadgate s our pioneer praject for
adopting the NABERS UK approach to
modelling and verification. This provides
a framework against which we can design
and test our plans for the development
1o ensure we stay on track o achieve
our target energy efficiency. This
approach can alsa be used to verify

the performance of the building once

in pccupation so we can monitor energy
efficiency throughout its tifecycle.

Embodied carbon at 1 Broadgate will
be above our 2030 target at 9071kg COze
per sgm. This is partly because certain
design teatures, such as the terraces
which suppart wellness and bicdiversity
and the retail walkway which improves
the experience for campus visitors, result
in 3 higher embodied carban faotprint,
However we have a good treck record
of reducing embodied carbon against
concept design. We are alsc actively
salvaging maienals from the current
building for re-use.

Focus on wellbeing

1 Broadgate has also been designed

tc the highest standards of wellbeing
Reflecting feedback from their staff,

JLL wanted a building thal offered a
hybrid model of remote and office-based
working lo enhance productivity and staff
wellbeing. The designncludes more than
47,000 sq ft of roaf terraces and space for
over 1,000 bikes. We are largeting the
WELL Platinum rating for wellbeing

and the WIRED Platinum rating for

smart infrastructure

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

Stephanie Hyde
UK and Ireland CEO at JLL

“The distinguishing feature of

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

Marie-Louise Schembri
Desigr Director, Hilsen Maran
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SUSTAINABILITY cantinued

A Place Based approach

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

Farrah Rainfly
Lifeafterhummus Community
Beneht Society

Supporting communities

through Covid-19

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

Warking with the National Literacy Trust.

we provided books and actvity packs
fer vulnerable children through local
community partners, ensuring that
they reached those most in need and
benefitting arcund 3,600 families.

We supported local erganisations like
Lifeafterhummus, who we prowided with
funding, space to run a foed bank and
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volunteering support frem our site teams:
security afficers from Facebook, one of
our occuplers, also volunteered. We
supported the Euston Foadbank and
Nourish Community Foodbank through
Royal Victoria Ptace and the 1928 Project,
an initiative to provide NHS workers at

5t Mary's Hospital with good quality food.

With retail and hoespitality industries

most acutely impacted by this year's
lockdown, our efforts have focused on
supporting the many people who became
unemployed as a result. In Edinburgh, we
worked with long term partner Capital
Cily Partnership on a rapid retail recovery
plan that assisted over 80 businesses
with recruitment and workfosce needs
including advice on funding and furlough,
delivered training and information sessions
tc aver 40 people and supported 30
jobseekers into employment.



In Londan initiatives included four virtual
work experience projects far 200 yaung
pecple, involving our custemers and
local partners, including one focused

on construction and another delivered
as part of Black History Month.

Mental health has been a key focus this
year. Established prior ta the pandemic,
our Mental Health Network st Broadgate
has been an important forum where
eceupiers ¢an exchange ideas on how to
supporl their people through Covid with
13 of our customers participating. The
Broadgate team also arrange speakers
from the local area, such as Mind In
Hackney, who have continued their
association with our ¢ccupiers

outside lhe network.

Place Based research

A Place Based appraach means
understanding the most impaoriant issues
and apportunities in the comrunities
around each of our places and focusing
our efforts collaboratively, to make the
biggest impact at each place.

To inform that approach, this year we
commissianed independent research inta
the sociat and economic issues in the
diverse communities around 25 of our
places. This wark demonstrated that
while there were shared themes, such
as education and employment, there
were also specific local challenges. in
Londen, this included packels of income
deprivation, whereas in the North East
and North West, health and educaiion
were identified as keyssues for

some communities.

Qur focus for the coming year 1s to

use our lacal connections including
customars, supphiers and cammunity
partners at our prority assels to address
the key local challenges where we are
most able o make an ympact.

“Because our partnership with

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

Rona Hunter
Capital City Partnership

“Again s0 many thanks for enabling

our charity to continue to Keep our
centre and serve the community &
moreover to buy time to recover
our husiness plan. No one could
have anticipated the lengeh of the
pandemic and the harm it has
caused to our social fabric and
commercial enterprises. British
Land and its management deserve
a special commendation from all
of us, and from every one of the
73,000 participants who crossed
the threshold of the centre in

the 12 months prior to the first
lockdown one year ago today.”

Mark Ross
0.d Digrama Arts Centre

“It’s so important that we talk
openly and honestly about mental
health. The Broadgate Mental
[Mealth Network is a great space
to bounce ideas off different
businesses and professionals.

[ always come away with pood
resources and opportunities.”

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

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

Farah Mohammoud

Founder / Director of sacial enterprise
You Press
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SUSTAINABILITY continued

Net zero carbon

Focus area 20310 Strategy Indizater 2030 Target 2021 Performance
Programime Science Based target - Reduction in Seope 1and  5'% 14%
level targets 2 emissions vs 2020

Science Based target - Reduchianin Scope 3 55% per sqgm 45%

emissions intensity vs 2020

Embodied 50% reduction in embodied emissions Offices: 500kg COse per sqm Overall: 640kg COze per sqm
{RICS Al-AS] an new construclion and major Retail & residential: 450kg
renovation projects vs 2019 industry benchmarks C0O:e per sqm
1NN% nf emhbadied emissions from completed 100% 100%
new censtruction and major renovation projecis
[RICS A1-AB) offset using certified carban
offset credits
50% reduction in operationat and end-of-tife Offices: 275kg COze per sgm To be reported from 2022
embodied emissions (B1-85, C1-C4] at new Retail & residential: 250kg
developments vs 2019 industry benchmarks C0ze persgm
Qperational 75% operational carbon intensity reduction by 5% Offices, 41%
2030 vs 2019 baseline Retail shopping centres
{landlord onlyl: 38%
25% whole building operational energy intensity  25% Offices: 31%

improvement by 2030 vs 2019

Retail shopping centres
(landlord only) 19%

Whale building operaticnal efficiency
for developments

Offices, 90kWh, per sqm
Retail' 60kWh, per sqm
Resi: 35kWh, per sqm

To be reported from 2022

Landlord procured electricity fram
renewable sources

100%

98%

Environmental leadership

Focus area 2030 Strategy Indicatar 2030 Target 2021 Perfarmance
Indices GRESB IS1anding Investrents) S-star rating S-star by 2022 5-star
Green Developments on track to achieve BREEAM 100% 3%
Building Qutstanding lOffices!: Excellent [Retaill:
Certifications Home Quality Mark [residentiall mimmoem 3!
BREEAM-certified standing assets - ali ratings - 27%
|design andfor operaticnal BREEAM certificate]
BREEAM-cerified standing assets - raled 50% by 2025 25%
Very Good’ or igher?
|design and/ar operational BREEAM certificate]
Energy ratings Propartion of units with EPCs rated A or B - 24%
across Assets Under Management
Water 5% reduction n ogerational water consumption 5% 20%
vs 2020
Materials and Operational waste from managed assets thatis  Offices 80% Offices: 71%
Waste re-used, composted, or recycled Retail; 70% Retail: 47%
Development and operational wasie diverted - 100%
from Landfill
Biadiversity New construction and major renovation projects  100% To be reported from 2022
designed to achieve a 10% net gain in biodiversity
Biodiversity % of managed assets with Biodiversity 100% 18%
Action Plans
Resilience % of managed assets and majar developments 100% 100%

which have undergone a flood risk assessment

1. From 2021, the 2030 Strategy upgraded cur BREEAM targets to "Outstanding’ for Offices {irom Excellent] and ‘Excellent” tor Ratail lirom "Very Goodl.
2 Excludes residential.
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Place Based approach

Focus arey 2021 Performance

Understanding Socio-economic assessments completed at 25 of our places
and respanding
to local needs

Connecting £1.63m total commurnity investment
23,024 beneficiaries fram our community programme
94 initiatives at our places
E170,367 raised at our places and by our people
£53,509 total in-kind contributions

10% BL employees are expert volunteers
22% tolal volunteering'

Education 16,403 pecple benefitting from our education initiatives
77 education imtiatives in our places

Employment 991 pecple receiving employment related support ar training
364 people supperied into employment
13 empleyment initiatives at our places

Business 10,000 sq Mt affordable? workspace delivered at 1 Triton
37% development supply chain spend within the borough
47% development supply chain spend to SMEs

Wellbeing Air qualily plan delivered at Broadgate

On track Lo achieve Well Gald cerlificalion at 100 Liverpool Street

Achieved WiredScere Platinum rating at 109 Liverpool Street

1 Impacted by Covid,
2 Afferdable space includes all affordable workspace, alfordable retail space and commurity space on goth a temporary and permanani basis.

Responsible business

Focus area 21 Performance
Responsible Invest in our people
employment £380,000 spent on tramning and professional qualifications

Supported 23 peopla to achieve professional / vacational qualifications

Connect with our peaple
87% company and leadership commiiment score
8% stalf retention

Provide a safe working environment
Injury Incidence Rate - Qffices 45 92, Retail 0.01
t1jury Freguency Rale - Developments 0,10

Diversity & Improve gender diversity at alt levels
Inclysion £4% of Board are female
40% of senior management are female
Gender pay gap 27.6%

Improve ethnic diversity at all levels
Compliance with Parker Review recommendations ¢n ethaic diversity
Disclosure of ethrucity pay gap at 27.3% for the first time

75% of employees recewed Fairness & Inclusion training

Responsible Against modern slavery

procurement 100% of BL ermployees paid at least the Real Living Wage
79% af supplier workforce paid the Real Living Wage
Supplier Code of Conduct updated and made mandatory for all suppliers
New partnership with anti-modern slavery charity, Unseen

Mandating prompt payment
Group invoices settled within 23 days on average

Responsible procurement standards
Supplier Code of Conduct updated to widen scope of “responsible seurcing”

For 8 summary of our EPRA reporting see pages 235238
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TASK FURCE UN CLIMATE-RELAIEU FINANUIAL UISCLUSURES (1 CFD)

Climate-Related Financial Disclosures

The Board recognises the scale of the
climate emergency, its patential impact
on real estate and therefore the urgent
need to take mitigating action. With the
built envircnment accouniing for c.40%
of all greenhouse gas emissions, we also
racognise our responsibility to do what
we can {o minimise our carbon footprint
and encourage aur customers to do the

same. Our achievements in developing
and managing maore sustainable space
have been recognised for more than a
decade and building on this, we have set
out an ambstious approach to achieving
net zero carbon by 2030. This is a goal
shared by our investors, customers,
partners and people.

British Land has set out a commitment
to align with TCFD reporting by 2022:
we have set climate targets validated
as 1.5°C-aligned by the Science Based
Targets inttiative [SBTi), and we are

a signatory of the Better Buildings
Partnership’s Cimate Commitment,
RE100, and the Business Amaition

for 1.5°C.

Our roadmap to full disclosure in 2021/22

Progress to date:
Governance: in 2019/20, our
Board CSR Commitiee was
established and the 2030 Net
Zero strategy was reviewed by
the Board atits Strateqy Day.
The Risk Committee
subsequently established a
TCFD Steering Committee
composed of leaders from
across the business to
undertake the work required
for full TCFQ atignment.

Risk screening: in 2619 the

Steering Committee undertaook

twao climate risk scenario
warkshaps, where facilitators
frem Forum for the Future
reviewed the latest climate
science and ran breskout
sessions on climate

risk identification and
arganisational responses

Physical risk scenario
analysis: in 2020/21, British
Land commissioned Willis
Towers Watson to undertake
a physical risk assessment
of the portfalio in Line with
TCFD requirements.

Quantifying transition risks:
British Land 1s currently
rolling out a series of net zero
audits across the portfolio.
The results will guantify tha
financial-costs of the key
interventions required

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

Planned for 2021/22:
Transition risk scenario
analysis: this TCFQ-aligned
anatysrs will clarify the
maost material risks posed
by future low-carbon
transition scenartos,

Detailing the organisational
response: outputs from the
scenario analyses and risk
quanbification will be refiected
in our corporate strategy.
financial planning and
enterprise risk management
processes as appropriate.

For moere information. see our 2021 Sustanability Accounts at britishland com/data
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Updates to metrics and

targets: for our climate-
related Key Risk and Key
Performance Indicalors.



Governance

Board oversight of climate-related risks
and opportunities

Our Board Director responsible for
cbmate-related issues is Siman Carter,
Chief Executive Officer. Previously as
Chief Financial Officer, Simon chared
our Risk and Sustainability Committees.
To ensure continuity and accountability,
these committees are currently chaired
by interm Chief Financial Qtficer

David Walker,

As part of assuming this responsitility,

building his knowledge and informing our

approach, Simon took partin The Prince
of Wales' Business & Sustainability
Programme al the Cambridge Institute
{or Sustainability Leadership. The Board
is updated on cimate-related issues at
least annually and has ultimate oversight
of risk management. Significant and
emerging risks are escalated to the Audit
Committee and climate risk 15 [~acked as
part of our ‘Environmental Sustainabiiity’
principal risk category [s2e pages 78-87).

Governance framework

Board

Executive and

Management

Corporate
Audit Sociat
Committee Respensibility

Committee

Board of
Directors

Committee

Risk Sustainability

Committee*

TCFD

Steering
Committee*

* Members include representatives from across
the business: Asset management, Development, Finance,
Invesimenl, Procurement, Properly management,

Risk management, Stralegy and Sustairahility,

Cur Board CSR Committee meets three
times a year and oversees the delivery of
the Sustainability Steategy, including the
delivery of the Pathway to Net Zero and
the management of cimate-related risks.
In Q4 FY21, the CSR Committee received
an update on the physical climate risk
analysis which commenced during

the year.

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

and opportunities

The Board delegates respensibility
far analysing:

Climate-related risks to the Risk
Cammittee, which consists of the
Executive Committee and leaders from
business unils, including procurement
and property management. Each
business unit maintaing a comprehensive
risk register, which is reviewed quarterly
by the Risk Committee Climate risks are
identified through a process involving trend
analysis and stakeholder engagernent.
Identiiied risks are incorporated into our
risk framework and managed by the
appropriate business areas.

The TCFD Steering Committes reparts to
the Risk and Sustainability Committees,
both cf which meet quarterly. Ultimate
aversight is at Board level, with aur
Corporate Social Responsibility Committee
playing a role from May 2019. Any
resulting disclosure requires

approval by the Audit Committee.
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TASK FORCE ON CLIMATE-RELATED FINANMCIAL DISCLOSURES {TCFD] continued.

Strategy

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

Shorl term

Medium term Long term

Less than 12 months

1to 5 years 5to 10 years

To dale, we have focused on climate-related risks and apporiunities for short and medium term horizons. We provide further
disclosure en these risks in cur annual COP {CDP, formerly the Carbon Disclosure Project| response, available at britishland.
com/sustainability/reporung/latest-reporting.

Examples of climate-related risks

Extreme weather events

Short term risks

Higher fload risks could increase insurance costs This could, in turn, increase service charge cosis for customers
Inability ts sell or rent property assets al book value, due to Hocd risk.

Impact an corporata strategy

Flood risk assessments undertaken for our current portfalio.
99% of high risk assets have fleod management plans.

Impact on tinancial planning

Flood risk is efiectively priced into our valuations,
Flood nsk factored into our process for acquisilions and developments,

Energy regulation

Medium term risks

Energy Performance Certificales [EPCs): the existing Minimum Energy Efficiency Standard IMEES] could be amended to
increase the minimum standard from E to 'C or "B by 2030

Impact on corporate strategy

Dur suslainabitity programme monitors the 76% of our portfolic with an EPC rating lower than "B’ [by floor aceal.

As part of commissioning net zero carbon audits, we are pilating a sample of side-by-side NZC/EPC assessmants to
ensure the key recommendations of a NZC audit will deliver an improvernent to the EPC raling as well.

Impact on financial planning

MEES non-complizncz would prevent us from leasing non-compliant space, posing a risk of revenue loss and a poteatial
liabilty from non-compliance penatties.

Examples of climate-related opportunities

Resource efficiency

Shart term opportunity

Energy savings from the UK Energy Savings Opportunity Scheme [E505).

Impact on corporate strategy

As part of complying with ESOS in 2019, we have identilied initiatives reprasenting £1.64m of capex investmenl that wauld
save £1 2m annually and pay back in 13 months.

Impacton financial planning

The business cases for these capex investmenis are considered as part of our overarching financial process.

Energy sources

Short term opportunity

Revenue generated from solar PV installalions an our assets

Impact on carporate strategy

Installation of on-site solar PV, with 11 assels generating 1,907 MWh in 2020/21.

Impact on financiat planning

The cost savings and revenue from exparting Lo the grid are factored into our financial planning,

Products and services

Medium term opportunity

Achieving a rental premium [rom high efficiency buildings with a Design for Performance approach.

Impact on corporate strategy

Qur Suslainability Brief far Developmenis and Cperations sets oul gur requiremnent for detailed energy modelling early
in the design stage to inform destgn and sel operational performance benchmarks.

Ta learn from industry best peactice, our develapments 3t 1 Broadgate and 2-2 Finsbury Avenue are both Pioneer
Projects’ of the Belier Buildings Partnership’s Design far Performance project, designed using the NABERS UK energy
efliciency rating system.

Impact on financial planning

The expected rental premium achieved on high efliciency would be lactered into our revenue forecasts in the
medium term

Assessing the resilience of our strategy

Physical risk: Over the past year, British Land has been working with Willis Towers Watson to conduct a physical risk scenario
analysis, including future climate scenarios with global temperature increases of approximately 2°C [RCP2.6) and 4°C [RCP8.5].
The findings of this analysis will be included in next year's Annuat Report.

Transition risk: British Land will complete transition risk analysis over the upcoming year for inclusion in next year's Annual
Report. Qver 2021, British Land completed several transilign-focused projects including li| launching our Pathway to Net Zerc,
lii} commencing our programme of net zera audits acrass the partfolio, and liil] achieving validatian of our climate targets fram
the Science Based Targets initiative {SBTi].
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Risk management

Climate-related risks are identified and
assessed using our risk management
framework, set out on pages 78-87 of
this Repart,

We consider climate change within our
‘Environmental Sustainability’ risk, which
has been added as a standalane principal
risk this year reflecung its significance

1o both cur business and our customers.
Also, the external aspects of climale-
related risks are incorporated within

our ‘Catastrophic Business Event’

and "Political and Regulatory outlook’
principal risks. We define principal risks
as those with a substantive financial or
strategic impact on the business. high
likelihcod of occurrence and medium/
migh petertial impact en our performance.
Qur integrated approach combines a top
down strategic view with a complementary
botlom up operational process.

Identifying and assessing
climate-related risks

As part of our top down strategic view,
aur risk heat mapping process allows
us to determine the relative significance
of principal risks. As a pr rcipal risk
category, climate change 1s monitored
by the Risk Committee

Cur risk register tracks:
i. Description of the risk
lidentitication}
i, Impact-likelihood rating
levaluation enabling prioritisation)
fil. Mttigants {mitigation)
iv. Risk owner [momitoring)

As part of our bottom up operational

'process, we maintain Asset Plans which
include provisions for identifying cimale-

related risks and opportunities, such as
flood nisk assessments and audits 1o
dentify energy saving opportunities.
Cur Sustainability Brief for Acquisitions
sets oul our environmental criteria for
acquiring a new property, including
energy efficiency and Hood risk
categortes Qur Susiainability Brief

for Developments and Qperations sets

out aur environmental ¢riteria for new

constructions and renavations, including

requirements for energy efficiency, filood |
risk, materials chaice and embodied |
carbon reductions. ‘

Marnaging climate-related risks

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

page 78 of this Report.

We prioritise principal risks through our
corparate risk register and risk heat map.
The impact-lkelihoed rating. which is
evaluated duning risk identification, is our
primary metric for prioritising risks. As a
principal risk cateqory, climate change
risks are logged in ou~ corporate risk
register and reviewed guarterly by the
Risk Commitize, which comprises

the Executive Cornmitlee and senior
management. The Board is ultimately
responsible for and determinegs the
nature and extent af principal risks

it 15 wiling to take to achieve its

strategic objectives.

Metrics and targets

Below are the climate-related metrics and targets against which we currently report

Climate-related risks

021 2020 W19

Policy and legal EPCsrated Fand G 5% 5% 5%
EPCs rated Aand B 24% 25% 27%

Extreme weather Portlclio at high risk of flead [% by valuel 1% 2% 3%
High flood risk assets with {lood management plans % by valuel 99% 100% 100%

Resource supply
water stress

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

To be reporied in future years

Climate-related opportunities

ozt 2020 ms

Resource efficiency  50% improvement in embodied carbon intensity of major developments

completed from April 2020 (kg CQ,e per sqml 640 nr nr

75% improvement in who'e building carbon intensity of the managed

portfolio by 2030 vs 2019 [Qffices) 41% 23% -

25% improverment in whole building energy intensity of the managed

portfolio by 203G vs 2019 {Offices) 3% 16% -
Energy sources Electricsty purchased from renewable sources 8% 96% 96%

Dn-site renewable energy generation [MWHhI 1,907 1.743 1131
Products and Portfolio with green building ratings (% by flocr areal 27% 24% 18%
services Praportion of gross rental income from BREEAM certified assels

[managed pertfolio} 53% nr ne
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STREAMLINED ENERGY AND CARBON REPORTING (SECR]

Greenhouse gas reporting

Progress in 2021

Covid-19 and related government
restrictions had a dramalic impact

an our operational efficiency, with

the carbon intensity across our office
portfolio reducing by 41% versus our 2019
baseline. Despite this anomalous year,
as a partner of RE100, 93% of landlord
procured energy comes from renewable
sources, with 98% of electricity and

B0% of gas fram renewable scurces
Additionally, our commercial offices
attained formal 150 500C1 accreditation
far energy managernent during 2021.

Building on our strong track record of
improving the energy efhciency of our
space, in 2021, we undertook eight
projects expected to result in annual
energy use savings of 2.3m kWh and
carbon savings of 653 tonnes, We have
commenced net zera carban asset audils
at six of our places which will help
identify more energy efficient initiatives
and we taunched our Transition Vehicle
tc support the financing of these projects
The Transition Vehicle is funded by our
internal carbon tevy of £60 per tonne of
embodied carbon in our new davelopients
and this year financed an LEO tighting
upgrade at Regent's Place.

In March 2021, we were pleased

to announce that the Science Based
Target initiative has validated that our
commitments 1o reduce greenhouse
gas emissions align with a 1.5°C glabal
warming scenario, the most ambitious
designation available through the SBT:
process. Qur key commitments are:

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

- Toreduce Scope 3 GHG emissions by
55% per sqm of net leitable area over
the same target timeframe.

Emissions intensity'?3 (tonnes CO,e)

Year ended 31 March 2021 2020 2019
Dffices: per sgm nei lettable area* 0.047 0.087 D113
Shopping centres: per sgqm. comman parts 0.021 0.031 D034
Retail parks: per parking space 0.032 0.040 0.044

Shapping villages: per sqm
Retail, High Street: per sqm
Tcotal managed portfolio: per £m gross rental and relaled income?®

To be reported in fulure years
To be reported in future years
34.03 38.05 46.21
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Absolute Scope 1 and 2 emissions and associated energy use*?

Tonnes COze MWh
Year ended 31 March 202 2020 2019 2011 020
Scope 1 Cambustion of fuel:
Managed portfolio gas use and fuel use in British Land owned vehic.es 6,252 6,327 6,433 33,75% 30,715
Scope 1 Operation of facilities: Managed portfolio refrigerant loss from
air condilioning 411 618 123 - -
Scope 2 Purchase of electricity, heal, steam and Location-based 12435 15373 20258 55778 62.950
cooling for our own use: Managed porlfolio electricity
use for common parts and shared services Market-pased B39 469 1,549 - -
Tatal Scope 1 and 2 emissions and associated Location-based 19.098 22318 24814 89,537 93.665
energy use Market-based 2141 7.615 8105 - -
Proportion of Scope 1 and 2 emissions assured by an independent third party 100% 100% 100% 100% 100%
Proportion that is UK-based 100% 100% 100% 100% 100%
Absolute Scope 3 emissions — managed portfolio*?

Tannes CO:e

Ywar ended 31 March 2w 2020
Landiard purchased energy: occupier gas and electricity Location-based 24,498 33495
consumption, ugstream impacts of all purchaseq energy
finciuding the fuels of on-site vehicles) Marker-hased 1,343 1624
Landlard purchased water: upstream impacts 484 283
Waste management: downstream impacts 126 351
Major developments and refurbishments: embodied carbon 28,180 13,459
Proportion of Scape J emissions |above) assured by an independent third party 100% 100%

We have reported on all erission sources required under the Companies Act 2006 (Siralegic Reporl and Directars’ Reports) Regulations 2013 and Ihe Companies
IDirectors’ Repartl and Limited Liahility Partnerships [Energy and Carban Repart] Regulations 2018 ['tre 2018 Regulat ons’l. These sources fall within our

cgnsolidaled financial slalements and relate (o head alfice activities and controlied emissions lrom our managed portfolio $cope 1 and 2 emissions cover 99%
ol our fmulti-let managed portfalio by value, We have used purchased energy consumgption dala, the GHG Protocal Corporate Accounting and Reporting Slandard
{revised ediiant and emission factors fram the UK Goverement's GHG Conversion Faclors for Company Reporting 2020,

(8]

In 2020/21, this accounls for 1 8% ol tolal reported energy consumpuon and 2.0% of (otal reported water consumption.

La

£299m {2020 £287m, less GRI generaled assels outside \he managed pertfolio ot €£117m {2020 £212mi.

[N

For full Scope 3 greenhouse gas reporting, see the British Land Sustainability Accounts 2021 at brtishiand com/data.
Restatements: From 2021, intensily metrics are na langer degree day adjusied and previous years have been restated, Oflice intensity is reported far Scopes 1-3,

Omissiors and estimalions: Where asset energy and water data was partially unavailable, we used data from adjacent periods to estimale data for missing periods

Gross Renlal Income IGRY from the managed pertfolio comprises Group GRI of E382m [2020. £436m), plus 100% of the GRI generared by joint ventures and funds ol

retait \ntensities are reported for Scopes 1-2 The 2020 Scape 2-retaled MWh has been restated with more accurate on-site solar power data, and the 2020 Scope 3
emissicns from landlerd purchased energy has been restated with mere accuraie data,

o

From 2621, office ntensity is reported as whale bulding intensity and previous years have been rastated.
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NON-FINANCIAL REFPOHING DISCLOSURE

Non-financial reporting disclosure

Description of Risk
MNen-financial area business model areas' Pelicies Purpose and scepe Qperatian and putcome
Financial Crime We aperale 3 D.E Anti-8ribery and - Details the expected conduct of all These robust policies around
Compliance zero-tolerance ' Carruption Policy British Land stalf with respect to Financial Crime Cornpliance reflect
approach 1o bribery, relationships with suppliers, agents, our zero-lolerance approach {o
corruplion and fraud. public officials and charitable and such activity both in and around Lhe
More infarmation is polit:cal erganssations business: they have been drafted to
available in the Audit - Qulbnes siall responsibiiies provide fer education and monilgring
Commitiee repart regarding the reperting of any in addiii_on to deterrence and
on page 114. breaches and details consequances prevention. Ihe policies are
of breaches lor staff and the Group accessible by all employees via the
as awhole intranet and mandatory traming is
- Provides for stalf training and req}:irefl far all stal in re_taiion l_o the
cornmunicabon around he palicy Anti-Bribery and Corruptian Policy.
as well 35 monitoring and review Anl_\-Fraud Pol_lcy and \N_‘hlslleblpwmg
by managament Palicy. Qur Whistleblowing service
- can be accessed by all employees
Anti-Fraud Policy - Prowdes for fraud prevenlion training should they prefer to raise a concern
for 3\l British Land stalt and requires anonymously instead of wilh their ling
stalf participation in any fraud risk manager. This is an independent and
assessments undertaken by the confidential telephone service and
Group where relevant web portal, British Land carries out
- Qutlines protocal for the reporting due ditigence on counterparties o
of suspecled fraud with reference ta comply with legislation cn money
the Group's Whistleblowang Policy laundering and 1n snable i1 to
Whistiehlawing - Provides contact details for consider how a transaction with
Policy the Group’s third-party the counterparty may ref!ecl
whistlebiawing service on British Land’s regutation.
- Qutlines the types af concerns The General Counsel and Company
Y thal can be reported ta the Secretary has overa.‘!respan#bf!ﬂ!y
whistlablowing service for alf four policies. These policies are
- Delails safeguarding measures in regufarl:v rew'ewe_d and approved by
place far siaff and cutlines haw the 'h? Audit Commiltee ar_-m_' any ma”E.'rs
Group will respond in cases of raised un.der_ i’hese_pal..'c.‘es are subjeci
whistieblowing fo extensive investigation by the .
- Company, Regular updates are provided
Anti-Money - Lists “red ftags™ detaibmg the kind of t0 the Audit Committee regarding fraud
Laundering Palicy suspicioys aclivty thal may indicate and whisileblowing matters.
an attempt (o launder money
- Detals menitonng and review
precedurgs under the policy
Environmental Qur long term 11,2, 4 Sustamability - Provides for sustainable decisions to Qur Sustainability Policy and Brief

Matters

commitment to
sustainability and
rninimising our
environmental
impact is ene of
British Land's key
differentiators, As
occupiers facus an
minimising theic
carbon footprinl, our
ahility to deliver more
sustainable space is
akey advantage.
See page 40,

Policy

ba our "business as usual” approach
Qutlines our 2030 Sirategy - our goals
of making our whele porifolic rel zere
carben as well 35 growing social value
and wellbeing in the communities in
which we operaie

Sestainability Brief

Aligns wath cur 2030

Sustiainability Strategy

Gives eflect to aur Sustainability Pelicy
Sets oul gur sustainability ambitions
and the KPls and standards required
to achieve them

were comprehensively updated

in 2028, Qur overall commutment
15 1 take decisions which are
environmentally and sacially
intelligent and make sound financial
sense. This year we intreduced an
internal carbon levy of £60 per
tonne of embodied carbon in new
devalopments ensuring that we
apprepriately assess both the
financial and the environmental
impact of our develgpments We
participate w key ESG indices to
demonsirate our progress and
publish social and environmeniat
perfermance data annuaily

Qur Head of Developments and Head
of Broadgate have overafl responsdiiity
tor gur Susiainability Brief and

our Chief Financial Officer has

overall responsibility for our
Sustainability Palicy
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Oescription of Risk

Non-financial area business model areas' Policies Purpase and scope Operation and suttome

Sacial Matters  Britsh Land has lang 8.1),  Sustanabitly See above A commitment to gaod secial practices
recognised that a 12.F.  Policy has long been high on aur agenda, and
commiment ig goad G.H Sustainabilty See above we place greal impartance on the way
sacial practicess Briel we work with communities, supptiers
essental to the way we and partners We believe that
operale; a5 occupiers LocalCharter - Quines aur live key focus areas where we communication is key in ensuring we
in¢creasingly consider the are actwe (n lacal communities: conneclion meel our social obligations, and by
cantribution they make with local communities; supporting istening to the needs and concerns of
to society, our ability educational iniliatves for local people; our stalt and commusaties we are better
to support them is an supporling local raining and jobs; abla to provide an envirgnment that s
advantage. See page 40 supporting local businesses: and sate, inclusive and welcaming. In 2020

coniributing 10 locat people’s we recognised ihe greater need (o
wellbeing and enjoyment supporl mental wellbeing during a very
Supplier = Qullines standards required of our supphers chaltenging year which was efiecied
Code of araund a number of areas, including but ot through regular eulreach and
Canduct limite! 10: heaith and salety. warking haurs; engagement with communities.
responsible sourcing: cammunity orcupiers and staff.
engagemenl; and environmental impact Chief Financial Qfficer has overzil
- Details our zera tolerance approsch to: respansibitity far our Local Charter;
chitd lahour: lorced labaur: discriminat-on: our Head of Pracurement has overait
and bribery, traud and carruption respansibilily for our Suppfier Cede of
- Provides for monitoring, carrective action Conduct and Hearf of Developrnents has
and reperting under the policy. Work overall reslponsnbrMy for our Heaith and
Praclice Audits are carried out on our Salety Policy Alf Health and Safety reparis
high risk suppliers are provided 16 the Risk Commiltea
Health and - Details how British Land will mee the
Safety Palicy requirernents of the Health and Salety
at Work Act 1874
- Provides for mandatory training araund
Display Screen Equipment and
Manual Handling
= Oullines how health and safety matters are
managed for staff, colleagues, service
providers and others affected by Lhe
Company's underiakings

Employees British Land requires 12.B Employee - Sets out minimum standards required by ail Briush L and remains deeply cammitted
our employees to act Code of employees in all their dealings in and on to creating an emwronment of farness
w1 ways that promote Conduct behalf ol the Group inclusion and respect. Qur forparate
lasrness: inclusion and - Gives effect to our core values of Bring Your values underpin our commitment to
respectin their dealings Whale Self. Build for the Fulure, Listen and equality, diversity and integrty. We
with colleagues, Understand and 8e Smarter Tagether recogmise that our workforce needs
EUS(umE.rs' suppliers - Comprises a number of separate policies .tD reflect the cammunilies we serve
and business partnars. including but nat limited ta: sur Equal inorder lo creale spaces Lhat are

Opportunities Policy; our Disabled weleoming to all. and our working
Workers Policy; our Gender dentity and practices and employment policies
Transgender Policy; and aur Bereavement, rellect the importance pi secial harmony
Compassignate and Emergency Leave Palicy 1 everythingwe do. This year we
updated cur mandatory diversity and
inclusion traning for all stall and have
provided sessions on Anti-Racism and
Allyship as well as supporiing our
Inclusive Networks in their activites
around celebranng diversity - including
Pride Month, Black Histary Month,
Earth Day, Naticnal Single Parent Day
and Interrational Women's Day Our
employment palicies are made available
to colleagues en the ntranet and ara
reviewed annually.
The HR Drrecror has overalt responsailicy
for gur employment policies.

Human Rights  Briush Land recognises B.F. Supplier See above British Land operates a zerp tolerance
\ke importance of G Code of approach to human rights infringements
respecling human rights Conduc! by any of our supsliers, occupiers ar
and has been a signatary Slavery and - Indicates higher risk areas including the pariners. We carry out dug diligance an
to the UN Glabal e . all parties that we work with and require
Compaci since 2009, Human procuremen ol specific materiats and (awr our supgliers 10 dernensirate the same
We are commilled Tratficking trealment of workers on consiruction sites commitment to the prevention of human

Statement - Qutlines strategy for reducuon of risk in P

ta the responsible
management af social,
ethical and emarcnmental
issues across our supply
chawn. For further
infarmation about cu~
activilies, see our
Sustainability Accounts

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

Our Anti Madern Slavery training I1s
mandatory for all directly e mplayec stalt

rights abuses in their operations.

Qur Slavery and Human Traliick.ng
Stalement can be found on our websiie
and s reviewed and updated annually

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

Market
backdrop

Macro-economic context

The Covid-1% pandermic was the backdrop
for the entire financial year. Three
national lockdowns severely impacted
economic activity, leading to the largest
annual contraction in GDP on reccrd at
9.9% for calendar year 2020. Hawever,
with good progress on the vaccination
programme, the Gavernment has set out
a roadmap out of lockdown. In England,
restrictions started to ease in March 2021
with further significant steps taken in
April, including the opening of non-
essential retail and outdoor hospitality
and in May, indoor hospitalily was
permitted. As a result, growth |15 expecled
to pick up In the coming guarters with
heuseholds having accumulated savings
throughout the lockdown periods.
Consumer confidence has strengthened,
and the index is at its highest since the
pandemic began. Unemployment has
increased to 4.9%, only 0.9 percentage
points higher than a year ago but
reflecting continued support thraugh

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

London office market

After a subdued first half, investment
activity rebounded sirongly at the start
of the second hali, with nearly £5bn of
transactions in the guarter to December
2020, representing nearly 60% of all deals
in the period. Asia-Pacific and Eurogean
invesltors have shewn a particutar
readiness to look through the pandemic
and invest in prime Central London real
estate, reflecting its long term, secure
income stream and attractive yields
compared to other global cities. The
reintroduction of travel restrictions
during the thirg lockdawn in January
2021 impacted activity in the final quarter
but underlying fundamentals remain

saund and inlerest rates low so we would
expect activity to pick up as and when
international travel can resume. Prime
yields are ¢.4% and pricing has generally
been in line with pre-pandemic levels.

Occupational markets have been severely
disrupted by the pandemic, with activity
significantly down as businesses focused
on near term aperational challenges and
postponed decisions on new space. As a
result, Central London take up 1n the year
was b4 below the long term average
although there has been an uptick in
activity more recently. Prime, headline
rents were broadly flat, albeit on low
volumes but incentives have increased.
The vacancy rate rose to 8.8% fram

4.3% a year ago, but secondhand space
accounts for more than 77% of supply
with tenant led space an increasingly
significant component. At the same

time, Cavid- 1% has clearly accelerated
trends in the way that companies use
workspace, sharpening their focus on
modern, high quality and sustainable
space which supports more hybrid

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

out and 34% of development under
construction is currently pre-let.

Retail market

Investrment actvity was mixed in retail.
Volumes were very low in shopping
centres, where lot sizes are lypically
larger, and confidence weakened through
the pandermi¢. Cevid-19 has undertined
the impartant rele that wetl located,

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

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

Covid-1% has compounded exisling
structural challenges for retailers by
accelerating the shift to anhine shopping,
which now accounts for 33% of retail
sales. As a result, more operators have
entered CVA or administration, but
stronger retailers are adapling their
business models to be successtul in this
environment. Several operators, including
Next and M&5 have identified out of town
retail parks as playing an impaortant role.
They are more affordable to retailers and
can suppor! an cnline strategy through
click and collect, facilitating returns

and ship from store. At the same time,
shoppers are more confident visiting
open-air locations they can access by car
and where social distancing can be mare
easlly managed so footfall and sales have
generally recovered more guickly.

Logistics market

In logistics, investment volumes were
very strang at nearly £12bn aver the

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

60% cf transactions. Vacancy rates are
declining across the UK but in London,
where space is most constrained and
demand is very strong, vacancy is around
2%. Within the M25, supply is fecused

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

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

Business
Review

Portfolio valuation

£9,132m

Occupancy’

94.1%

Weighted average lease length to
first break

5.3 yrs

Total property return

(7.0)%

Gross investment activity

£1,690m

Lettings/renewals [sq ft) over 1 year

1.2m

On a proporlionally consalidated basis including the
Groug s share of joint ventures and funds

1. Where occupiers have entered CVA or
adminisiration but are shll Liable for rales, thesa
are trealed as occupeed. If units in admimsiration
ace trealed as vacant, then the ocoupancy rate
would reduce from 94 1% te 92 4%.

Portfolio performance

Vatuation Total property

Yalyation mavement  ERY mavement Yietd shift return

At 31 March 2021 &m % % bps %
Dffices 6,032 138l 07 +3 0 8]
Retail 2.592 124.7] [16.8] +81 {19 1}
Retail Parks 1367 {18.4] {15.2 +45 1234
Shepping Centres 8% 357 i20.3) +143 23 24
Residential 121 110 6) na +37 110.21
Canada Water 387 125l na na (1.0
Totat 9,132 (10.8 (7.51 +33 7.0

The value of the portlolic was down
10.8%. The value of the Qif:ces porifolio
was down 3.8%, weighted towards the
first half wilh values down just 0 8% in
the second half. Offices yields moved out
in the first half but were flat in the second
half. Pricing in the investment rmarket
was broadly in line with pre pandemic
levels and supportive of values, although
increased availability put pressure on
lease incentives. Office developments
again were up 0.9%.

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

of decline slowed significantly in the
second half, when values were down 4.5%
comparec to down 13.1% in the first half,
Shopping centres were down 35.7% in the
year. Both cateqories saw the rate of ERV
decline slowing over the year, but there
was a3 notable aifference in yields, which
for shopping centres increased by 143
bps weighted toward the second half,
whilst the increase for retail parks

was lower at 45 bps with the majority

of the increase coming in the first half
Shopping centres have been acutely
impacted by Covid-19 and investor

58 British Land Annual Report and Accounts 2021

sentiment here remains weak with little
transactisnal evidence to underpin value,
particularly for larger assets. Sentiment
has irnpreves in retail parks, where
investment activity has picked up over
the year

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

Offices outperformed Central London
Offices in the MSCI benchmark by 120
bps and were in lne with the Al Off ces
benchmark on a total returns basis.
Retail underpertormed the MSC) All
Retail benchmark due to eur exposure

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

and reflecting the cantinued strength of
industrials, the portfolic underperformed
the MSCIH AU Praperty total return index
by 820 bps over the pericd.




Rent collection
Year to March 2021

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

is outstanding

Rent due between 25 March 2020 and 24 March 2021 Qfiices Ralal’ Tatal
Recewved 99% 1% 83%
Rent deferrals 1% 5% 3%
Rent forgiven - 9% 5%
Moved inte administration - 3% 2%
Qutstanding - 12% 7%
Total 100% 100% 100%

£225m €305m £530m
Collection of adjusted billing? 100% 83% 0%

March 2021 Quarter’
As at 18 May, we have collected 84% of rent due between 25 March and 18 May
being paid manthly and 12% is outstanding. ’

Of the remainder," 1% has been forgiven, 3% is

Rent due between 25 March and 18 May Offices Retal’ Tortal
Received 98% 2% 84%
Rent deferrals - - -
Rent forgiven - 1% 1%
Custamer paid monthly 1% 3% 3%
Qutsianding 1% 22% 12%
Total® 100% 100% 100%
£45m £50m £95m
Celiection of adjusted billing* 79% 76% 87%
1. As at 18 May.
2. Includes non-efthce cusiomers located within our Lendon campuses.
3. Total billed rents exciusive of rent deferrals, rent Jergiven and tenants moved o monlhly paynnents,
Capital activity
Oliices Reiail Resideniial Canada Waler Teial
From 1 April 2020 £m im £m £m £m
Purchases' - 284 - - 284
Sales? 1643 [554] {18] - (1,217)
Development Spend 98 3 2 26 129
Capital Spend 35 25 - - 40
Net Investment (510) [244) {14) 26 (744)
Gross Investment 774 868 20 26 1,690
On a proportionally cansolidated basis including the Group's share of joint venlures and funds
1 includes the purchase of Heritage House, Enfield which exchanged and completed post period end. a3 well as the commilment tg acquice the remaining 22%
interest of HUT at a GAV of £148m.
2. Inclydes Beaumant Leys sale for £9m which exchanged in the year and completed post peried end and St Anne’s sales for Eém which exchanged in the year
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PERFORMANCE REVIEW continued

The tatal gross value af gur investment
activity since 1 April 2020 was £1.6%0m
We made £1.2bn of asset dispasals,
overall 6.2% ahead of book value on a
blended NIY of 4.6%. In Qifices, we sold
£643m of assels 5.2% ahead of book
value; the most s:gnificant was the sale
of a 75% interest in three West End
buildings to Alkanz Real Estate for E401m
representing a blended NIY of 4 3%. This
included York House where our head
officg 15 based. We also sold the offices
and retail elemegnt of cur Clarges scheme
in Maytair for €177m at a NIY of 3.5%, and
Yalding House for £42m at a NIY of 4. 4%

In Retail, we sold £556m of assets overall
7 0% ahead of botk vatlue. The most
significant transactions were the sale of
two Tesco superstores at our centres in
Milton Keynes and Peterbarough together
totaliing £149m and four standalone
B&Q stores iotalling £100m. We soid

our Beaumont Leys shopping centre for
E72rm 10 two separate transactions and
two small retail parks in Lincoln and
Newrnarket for a combined total of £21m.
We sold our share of a partfolic of
reversionary inlerests in Sainsbury's
superstares for £102m and made further
sales of standatone assets, including

a Tesco in Brislington for Eé2m and &
David Lipyd gym in Nerthwood for £51m,

In residential, we sold St Anne's, our
affordable housing development at
Regent’s Place fer £6m and are under
offer on the finzl residential unit

at Clarges.

We made several notable acquisitions in
Retail. In March 2021 we acquired The Al
Retail Park in Biggleswade, Bedfordshire
for £49mona NIYof 85% Thisisa
strong trating, modern, well located
scheme, easily accessible from the Al
and within the Oxford-Camibridge arc.
We expect ta deliver atiractive financial
returns off stabilised rents and reflecting
our asset management expertise. We saw
a s:milar opportunily in HUT {Hercules
Unit Trust, which comprises ten prime
retail parks) and in February we voted to
extend its terms, effectively committing
to the acquisition of the 22% inlerest we
do not own at March 2027 valuatian HUT
had a lock-through blended NIY of over
8%. and acquisitior of the remairing
Iinterast is anticipated for June 2021

at a gross asset value of £148m.

in May 2021, past perind end, we
completed on the acquisition of Heritage
House a 216,000 sq ft urban logistics
warghouse in Enfield for £87m. This
asset is currently fully let to high guatity
occupiers Waitrose [for their North
London customer fulfilment centre] and
Crown Records Management and offers
significant redevelopment patential given
the opportunity to increase density.

Sustainability

We launched our 2030 Sustainability
Strategy in June, and building on our
progress over recant years, we achieved
some impaortant milestones as we work
towards cur 2030 ambitans Recagnising
our strong performance, we achieved

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

as being in line with a2 1.5°C global
warming trajectory.

Net Zero

We are committed to achieving a net
zero carbon portfolio by 2030 and this
year completed our first net zero carban
development at 100 Liverpool Street. We
were able Lo retain half of the existing
structure at this building and made

low carbon choices throughout its
construction so embedied carbon was
low at 38%kg COze per sqm. below our
2G30 target of 500 kg COse per sqm We
oifset resrdual embodied carbon through
accredited schemes from the Verified
Carbon Standard, split equally between
restoring 30,000 hectares of forest on the
Tibetan plateau and a teak afforestation
project in Mexico, We murrored that with
an additional commitment in the UK,
supporting the planting of 150,000 trees
in Cumbria and Scotland. As these
ferests mature, they are expected to
offset an additional ¢.26,C00 tonnes

of CO.e, which may contribute te the
offsetting of future development projects
We were ais0 pleased to achieve
BRECAM Outstanding certification and
are on track for a WELL Geld Standard
certification for this building.

We commitied to Iwo new developments
in the year; in Line with our strategy both
develcprnents will be net zero carbon.
A1 Broadgate, we will deliver our most
energy efficient building yet with energy
intensity in Line with our stretching

2030 target and the UKGBC's 2030-35
efficiency target Itis a pioneer project
fer adopting the NABERS UK Design for
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Performance approach, which prowides

a methodology against which we can
design and test our plans to ensure we
stay on track to achieve our target enerqy
efficiency. The building will have solar
panels on the roof and use energy
efficient Lighting and Lfts. It ncludes
mare than 47,000 sq ft of roof terraces
and space for aver 1,000 bikes. We are
targeting a BREEAM Outstanding
certification, WELL Platinum rating for
wellbeing and WIRED Platinum rating for
digital connectwity. Its embodied carbon
is above our 2030 target at 901 kg COe
per sgm mainty due to the design which
includes terraces and a retail walkway,
improving the experience for cccupiers
and visitors but resulting in a higher
carbon foolprint. However, we have a
good track record of reducing embodied
carbon against concept design in
addition, we are actively salvaging
materials fram the current buitding for
re-use, including the existing granite
facade which will be repurposed as
floaring. At Norton Folgate, which
comprises three buildings, embodied
carban is in Line with our 2030 targets at
&btkg COze per sqm. The office buildings
will be all electric and include salar
panels on the roof and we are on track
for a BREEAM Excetlent rating in offices
and Very Good in retail. Its operational
energy performance will alse support
progress towards our 2030 commitments
with a base build efficiency in ine with
the UKGBC s 2020-2025 interim efficiency
target. Overall, average embodied carben
in aur development pipeline i1s 640 kg
C0,e per sqm comparing well to our
2030 target of 500 kg CGge per sgm.

On the standing portfolio, bulding on
the strang progress we have made to
improve the energy efficiency of our
buildings, we are piloting net zero asset
audits to identify further energy saving
interventions, which if actioned, would
enable us to achieve our target of 3 25%
energy intensity reduction by 2030 Six
audits have completed to date. This will
be supported by our Transition Vehicle,
which was set up to finance the
retrafitting of our standing portfolio and
pay for certified offsets and is funded
by an internal carbon levy of £60 per
tonne of embodied carbon on new
developments az wetl as a £5m annuat
Nloat. One of the first projects to benefit
has been an LEQ lghting upgrade at
Regent’s Place, saving ¢.100 tonnes

of carbon pa.



Place Based approach

This year, cur cemmunity aclivities
focused on supporting the people in and
araund our places who have been most
impacted by Covid-19. The strong lacal
partnerships we built up over more than
ten years of community engagement
were instrumental in ensuring that we
provided the appropriate support to
those wheo needed it most. We funded a
bespoke coaching programme through
The Business School {formerty Cass)
helping 25 local pariners navigate the
crists. We supported local loedbanks
including Lifeafterhummus at Regent's
Place, where our site teams and sorme
of our occuprers volunteered, the Euston
Foodbank and the Nourish Community
Foodbank, through Royal Victoria Place.
Recognising the severe impact that
prolonged school closures had on many
disadvantaged children, we warked with
the Natignal Literacy Trust to provide
them with books and activity packs.
benefitting an estimated 3.400 families.

With retail and hospitality industries most
acutely impacted by this year’s lockdown,
our efforts have focused on supporting
people wha became unemployed in those
seclors as a resull. In Edinburgh, we
worked with lang term partner Capital
City Partnersh p on a rapid retail recovery
plan that assisted over 80 businesses
with recruitment and workferce needs
including advice on funding and furtough,
delivered training and information
sessions to over 40 people and supported
30 jobseekers intc employment. In
Landen initiatives included four virtual
wark experience projects for over 200
young people, involving cur customers
and local partners. Overall, nearly 1,000
people received meaningful employment
sapport, of which 344 moved into
employment [campared to 508 last yearl,
which is a fantastic achievement in the
context of the pandemic and reflects how
quickly we were able to mobilise support.

Indicative image of Regent's'Place proposed public realm

To iaform our longer lerm programme,
this year we commissioned indepandent
research into the social and economic
issues facing the diverse communities
around 25 of aur places. This work
demonstrated that while there were
shared themes, such as education and
employmeant, there were also specific
local challenges. In the coming year we
will work with local partners to target
the issues where we can make the
greatest impact.
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PERFORMANCE REVIEW continued

Campus
focused
London
offices

Portfolio vatuation

26,032m

Occupancy

94.1%

Weighted average lease length to
first hreak

5.5 yrs

Total property return

(0.8)%

Lettings/renewals [sq ft] over 1 year

168,000

On a proportignally consclidared basis including the
Group’s share of joint venivres and funds.

Campus operational and
financial highlights

- Qffice values down 3.8%. with the
City down 4.6% and the West End
down 3.2%

- 9 bps yield expansian, more
pronounced in the West End (+13 bps};
City +2 bps]

- ERVs marginally up overall; down 1.6%
in the City; up 2.0% in the Wesl End.
The increase reflects valuation
assumptions regarding future buitding
refurtishments, excluding these,
ERVs are down c.1% overall

- Like-for-like incorne dawn 1.0%, driven
by expiries ahead of refurbishment

- Leasing aclivity subdued at 168.000 sq
ft [deals greater than one year) in
the year

- Total lettings and renewals at 395,000
sq ft; further 161,000 sq ft deals
agreed post perred erd, including
pre-let of 134,000 sq ft to JLL at
1 Broadgate, bringing fotal leasing
since 1 April to 556,000 sq ft

- Under offer and in negotiations en a
further 474,000 sq ft

- lnvestment lettings and renewals over
one year, 2.3% ahead of ERV

- 469.000 sq ft rent reviews agreed 9.7%
ahead of passing rent adding £1.7m
to rents

- Occupancy of 96.1%

- Rent collection high at 99% for F¥21

Campus operational review

Campuses now account for nearly 90% of
our offices portfclio. Located in some of
London’s mast exciting neighbourhoods,
they are well-connected, high guality
environments which faster innovation
and creatmity. As the nature of demand
changes, we are well placed to target
successful businesses in innovative
growth sectors as we have done

. successfully at Broazgate. One clear

opportunity 1s in Ufe sciences at Regent's
Place. benetfiting from its location in the
Knowledge Quarter.
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Occupancy remains high at %6.1%. We
benefit from a diverse portfolio of high
quality occupiers fecused on financial,
corporate and media & technology
sectors. As a result, we have collected
virtually all our rent for the full year (99%).

Leasing aclivity was inevitably impacted
by Covid- 19 as occupiers pastponed
decisions on new space to manage their
Covid response As a resull, total leasing
activity was 395,000 sq ft, including
168,000 sq ft of deals over ane year

12 3% ahead of ERV]. However, interest
returned fowards the end of the year,
particularly on our development

space, where occupiers with sizeable
requirements, twa to three years in the
future are looking te secure space which
enables them to perform at thewr best
Encouragingly, we let 2 further 141,000
sq {t post period end bringing total
leasing since 1 April 2020 to 556,000 sq ft,
we are under offer arin negetialions on
a further 474,000 sq ft.

Broadgate

Total l2asing activity in the year ¢covered
229,000 sq ft, including 124,000 sq ft of
long term deals. Post peried end, we let
3 further 134,000 sq ft te JLL for their UK
fiagship office at 1 Broadgate. This deal
represented nearly 30% of the offices
space in the buitding and demonstrates
JLL's centinuing convictign in the
importance of madern, high guality and
sustainable space. Similarly, TP ICAP
increased the size of their office a1 135
Bishopsgate. signing for a further 20,000
sq ft and taking them to 163,600 sq it
We signed deals with William Blair at
8roadgate Tower [25,000) sq ft and
Western Asset Management at 10
Exchange Square [12,000) sg ft, alt ahead
of ERV. We also let 17,000 sq ft of fitted
space to Yorboss at Broadwalk House,
completing in just four weeks despite the
lockdown restrictions. Rent reviews were
agreed on 257,0C0 sq ft, 4.2% ahead of
passing rentincluding 146,000 sq ft to
Mayer Brown at 201 Bishopsgate.




We continue to modernise our existing
space with asset management initiatives
across the campus, the largest of which
is at 155 Bishopsgate {£35m our sharel.
Other projects include the part
refurbishrment ot Broadwalk House,
which compteted in the year, and we
are on site with partial refurbishments
of Exchange House and 10 Exchange
Square. This invesiment ensures that
existing as well as new space is well
positioned to benefit as cccupiers
increasingly focus an the best space

for their business. We are also on site
at Exchange Park, which will deliver

1.5 acres of green space. including
amphitheatre style sealting and outside
events space which will be open to all and
a range of tree and piant life to support
biadiversity. Works are due to complete
at the end of the year.

A number of exciting new brands have
opened at Broadgate, including the first
UK Eataly, an ltalian market cancept
including restaurants and bars over two
fleors and a terrace which cpened at
135 Bishopsgate in April 202%. The new
retail line up at 100 Liverpool Street is
now apen, including Gant, Watches of
Switzerland, Tommy Hilfiger and Kiehls
and the UK's first John Reed Gym, with
tive OJs is due to open in the summer.
Storey is now apen at 100 Liverpool
Street, olering 48.000 sq f! of flexible
workspace, includ ng Storey Club following
Its success at Paddington Central.

The campus saw a valuation fail of 3.6%
reftecting mild yield expansion of 2bps
lall in the first half] and an overall ERV
decline of 1.3%, comprising a fall of 1.5%
in the first half, offset by growth in the
second hall. Occupancy is 92.0%. which
is lawer than September 2020, with the
inclusion of 100 Liverpool Street which
reached practical cornpletion in the year.

Regent’'s Place

At Regent’s Place, technology business
Anaplan signed for 13.000 sq ft at 338
Euston Road. We agreed 59.000 sq ft

of deals and a further 40,000 sq ft of
rent reviews, 21% ahead of previaus
passing rent.

Aligning our campuses lowards
innovative growth sectors and busmnesses
is a key area of focus. At Regent’s Place
we see a clear opportunity in life
sciences, reflecting ils location within
London’'s Knowledge Quarter a umgque
part of Londeon between Kings Crass,
Euston Road and Bloomsbury which is
home to over 100 academic, cultural,
research, scientific and media
erganisations. We are starting to see
early signs of interest and are under
offer on 20,000 sq ft to two accupiers

in this sector.

The campus was down 3 9% in value,
but benefited trom an uplifi at 1 Triton
Square, due to protit release given

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

is 96.1%.

Paddington Central

At Paddington, cyber security software
company Trend Micro extended their
7,000 sq ft lease at 2 Kingdomn Street by

s further two years We have agreed rent
reviews covering 109,000 sq §t, 17% ahead
of passing rent.

Pergola, the outdoor dining pop up on the
site of § Kingdom Street has performed
exceptionally well on re-cpening and The
Cheese Barge, the latest addition to aur
food & beverage cffer ocpened in May.

This year, we were pleased to secure
pianning permission for an extensive
upgrade to the public realm which will
transtorm the landscaping and revitalise
the amphitheatre with work due to
commence in the Autumn. Working with
our cccupiers and local partners, we
launched & cammunity garden it April
2027 for local schools and community
groups and we are supporting The
Paddington Partnership to deliver a
wayfinding narrative trail around the
area. inspired by community stories

and art.

The campus saw a valuation fall of 2.4%.
reflecting yield expansion of 7 bps (allin
the first half] and ERV decline of 0.2%.
Vzlues benefited from progress made on
olanning at 5 Kingdam Street. Gccupancy
is 98.4%.

Storey: our flexible workspace brand
Storey our flexible workspace offer, is
now operational across 348,000 sq ft This
year. we taunched a further 48,000 sg ft
of Starey space at 100 Liverpool Strest
which was 37% let or under offer at
launch to customers including {TAU BBA
Internabional and Aperion nvestment
Group. 13,000 sg ft has been allocated

to Storey Club, which opened on 17 May
2021, providing ad hoc meeting and
evenis space, as well as tounge and

café areas.

We have been encouraged by the
increase in activity in recent months, with
viewings and enquiries returning to pre
pandemic levels. Leasing activity covered
61,0600 sq ft for the year with 14,000 sq ft
let since 1 April 2021. We have seen good
demand frem larger overseas corparates
looking for a main UK office, generally
taking larger spaces on longer terms.
We have also seen several of our
existing customers scale up, including
recruitment company Sterm 2, BAI
Communications and Levin Group. We
are under offer on a further 48,000 sq ft
and accupancy at stabilised buildings

(let and under offer] is now 79%.

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

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

Retail

Portfolio vatuation [BL share]

£2,592m

Occupancy'

94.1%

Weighted average lease length to
first break

5.1 yrs

Total property return

(19.1)%

Lettings/renewals (sq ft] over 1 year

962,000

On 3 propartionally consolidated basis including the
Group's share of jont veniurgs and funds,

1. Where occupiers have entered CVA or
admunistration but are sull (iable for rates, lhese
are treated as occupied. |l ynits in administration
are treated as vacant, then the acqupancy rate for
Retart would reduce from %4.1% to 90.4%.

Retail operational and
financial highlights

Total Retail portfolio vatue down 24 7%
reflecting the ongoing impact of
Cowid-19 and higher vacancies

due to CVA and administrations

- Yield expansion of B1bps overall,
+143bps far shopping centres,
weighled io the s2cond half and
+45bps for retail parks, weighted
to the first half

- ERVs down 16.8%; down 20 3% for
shoppmng centres and down 15.2% for
retail parks. weighted lo the first half

- Like-for-like income down 17.4%
including the impact of CVAs
and administrations

- Leasing activity ahead of last year
with 762,000 sq ft deals greater than
one year; 19% below pasaing rent

- Total lettings and renewals at 1.7m sq ft

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

- Further 524.000 sqg ft of rent reviews
agreed 2.3% ahead of passing rent

- Boodoccupancy levels at 94 1%

- Foottall since re-opening 88% ol
same period in 2019; like-far-lke
sates 104% of the same period in 2019
(both excluding F&B}

- 71% of £Y21 rent collected; 72% of
March 2021 quarter rent now collected

Performance review
Operational performance

Our priority has been helping our
occupiers to trade safely when parmutted,
keeping our centres full with the right
mix of retailers who are additive to our
places and maxirnising rent collection.
We are pragmatic and proactive in our
approach, working with successful,
financially strong retailers to ensure
teasing siructures are appropriate and
deliver sustainable cash flows. Bften this
has meant accepting rents which are
below previous passing rents, bul arg
more agpropriate in the current
envircnment and sustainable

longer term.
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Despite a chalienging occupational
market, overall leasing volumes ware
ahead of {ast year, with deals over one
vear accounting for 79% of activity by
rent| but were 11.5% betow ERV and 19%
below previous passing rent. We have a
strong pipeline ¢f deals, with 583,000 sq
ft under offer, of which 348,000 sq ft = at
our retail parks,

Retail parks, which account for 53%

of our Retail assets, have proved more
resilient throughout the pandemic. They
are well connected and affordable to
retailers meaning they play an important
role in 3 successful online retail strategy
facilitating click and collect, returns and
ship from stare, We have seen this trend
accelerate as rates of online shepping
have increased with shoppers more
confident visiting open-air locations

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

More retailers are assessing their
physical footprint to ensure they have
the right space for their business model.
Examples include Home Bargains, who
have taken space at two of pur retail
parks, the Kingston Centre, Milton
Keynes {20,000 sq ft] and Mayilower,
Basildon (15,000 sq ft] and Aldy, who have
also taken space at the Kingston Centre
{23.300] sq ft and Crown Point retail park
in Denton (20,000 sq ft]. We negotiated
five renewals and one new letting with
Sports Direct at our retall parks together
totalling 87.800 sq ft and four renewals
with Next totaliing 56,600 sq ft. We were
delighted that Amazon Fresh chese our
Ealing Brosdway centre for their first
physical store outside North America.
We also agreed 53 rent reviews,
delivering 3 2.3% increase in rent

on average.




Fooifall and saies have recovered strangly since recpening, as set out below:

Performance since

FY21 perlormance reapening'?

Beachmark % same period
Wof Y20 oulperformance® in 2019
Footfall
- Partfolio 60.3% +21 3ppl 88.3%
- Retail parks 69.3% +30.3ppt 99.8%
Retailer sales
~ Portfolio 56.8% +14.6ppt i04.1%
- Retail parks 43.9% +21.7ppt 109.2%

. The pericd 11 April 2021 - 15 May 20Z1_

DR W —

lockdown annualising

Inevitably, Covid-19 related restrictions
affected the cash flow of many of our
occupiers and hence their ability o pay
rent. We have collected 71% of rent for
FY2t and 72% of rent for the March 2021
quarter [see Supplementary Tables for
full disclosurel.

We have made good progress on renl
cotlection as a result of continucus
engagement with our custorners across

. Excludes F&B &nd excludes assels for periods when non-gssential retal was required o close

Footéall benchmark: ShopperTrak UK Maticnal Footfatl Index
. Retailer sales benchmark: BDO High Street Index
Fagtiall benchmark average includes year on two-year for the month of March 2021, relailar sales benchmark average excludes the lasl week of March 2021 due 10

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

Over the year, there has baen an increase
in CVAs and admirustrations We have
seen 4% occupiers enter into CVAs or
Administration accounting for 205 units.
Of these units, 66 have closed, 110

have seen reduced rents and 2% were
unaffected. Overall, this has resulted in

2 £25.3m reduction in annualised rents,
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PERFORMANCE REVIEW continued

Development

Currant Cosrto ERY
Sqi Value cogmplete ERV Let
AL March 2021 ‘006 £m £m £m Em |
Recently completed 520 403 - 19.4 15.5
Committed 1,247 657 488 65.1 26.9
Mear term 1,154 191 11 53.7 -
Medium term 6,847

0n a proportionally consolidated basis including the Group's share of jeint ventures and funds (excepl area which 1s shown al 100%].

Portfolio

Progressing valye accretive developrrent
is one of our tour priarities and we have
made gxcellent pragress in the year.
Recently camgpleted and committed
developments now total 1.8m sq ft and
are 50% pre let, securing £42m of future
rent. Total developrment exposure 1S now
5 3% ot portfalic grass asset value with
speculative expasure at § 6% [which is
based on ERY). within aur internal risk
parameters of 12.5%

The majority of space in our development
pipeline is either incame producing or
held at low cost, anhancing our flexibslity,
$0 we have atlraclive opticns we can
progress as and when appropriate. If we

were to cammil to our near term pipeline,

our speculative exposure would increase
to 10.7% of portiolio ERV. We cantinue to
create opliens for development across
our portiolic with 1.7m sq it of detailed
planning permissions achieved in the
year and a further 1.2m sq fr under
consideration; we alsc delivered over
8m sq ft of cutling planning permissions
|based on gross external area, primarily
at Canada Water).

The construction markel has been
impacted by lockdown so cost inflation
remains low al ¢.0.5%. The FY20/21
pipetine has shifted outwards, with
reduced compettion driving down
prices, but with some upward pressure
likely given reduced labour avai.abilny,
constrained logistics and fluctuating
materiat costs as a result of Covid-19
and Brext. Qur Brexit risks were

tight.y coentrollad with Limited effects
felt from the transition Overall, inflation
s expected to be flat in the current year,
increasing sieadily through 2022 and
2023 to recent narms of 3%.

L1

Campus developments:
further enhancing the

mix of uses

Cevelopment is one of the key ways

in which we realise the potential of our
Carnpuses. Through development and
comprehensive refurbishments, we are
providing modern, sustainable space.
built around the evolving needs of our
customers, More than ever, the ability to
deliver this into envirgnments which are
safe and engaging witl be an advantage,
generating a lasting positive impact
beyond the individual buildings.

Completed developments

We reached practical completion at 100
Liverpeol Street (520,000 sq it} in October
2020 and 1n March 2021, 100 Liverpool
Streel becarne our first net zero carhon
development, when we oftset the residual
carbon assaciated with this building.

The building 15 81% let, nsing to B9%
including 48,000 sq ft allocated to Storey
which taunched in February 2021.
QOccupiers at the building include
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Peel Hunt, SMBC Eurcpe and Milbanrk
Tweed, 68% of the retal space is let or
under otter and with let space now open
in line with Government reguiations.

Committed developments

Qur committed pigeline now stands at
1.2m sq ft, comprising 1 Triton Square

at Regent’s Place, Norton Folgate and

1 Broadgate. 1 Broadgate (546,000 sq it}
will be one of the mast energy efficient
buiidings we have delivered and aligns
with JLL's net zero carton ambitions.
Oemalition of the existing buildings
commenced in May 2021, Norton Folgate
1s @ 336,000 sg ft scheme, comprising
302.000 sq i of cffice space, alongside
retal and leisure space ¢reating a rmixed
use development which is in keeping with
the historic fabric of the area. Benehitting
from its location in Shoreditch, close to
Shorediich High Street and Spitalhields
market, this building is ideally suited to
technology and creative firms and we
expect to generate higher rents closer

te completion when the buildings can

be viewed. !



At 1 Triton Square, Regeni’'s Place, we
are fully pre-let on the office space to

Dentsu Aegis Network an a8 20-year lease.

Progress at this development has been
slower as a result of social distancing
requirements but we reached practical

completion after the year end in May 2021.

MNear Term pipeline .
Qur near term pipeline now covers 1.2m

sq ft with the first phase of Canada Water,

comprising three buildings, accounting
for hall of that, Building A1 at Canada
Water provides a mix of office, retail and
residential space over 272,000 sq fit. A2
is an office-led building, including a
new leisure centre built for the London
Berough of Southwark, altogether
covering 248,000 sq ft. K1 is a solely
residential building, prowding 79
affordable homes We are largeting
BREEAM Outstanding on all the office
space and Home Quality Mark Beta 3*
on the residential. Enabling works have
cormmenced and we expect to place the

main buitd contracts in the ceming months.

At 5 Kingdom Street, Paddington Central,
our planning application to increase our
censented scheme from 204,000 sq ft to
438,000 sq ft was approved by the Mayar
in October 2020. Phase 2 of our mixed
use development at Aldgate accounts for
the remaining 136,000 sq ft. This phase
will deliver 159 build to rent homes with
19.000 sq ft of office space as well as
retail accornmodabion. We have planning
censent for the building and will be in

a position to start an site in calendar
Q4201

Medium Term Pipeline

The most significant campus scheme

in our medurmn term pipeline, outside
Canada Water, is 2-3 Finsbury Avenue at
Broadgate where we received consent far
our revised scheme covering 704,000 sq
ftin the year. Qur new plans add more
than 130,000 sq ft to the previous
consent. This building will target the
BREEAM "Outstanding’ certification in
canstruction. The building (s currently
generating an incame through short
term, more flexible lettings, including
40,000 sqg ft allocated to Storey. The
further phases at Canada Water cover
4.5m sq ft of mixed use space.

Retail & Fulfilment
development: enhancing
and repositioning our
portfolio for the future

We are unlikely to undertake standalene
retail develapmentin the near term but
we are actively identifying opportunities
for the development of urban logistics
space on our portfolio and potential
acquisitions. In addttion, we have a
numter of mixed use opportunities

at our retail centres which align well

to cur strategy.

Opportunities to add uses

At Ealing Broadway, we completed

the successful refurbishment of 54

The Broadway, our first office scheme

in Ealing in December 2020 which is
fully let to the Department of Wark

and Pensions. We are working up plans
for a comprehensive refurbishment of
International House, which is returned
tous 1in mid 2022, as well as an exciting
redevelopment of 10-40 The Broadway,
an office led mixed use schame covering
303,000 sq ft that will sit adjacent to our
Eating Broadway shopping centre outside
the new Crossrail entrance. At Eden
walk, Kingston (jointly owned with USS]
our consented mixed use developrnent

plans include 380 new homes, alongside
shaops, restaurants and 35,000 sq It of
flexible office space.

We are scoping the broader retail
portiolio for alternative and additional
use spportunities. Following an initial
assessment, we have identified 2.6m sq ft
of oppartunities with the most significant
being logistics on the surrounding land at
Meadowhall ang Teesside [together c. 1m
sq ftl. At Meadowhall, we have existing
outline planning permission on a
development plot separate from the
shopping centre and would expect to
submit a reserved matters application
this year. At Teesside. we have a similar
opportunity on land outside the retait
park and are working up our plans for a
legistics use. We made our first logistics
acquisition of a warehouse in Enfigld
covering 214,000 sq ft in April 2021.
Located inside the M25, this site is

a prime urban logistics site and the
coverage is low at ¢.40% presenting a
clear ogportunity to increase densification
by expanding the footprint as well as
thraugh multi-tevel develapment. The
planning environment in Enfield Is
suppartive for intensification of uses,
particularly logistics. In the meantime, the
site is fully let and i1s highly reversionary.
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PERFORMANCE REVIEW continued

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

Highlights

- Planning secured on Canada Water
Masterplan, a 5m sq it mixed use
scheme in May 2020

- Drawdown of 500 year headlease
with Southwark Counait completed
in December 2020

- Signed first pre-let with higher
education enterprise, TEDi-London
far their naw campus

- Targeting annual develepment returns
i {he low teens

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

- Net valuation rovement down 2.5%
but with an uplift of 3.4% in the second
hall, reflecting headlease drawdown

Al Canada Waler, we are working with the
London Barough of Southwark to deliver
3 3m $q ft mixed use scheme, including
around 3,000 new homes alongside a mix
of carmmercial. retail and community
space. The site is lacated an the Jubilee
line and the London Overgreund, making
it easily accessible from Londan Bridge,
the West End, Canary Wharf, Shoreditch
and South West Londen. It will also be ar
indirect beneticiary of Crossrail, which
will free up capacity on the Jubilee Line
between Canary Wharf and Bond Street.
It covers 53 acres including the dock area,
providing 48 acres of devailopable land.

In May 2020 we secured outline

planning permission on the entire 5m sq
ft masterptan, including detziled ¢corsent
on the first three buildings. covering
582,000 sq ft. in Decemnber, having
successfully overcome a Judicial Review
challenge, we compieled the drawdown
of the 500-year headlease with Southwark
Council, effectively combining the

ownership of ali our assets at Canada
Water into a singte 500-year headlease
with Southwa-k Council as the Lessor. The
headlease allows for the comprehensive
redeveloprment and investment in the
site, with Southwark Council owning an
initial 20% interest and with the ability

to participate in the development. up

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

This is a ten to twelve year programme
for which we will target anrual
development returns in the low teens

In paratlel. we are advancing plans to
bring in partners to support the delivery
of the wider scheme and have had seme
encouraging conversations, We have
commenced enabling works for the first
phase and expect to place the main build
contract in the coming months

The first three buildings will deliver

265 hemes, of which over 35% will be
affordable [split 70% social rent and
30% intermediaie housing), as well as
commercial space, public spaces and
improved pedestrian connections. As part
of our commitrent ta the early delivery
of affordable housing, we will deliver
buitding K1 which is sotely residential,
comprising 79 homes [all affordable)

in Phase 1. The other buildings in that
phase are A, which provides 186 homes
[incluging eight affordablel alongside
offices and a small amount of retail
space, together cavering 272,000 sq ft
and A2, which is pifices-led but inctudes
a 54,000 sq ft leisure centre within the
248,000 sq ft buiiding.

We are explorng s range of alternative
uses, including healthcare. Life sciences,
senior living and higher educatien, and
we are pleased that, higher education
provider, TEQI-London a glebal partnership
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with King's College London, Arizona State
University and UNSW Sydney has chosen
Canada Water as the locabion for sis new
campus. TEDI-London hes taken an mitial
13.600 sq 1 for their modular campus
with the option to expand to 40,000 sq ft
which we will deliver in phases as the
organisation grows. Longer term, we plan
to work with TEDI to deliver a permanent
home for around 1,000 students within
the Canada Water Masterplan. These
plans align with our wider strategy to
focus the business on growing sectors
and demonstrales strong progress against
our pricrity to realise the patential of our
campuses. Our planning permission at
Canada Water is deliberately flexible so
as we move forward, we can take account
of changes in demand by amending our
offices, residential and retail allocations
as appropriate.

Sustainability

The Canada Water Masterplan will be
one of the mast genuinely sustainabie
regeneration projects in the UK.
Sustainability 15 engrained in all aspects
of the masterplan, with a key focus on
delivering net-zera ¢arban, promating
wellbeing and signiticantly

increasing biadiversity.

We are reducing embodied carbon in
construction and minimising carbon
emissions during operation through
efficient design, the use of low carbon
materials {such as high recycled content
in steel and ‘earth-friendly concrete)
and new buiiding technologies. We are
also adopting NABERS UK Design for
Performance modelling to design to

the highest efficiency and performance,
whilst also allowing for future adaplation
to suit emerging green technclogies Kl
wilt be one of our first all-electric buildings

All huildings will target BREEAM
Certification [Commaercial Qutstanding,
Retail Excellent, Residential Home
Quality Mark| and as part of our halistic
appreach to sustainability, the Canada
Water Masterplan will also achieve
BREEAM Communities Certification.

Wellbeing principles are at the heart of
the Canada Water Masterplan and we
alm to create an environment, accessible
to all, that links people and places We
will enhance the individual experience
through the use of smart technologies, by
improving local air quality and providing
access to nature. We will increase



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

Working with local cornmunities

We are exciled to be making progress
at Canada Water and we recognise that
developing such a large part of London
carries real responsibilities to tha
community that lives, works and studies
in and around the area. We warked with
Scuthwark Council to develop a Social
Regeneration Charter to capture local

residenis’ prionties for the development,

which cammits us to working in
partnership to deliver on these.
This approach is now a medel for
development across the borough.

This year we have worked closely

with aur community partners to support
those most impacted by Cowid-19 We
provided increased lunding to grassroots
organisations and local charities such
as Twne & Talents, who.ran a foodbank
close to Canada Water and five of cur
local partners now recewe professional
coaching support via The Business
School to support them and their
arganisations to emerge from this crisis.
Our partnership with Construction Youth
Trust continues to grow: despite the
restrictions, they delivered meaningful
employer engagement to over 800
students at schools local to Canada
Water. We are continuing to work with
Tree Shepherd to provide low-cost
workspace with business suppart and
advice o help tocal entrepreneurs get

their businesses off the ground.

The project aims to become self-
sustaining and create a network of local
entreprengurs to inform the ongoing
prograrmme and maximise outreach
within the local community. We have
also signed up to the Southwark Stands
Together pledge which sets out five
commitments to tackle racism and
inequality in the borough of Southwark

Valuation

The net valuation mavement for Canada
Waler over the year showad a fall of 2.5%
to £387m with values down 6.0% in the
first hall, reflecting continued investment
ta support the delivery of the Masterplan,
such as a new marketing suite. We saw
an uplift of 3.4% in the second half
reflecting the drawdown of the headlease.

Canada Water Masterplan
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FINANCIAL REVIEW

Finance review

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

David Walker
Interim Chief Financial Officer

Underlying Profit

Year ended 21 March 2020 0 Em

Underlying Profit'? £306m £201m  Underlying Profit for the year ended 31 March 2020 0é

Underbing earning per share'? 327p 18.8p  Like-for-tike rent (incl. CVA and admunistrations| 143]
IFRS {loss] afier tax £, 114)m £01,083)m  Provisions for outslanding rents, service charga and

Dividend per share 15.97p 15.04p  deferred rants! 1591
Total accounting rewrn'? 111.0%] 15.1%] Provisions for tenant incentives 2

EPRA Net Tangible Assets Finance cest reductions 8

par share'? T73p &4Bp  Nel divestment [21]
IFRS net assets £7.147m £5,983m  Developmems 10

LTv!e5 34.0% 32.0%  Fees & ather incame {2)
Weighted average interesl rate® 2.5% 2.9%  Underlying Profit for the year ended 31 March 2021 201

. See Glossary on website for definitions.
. See Table B within supplementary disclesure for reconciliations o IFRS metrics.
. See Note 2 within the hnancial statements for calcutation,
See Nare 17 witnin the linancial statements for calculatien and reconcilialion 1o
IFRS matrics
3. On a proporiionally consalidated basis including the Group’s share of joint
véntures and funds

o D o —

Overview

Financial perfarmance for the year has been significantly
tmpactad by Cowid-19 and an already challenged relait
environment. Underlying Proht 1s down 34.3% at £201m, while
underlying earmings per share (EPS)is down 42.5% at 18 Bp
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- The year on year impact of pravisions for outstanding rents, service charge
and deferred rents was £59m. This reflects the d.tference belween the E45m
charge to the income slatement in the year to 31 March 2021 fas disclosed
inNote 13 of the financial slatements] and the £6m charge inthe year io
31 March 2020

Underlying Proht decreased by £105m, primarily due to

arovisions for ouistanding rent, service charge and rent

deferrals made in light of Covid-19, as well as a reduction in
like-for-like rents and the impact of disposals made during
the period. Lower market interest rates alangside our hedging
approach and financing activity increased Underlying Profit

by EBm

Net divestment decreased earmings by £21m in the year
Proceeds from sales have and will be deployed inta our value
accretive develapment programme. The recently completed
and comrmitted schemes are expected to genearate earnings
accretion of £50m, of which 50% is already pre-let



Since April 2020, we have completed £1.2bn of asset disposals,
overall 6.2% ahead of book value. This included ES56m of
retail disposals, primarily the sale of three Tescao superstores
totalling £391m and four standalene B&Q stores totalling
£100m. We sold gur Beaumont Leys shopping centre for £72m
in two separate transactions and two retail parks in Lincaln a2nd
Newmarket for a combined totat of £21m. We sold our share of
a portfolio of reversicnary interests in Sainsbury’s superstores
for £102m and made further sales of standalone retait assets,
including a Tesco in Brislington for £42m and a David Lloyd
gym in Northwaod for ES1m.

We completed £643m of office disposals since November; the
most significant iransacticn was the sale of a 75% interest in
a portfolio of three buildings in the West End to Allanz Real
Estate tor £401m representing a blended NIY of 4.3%. We aiso
sold the offices and retail element of qur Clarges scheme in
Maytair for E177m af a NIY of 3.5% and Yalding House for
E42m ata NIY of 4.4%.

Overall valuations have reduced by 10.8% on 2 propor-tionally
consclidated basis resulting in an overall EPRA NTA per share
decline of 16.3%.

Financing activity of E1.6bn included the extension by a further
year of £1.15n unsecured bank facilities: £650m RCFs were
extended to 2025 and in March 2021 our £450m ESG-linked RCF
was extended to 2026. New loans of £460m were arranged, far
British Land, HUT and our new Joint Venture with Allianz.

LTV has decreased by 200bps during the year to 32.0%. The
primary driver of the movement was asset disposals which
reduced LTV by 780bps. This was partially oftset by valuaticn
declines adding 420bps and development spend adding 140bps.

As a result, our financial position remains strong with £1.8bn
of undrawn facilities and cash and no requirement fo refinance
until early 2025. We reta:n significant headroom 1o our debt
covenants, meaning the Group could withstand a further falt

in assel values across the portfolio of 46% prior te taking any
mitigating actions.

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

Presentation af financial information

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

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

on this basis.

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

Management monitors Underlying Profit as this more
accurately reflects the underlying recurring performance of our
core property rental activity, as cpposed io IFRS metrnics which
inctude the non-cash valuation movement on the property
portfelic. It is based on the Best Practices Recommendations
of the European Public Real Eslate Association [EPRA} which
are widely used alternate metrics to their IFRS equivalents.

This year, the Group has adopted the new EPRA NAY metrics;
Net Reinvestment Value [NRV), Net Tangible Assets [NTA] and
Net Qisposal Value [NDV]. We are reporting NTA in place of the
previcus EPRA net asset value [NAV]. Similarly, NOV replaces
the previous EPKA triple net asset value measure INNNAVY],
The total aceounting return is now calculated based on EPRA
NTA Definitrons of these metrics are shown in Table B of the
supplementary disclosures.

Management menitors EPRA NTA as this provides a
transparent and consistent basis to enable comparisen
between European property companies, Linked to this, the

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

Loan to value [progortionally consolidated] is also monitored
by management as a key measure of the level of debt employed
by the Group to meet its strategic objectives, along with a
measurement al risk. It also allows comparison to other
progerty companies who similarty monitar and report

this measure.

Income statement

1. Underlying Profit

Underlying Profit is the measure thal we use to assess income
performance. This 1s presented below on a proportionally
consclidated basis. No company adjustments have been made
in the current or prior year and therefore this 1s the same as
the pre-tax EPRA earnings measure which includes a number
of adjustments to the IFRS reparted loss after tax.

2020 021

Section Em £m
Gross rental income 560 508
Preoperiy operating expenses 182] [141)
Net rentat income 1.2 478 367
Net fees and other income 13 1
Administralive expenses 1.3 (74) (74)
Net flinancing costs 1.4 (1191 [103) -
Underlying Praofit 304 201
Underlying tax charge - (28)
Nan-centrolling interests in
Underlying Prefit 12 3
EPRA adjustments’ 11,4321 11,261}
IFRS [loss) after tax 2 i1.114) 11,0831
Underlying EPS il 32.7p 18.8p
IFRS basic EPS 2 Nioolp (11120
Qividend per share 3 15.97p  15.04p

1. EPRA adjusiments cansisl of invesimenl and development property
revaluations, gains/losses on investment and trading property dispesals.
changes in the fair value of financial inslruments and associated close out
cosis. These items are presented in the ‘capital and other’ cotumn of the
consolidated incame statemenl,
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FINANCIAL REVIEW continued

1.1 Underlying EPS

Underlying EPS is 18.8p. down 42.5%. This reflects the
Undertying Profit decline of 34 3% and an underlying tax
charge of £26m, partially cfiset by the impact of prior year
share buybacks. The tax charge follows the temporary
suspension of the dividend which resulted in a shartfatlin

our REIT property income distributions, creating a carporation
tax Lability. With the remnstatement of the dividend, we do not
expect this to repeat in future years,

1.2 Net rental income

The year on year impaci of provisions for outstanding renis and service charge
was £53m This reflects the difference between the £59m charge to the income
slatement in the year {6 31 March 2021 [as disclosed in Note 13 af the linancral
slatemenisl and the £6m charge in the year 1a 31 March 2026,

Net sales of income producing assets over the last 24 months
reduced net rents by £25m in the year. Proceeds from sales
are being reinvested in the committed development pipeline
which is expected ta deliver £83m 1n rents in future years and
including the recent commitment of Norton Folgate and

1 Broadgate, is already 50% pre-(et.

Relail like-for-like net rental decline is 17.4% in the year.

This reflects the impact of CVAs and admimstratians, dectining
ERVs, longer void periods and reduced car park income over
the closure period. The offices portfaolio saw a like-for-like
decline of 1.0%. which was primarily driven by expiries at
Exchange House and 155 Bishopsgate ahead of refurbishment
Office developments contributed £14m of new rental incerne,
with 135 Bishopsgate and 100 Liverpool Streel completing
earlier in the year.

In light of Covid- 19, provisions made against trade debtors
increased by £53m compared to the prior year. In the March
2020 quarter we deferred rent of E10m which is held as accrued
incame, and an impairment of £6m was made againsi this to
account for risk to recoverability over the next three quarters

We take 2 systemnatic approach to provisioning for rent
raceivables, based on both aging profile and credit quality.

We are provided at 66% on rent receivables and service charge
based on balances outstanding at year end. When taking into
account post year end reat receipts of EZ4m this increases to
85% for trade debtors. Further detail on balances, provisions
and the charge in F¥21 made against them are set outin the
table below.
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Debtor Provisian % provtded Fy 21
Ragenables balance balance lar impacy
Less than 90 days £45m £lam 31% £14m
90 - 182 days £20m £14m 0% £1am
183 - 365 days falm £3tm 100% £31m
More than 365 days £13m £13m 100% -
Trade debtors £109m £72m 66% £59m
Deferred rents £10m E&m 60% Eém
Total £119m £78m &6% £65m

The above balznces are presented on a proportionally consolidated basis, net
al VAT,

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

Trade deblors

CVAs &
Low Madium High 3dming Total
Less than 90 days £22m E5m  £10m £8m  E45m
90 - 182 days £46m E£20n €4 £8m  £20m
183 - 345 days £5m E3m Eém  £17m  €31m
More than 365 days EZm - E3m E8m  £13m
Total €35m  €£10m €23m  €41m_ £109m

Provision balance

CvAs &
Low Medium High admins Tolat
Less than 90 days ETm E1m Eém £E8m  £14m
90 - 182 days £'m £lm E4m 8m  £14m
183 - 365 days £5m £3m tém  £17m  €31m
More than 365 days £2m - £3m £8m  £13m
Total £9m £5m  £17m  E41m £72m

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

The impact of prowsions made against tenant incentives
decreased by £2m compared lo the previous year, with a
£18m provision charge recagnised in the year.

1.3 Administrative expenses

Adrmunistrative expenses have been of particular focus across
the business this year, and despite the cost resulling from our
Covid response, they have remained flat or the prior year, at
£74m. The Group's EPRA pperating cost ratio increased 1o
37.5% 12019/20: 23.5%)] as a2 result of a signiticant increase in
property oulgoing expenses due to provisions made 1n respect
of rental deblors, gcecrued income and tenant incentive, as
well as lower rental income following sales acuvity Excluding
provisions made in respect of tenant debtors, accrued income
and tenant incentives, the Group's operating cost ratio is 20 7%
(2019/20; 18.7%).

1.4 Net financing costs



Financing activity undertaken over the last 24 months has
reduced costs by £5m in the year, predominantly as a result
of prior year debt Liability management, partally cffset by the
repayment of the £350m zero coupon convertible bond at its
matunity in june as planned using existing facilities

We have a balanced approach te interest rate sk management.
At 31 March 2021, we were fulty hedged an a spot basis, and

we had interest rate hedging on 78% of our projected debt on
average over the nexi five years. Qur use of interest rate caps
as part of our hedging means that the cost of around half of our
debt benefits while markel rates remain low and, compared to
the prior year, we've seen & £7m reduction in finance cosls
from the impact of lower market rates year an year Our
weighted average interest rate remainad low at 2.9%.

The reduction in finance costs from net divestment is due to the
proceeds from £1.2bn of asset disposals, being used to repay
our revolving credit facilities, as well as being reinvested into
development pipeline.

2. IFRS loss after tax

The main difference batween IFRS loss after tax and
Underlying Profit 1s that IFRS includes the valuation meovement
on investment and trading praperties, fair value movements cn
financial instruments and capiial financing costs In addition,
the Group’s investments in joint ventures and tunds are equily
accaunted in the IFRS income statement but are included on

a proportionally consolidated basis within Underlying Profit.

The IFRS loss after tax for the year was £1,083m, compared
with a loss aiter tax for the prior year of £1,114m. IFRS basic
EPS was [111.2)p per share, compared to [110.0)p per share
in the prior year. The IFRS loss afier 1ax for the year primarily
reflects the downward valuation mavement on the Group’s
properties of £888m, the capital and other income loss from
joint ventures and funds 1o £409m and the Underlying profit
of E207m. The Group valuation movernent and capital and
gther income loss froem joini ventures and funds was driven
principally by outward yietd shift of 33bps and ERV decline of
7.4% in the portfalio resulting in a valuation a decline of 10.8%.

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

3. Dividends

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

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

SCRIP alternative will be offered.

Balance sheet

2020 021

As at March Secuon £m £m
Property assets M7 9,140
Other non-current assets 131 51
11,308 g1

Other net current liabilities 1252) 1203)
Adjusted net debt b [3.854) {2,938)
QOther non-current liabibties - -
EPRA Net Tangible Assats 7,202 6,050
EPRA NTA per share 4 773p &4Bp
Non-cantrolling interests 1z 59
Other EPRA adjustments! [167) {128}
IFRS net assets 5 7.147 5,983

Propartignally consclidated basis

. EPRA Net Tangible Assets NTA is a propartionally consolidated measure
that is based on IFRS net assets excluding the mark-ta-markel on derivalives
and relaled debt adjustments, the carrying value of intangibles, Lhe mark-lo-
market on the convertible bonds, aswell as deferred taxation on groperty
and derivalive valuations. The matric includes the valuation surplus on
trading praperties and is adjusted for lhe dilutive impacl of share options
Details of the EPRA adjusiments are included in Table 8 within the
supplementary disclosures.

4. EPRA Net Tangible Assets per share

The 14 3% decrease in EPRA NTA per share reflects a valuaticn
decrease of 10.8% cambined with the Group’s gearing.

Office valuations were down 3.8%, primarily due to the
uncertainty of economic outlecok and potantial changes
as a result of Covid-19. As a result, and coupled with {ower
invesiment market activity, yields maved out 7bps atthough
ERV was marginally up. Developments again outperformed
the standing portfolic and saw a valuation gain of 0.9%.

Valuations in Retail were down 24 7%, with outward yield

shift of B1bps and ERV decline of 16.8%. These values reflact
ongoing structural challenges faced by occupiers, compounded
by Cavid-19 and limited investment market activity. Across

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

For retail parks, improving liquidity in the market provided
some valuation evidence, particularly for smaller parks.

Our external valuers have included an explanatary nole in
relation to Covid-19 in their valuation reports, recognising
that it continues to affect real estate markets globally.
Howaever, their opinions are nat subject to “material valuation
uncertainty” [as defined by VPS 3 and VPGA 10 of the RICS
Vatuation - Global Standardsl, concluding that there was
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FINANCIAL REVIEW continued

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

assumed void periods and incentive packages.

5. IFRS net assets

IFRS net assets at 31 March 2021 were £5,983m, a decrease of
E£1.166m from 31 March 2020. This was primarily due to IFRS
loss after tax of £1,083m and the interim dividend paid in the
year of £78m

Cash flow, net debt and tinancing

6. Adjusted net debt’

. Adjusted net deblis a proportionally censotidated measure. It represents
the Group net debt as disclosed in Note 17 to the financial statements and
the Group's share of joint venture and furds’ net debt excluding the mark-to-
mgrke[ on derwvalves, related debt adjystments and non-controlling interests
A reconcifiation between the Group net d¢bt and adjusted net debi is included
in Table A w thin the supplemensary disclosures.
Net sales reduced debt by £1,134m whilst development spend
totatted £185m with a further £4%m on capital expenditure
related to assel management on the standing portfolio. The
value of recently completed and commutled developments is
£1.060m, with £488m costs to come. Speculative development
expasure is 6.6% of ERV. There are 1.2m sq ft of developments
in our near term pipeline with anticipated cost of £806m.

7. Financing

Group Preoportionally consclidated
2020 0 2020 F{iFal
Nel debt/adjusted
nel debt’ £3.247m  £2,249m £3,854m  £2,938m
Principal amount
of gross debi £3.294m  £2,291m £4,158m  £3,1B3m
~ Loantovalue 28.9% 25.1% 34.0% 312.0%
Weighted average
interesl rate 19% 2.2% 2.5% 2.9%
Imlerast cover 58 4.3 38 2.0
Weighted average
maturity of
drawn debt 48years 7.0years 75years T7.byears

1. Group dala as presented in Mote 17 of the financral slaterments. The
propertionally consolidated hgures inctude the Group’s share af joint venture
and funds’ net debt and exctude the mark-ie-market an derivalives and related
debi adjustiments and non-controlling nierests
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At 31 March 2021, our proportionally consolidated LTV was
32.0%. down from 34.0% at 31 March 2020. The impact of asset
disposals reduced LTV by 780 bps. This was partially offset by
valuation declines which added 420 bps, as well as development
spend which added 140 bps. Nate 17 of the financial staterments
sets out the calculation of the Group and proportionally
consolidated LTV,

We are committed to raintaining goed long-term relationships
with debt providers in the different markets, with around 3¢
lenders in bank facilities and private placements atone, This
year we have carried out financing of £1.6bn invelving 14
different lenders.

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

In Decernber 2020 we signed a £100m unsecured loan facitity
with Homes England to fund specified infrastructure warks
which will accelerate the delivery of up to 3,000 homes at
Canada Water. The loan facility has a seven-year term

which may be extended at our request. subject to Homes
England’s approval

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

In March 2021, we also raised a £160 5m seven-year loan from
SMBC for our new Joint Venture with Allianz in which we have
3 25% stake, secured or the assets of the JV

This is a SONIA based loan and we are cansidering the
processes for transition of our existing range of LIBOR based
debt and derivatives to reference SONIA, alongside emerging
market practice

As a result of thes activity, at 31 March 2021 Britsh Land had
E1.8br of undrawn facilities and cash and ne reguirement to
refinance untit earty 2025

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

or acquisiiions. Qur use of interest rate caps as part of our
hedging means that the cast an arcund hatf of our debt
benefits while market rates remain tow.

Fitch Ratings, as part of their annual review in August 2020
affirmed our senior unsecured credit rating ‘A’ our long terrm
I0R credit raling "A-" and short term iDR credit rating 'F1', with
Stable Outlook.

The current envirgnment reinforces the )importance of @ strong
balance sheet.

4
David Walker
Interim Chief Fingnzial Qfficer




FINANCIAL POLICIES AND PRINCIPLES

Financial
strength

and balanced
approach

Leverage

We manage our use of debt and equity
finance to balance the benefits of leverage
against tha risks, including magnitication
of property returns_ A loan te value ratio
I'LTV) measures our leverage. primarily
on a proportionally conselidated basis
including our share of |oint ventures and
funds and excluding nan-controlling
interests. At 31 March 2021, our
proportionally consolidated LTV was 32.0%
and the Group measure was 25.1% Our
LTV is manitored in the context of wider
decisions made by the business. We
manage our LTV through the praperly cycle
such that qur financial pasition remains
cobust in the event of a significant fall in
property vatues. This means we do not
adjust cur approach to leverage hased
only on changes in property market yields.
Conseguently, our LTV may be higher in
the low point in the cycle and will trend
downwards as market yields tighten.

Debt finance

The scale of our business, combined

with the guality of our assets and rental
income, Means that we are able to
approach a diverse range af debt providers
to arrange finance on attractive terms.
Good access lo 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 15 ta raise funds predaminantly
0n an unsecured basis with our standard
financial covenants [set out on page 77).
This provides flexibility and low operational
cost. Qur joint ventures and funds which
choose Lo have external debt are each
financed n ‘ring-fenced’ structures
without recourse to British Land for
repayment and are secured on their
relevant assets. Presented on the
following page are the five gquiding
principles that govern the way we
structure and manage debt.

We have worked consistently over recent years to
achieve a robust financial footing, positioning us
well to meet the challenges of this year and to
pursue market opportunities.

Monitoring and

controlling our debt

We monitor our debt requirement

by reviewing current and projected
borrowing tevels, available lacilities, debt
rmaturity and irlerest rate exposure. We
undertake sensitivily analysis {0 assess
the impact of proposed transactions,
movements in interest rates and changes
in property vatues on key balance sheet,
liquidity and profitability ratios. We also
consider the risks of a reduction in

the availability of finance, including a
temparary disruption of the financing
markets. Based on our current
commitments and available facilities, the
Group has no requirement ta refinance
until early 2025. British Land's undrawn
facilities and cash amounted to £1.8bn

at 31 March 2021.

Managing interest

rate exposure

We manage our interest rate prolile
separately from our debt, considering
the sensitivity of underlying earnings to
movements in market rates of interast
over a five-year period. The Board sets
appropriate ranges of hedging on debt
over that pericd and the longer term. Our
debt Himance is raised at both fixed and
variable rates. Derivatives (primarily
interest rate swaps and caps) are used
to schieve the desired hedging prohle
across proportionally consolidated net
debt At 31 March, aur debt was fully
hedged on a spot basis, with interest rate
fiedging on 78% of our projected debi on
average aver the nexi five years, with 2
decreasmng profile over that period. Qur
use of interest rate caps as part of our
hedging lalongside swaps| means that we
also benefit if market rates remain low.
Accordingly we have a higher degree of
protection an interest costs in the short

term and achieve market rate finance
in the medium to longer term. The
hedging required and use of derwatives
is managed by a Derivatives Committee.
The interest rate management of joint
ventures and funds is considered
separately by each entity’s board,
taking intc account appropriate

factors for its business.

Counterparties

Wa monitor the credit standing of our
counterparties to minimise risk exposure
in placing cash deposits and arranging
dervatives. Regular reviews are made

of the external credit ratings of

the counterparties.

Foreign currency

Our policy is to have ne material
unhedged net asse:s or liabilities
denominated in foreign currencies. When
attractive terms are available, the Group
may cheose (o borrow 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

1.

Diversify our sources of finance

We monitor finance markets and seek to accass
different sources of finance when tha relevant
marke! conditions are {avourable to mee! the
needs of pur businass and, where apgropriate,
those of our joint ventures and funds. The scale
and guality of cur business enable us to access
a broad range of unsecured and secured,
recourse and non-recourse debi. We develop
and maintain long term relationships with
banks and debt investors. We aim to avoid
reliance on particular sources of funds and
borrow from 4 large number of lenders from
ditferent sectors in the market across a range
of geographical areas, with around 30 debt
providers in bank facilities and private
placements alone. We work to ensure that
debt providers understand our businegss,

adapuing a t-ansparent approach to grovide
sufficient disclosures to enable them to
evaluate their exposure within the overall
context of the Group. These faclors increase
our attractiveness to debt providers, and in the
last hive years we have arranged £2.90n {British
Land share £2.6bn) of new finance in unsecured
and secured loan facilities, Sterling bonds and
US Private Placements. In adaition, we have
existing long dated debentures and securitisation
bands A Eurgpean Medium Term Note
programme is maintained io enable us to
access Sterling/Euro unsecured bond markets
when It is appropriate for our business, and the
launch of our Sustainable Finance Framework
during the year enables us to issue sustainable/
green finance to help the implementation af our
Sustainability Strategy.

£3.2bn

total drawn debt
[proportionally
consolidated)

in over

20

debt instruments

Phacc maturity of debt portfolic

The maturity profile of our debt is managed with
a spread of repayment dates, currently between
one and 17 years, reducing our refinancing risk

in respect of timing and rmacket conditions. As a
result of our financing activity, we are ahead of

our preferrad refinancing date horizon of not
less than two years. In accordance with our
usual practice, we expect 1o refinance facilites
anead of their maturities,

7.6 vears

average drawn
debt maturity
Iproportionally
cansclidated)

Maintain liguidity

In additian to our drawn debt, we aim always
to have a good level of undrawn, committed.
unsecured revolving kank facilities, These
faciuties provide financial liguidity, reduce the
need to hold resources in cash and deposits,
and minimise costs arising irom the difference

between bosrowing and deposit rates, while
reducing credit exposure. We arrange these
revalving credit facilities in excess of aur
committed and expected requirements to
ensure we have adequate financing availability
to support business requirements and

new opporiunities

£1.8bn

undrawn facilities
and cash

Maintain flexibility

Qur facilites are structured to provide valuatle
flexibility for investment activity execution,
whether sales, purchases, developments or
asset management initiatives. Our unsecured
revolving credit facilities provide full operalional
flexbility of drawing and repayment {and
cancellation if we require| at short notice

without additional cost. These are arranged
with standard terms and financial covenants
and generally have maturities of five years.
Alongside this, our secured term debt in
debentures has good asset security substitution
rights, where we have the ability to move assels
in and out of the security pool, as required for
the business.

£19bn

tatal facilities
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Maintain strong metrics

We use both dept and equity financing. We
manage LTV through the property cycle such
that our financial pasition would remain robyst
in the event of a significant fall i property
values and we do nat adjust cur approach o
{everage based only ¢n changes n property
market yields. We manage gur interest rate
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prafile separately from our debt, setting
appropriate ranges of hedged debt cver
a five-year peried and the longar term.

We maintained aur strong senior unsecured
credit rating ‘A", long term DR credit rating "A-",
and sha-t term IDR credit rating 717, affirmed
by Fitch during the year with Stabie outlook

32.0%

LTV (proportionally
consolidated!

A

senior ynsecured
credit rating



Group borrowings

Unsecured financing for the Group
includes bilateral and syndicated
revelving bank facilities (with initiat
maturities usually of five years, olten
extendablel; US Private Placements with
maturities up to 2034: and the Sterling
unsecured bend maturing in 2029.

Secured debt for the Group [excluding
debt in Hercules Unit Trusi whichs
covered under ‘Borrowings in cur joint
ventures and funds’] is provided by
debentures with maturities up to 2035,

Unsecured borrowings

and covenants

There are two financial covenants which
apply across ait of the Group’s unsecured
debt These covenants, which have been
consistently agreed with all unsecured
lenders since 2003, are:

- Net Borrawings not {g exceed 175%
of Adjusted Capital and Reserves

- Net Unsecured Borrowings not to
exceed 70% of Unencumbered Assets

There are no incame or interest cover
covenants on any of the ungecured debt
of the Group.

Unsecured financial covenants

The Unencumbered Assets of the Group.
not subject to any security, stood at
£4.7bn as at 31 March 2021,

Although secured assets are excluded
from Unencumbered Assets for the
covenant calculations, unsecured lenders
benefit fram the surplus value of these
assels above the related debt and the
free cash flow frorn them. During the
year ended 31 March 2021, these assets
generated £28m of surplus cash after
payment of interest. In addition, while
investrnents in juint ventures do not form
part of Unencumbered Assets, our share
of free cash flows generated by these
ventures Is reqularly passed up to

the Group

Secured borrowings

Secured debt with recourse ta British
Landis provided by debentures with

long maturities and limited amortisation.
These are secured against a combimed
pool of assels with common covenants;
the value of the assels is required to
cover the amount of the debentures by

a minimum of 1.5 imes and net rental
income must cover the interest at least
once. We use our rights under the
debentures to actively manage the assets
in the security poal, in line with these
cover ratios. We cantinue to focus on
unsecured finance at a Group level.

Borrowings in our joint
ventures and funds

External debt for our joint ventures and
funds has been arranged through long
dated securitisations or secured bank
debl, according fo the requirements of
the business of each . A new bank loan
was arranged during the year for aur
JV with Allanz which included LTY

and ICR covenants.

Hercules Unit Trust has two term bank
loan faciities maturing in 2022 and 2023
arranged for its business and secured on
its property pertfolios, without recourse
to British Land. These loans include LTV
ratios of 65% and 60%, and income
based covenants.

The securitisations of Broadgate £1,215m
and Meadowhall £554m have weighled
average maturities of 9.Syears and 7 4
years respectively. The key financial
covenant applicable is ta meet interest
and scheduled amortisation (equivalent
to one times coverl; there are no LTV
default cavenants, 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.

There i1s no obligation on British Land to
remedy any breach of these covenants in
the debt arrangement of joint ventures
and funds.

o7 2018 2049 200 w2
A5 3 March % * % % %
Net borrowings to adjusted capital and reserves 25 29 29 40 33
Net unsecured borrowings to unencumbered assets 26 23 21 30 25
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MANAGING RISK IN DELIVERING OUR STRATEGY

Managing risk

For British Land,

effective risk management
is fundamental to how we
do business. It represents
a cornerstone of executing
our strategy and positioning
the business for growth
whilst delivering positive
outcomes on a long term
sustainable basis.

Our key activities in the year

~ Implemented our robust crisis management
plansin respanse to Covid-19: the Board and
key Committees met regularly to mitigate the
risks across our business

Assessment of emerging risks including the
longer term implications of Covid-1% on the
role of effices and physical retail and our
strategic respense. Covid-19 has acled as

a catalyst for existing trends of the shift

to online retail and more flexible

working practices

- Proactively managed our rent collection and
occupier risk in a challenging market backdrop

Maintaining our financial resilience and
sufficient liquidity

Brexit Planning Steering Commwitee operated
prior to Brexit to assess risks and co-ordinate
our mitigating actions; now being managed as
part ot business as usual

- Managing sustainability and climate-related
risk and opportunities. Undertook scenario
analysis of physical risks in line with

TCFD requirements

Our priorities for 2021/22
Continue to proactively manage the
ongeing risks arising from Covid-19
and the imptications for our strategy

Eftective risk management of our key
operalional risks including developrment,
investment in new opportunities, our
partnerships with third parties, our asset
management capability and leasing and
oecupier risks

~ Further enhance aur inlernal control
framewaork and ensure this is futly
ernbedded acrass the Group

Enhance our cyber security and
ITinfrastructure

Environmental matters including scenario
analysis of our transilion rigks as we move
towards full compliance of TCFD by FY22

Our integrated risk management approach

Top down
Strategic risk management

Bottom up
Operational risk management

A Soard/Audit Commitlee/CSR Committee J

Raview exiernal anv ronmeni
Robust assessment of principal risks
Setrisk appetite and parameters
Qetermine strategic achion paints

Assess elfactiveness of risk management process
and internal conirel sysiems

Report on principal risks and uncertainties

q Risk Commitlee/Exacutive Directors

identidy principal risks

Direci delivery o sirategic a<l ons in line
wilh risk appeiie

Manitor key risk indicalors

Consider completeness af identilied risks and
adequacy ol mitigating aclhions
Consider agqregation of risk exposures acrass
Lhe business

I Business units

Execute strategic acuons
Reperl on key nisk indicators

We maintain a comprehensive risk
management process which serves to
identify, assess and respond to the range
af financiat ard non-financia: rnisks facing
our business, in¢cluding those risks that
could threaten solvency and liquddily, as
well as to identify emerging risks. Our
approach is not intended to eliminate risk
enbirely, but instead to manage our risk
exposures across the business, whilst

at the sarme time making the most of

our opportunities.

Our integrated approach combines a top
down straiegic view with a complementary
bottam up operational process, with
three unes of defence, as outlined in the
diagram above The Board has overall
respansibility for sk managernent with

a focus on determining the nature and
extent of exposure 1o the principal risks
the business is witling to take in achieving
its strategic objectives The amount of
risk 1s assessed in the context of qur
pricritias and the external environment

i which we ooerate - this 1s our risk
appetite. It 15 integral to both aur
consideration of sirategy and to our
rmedium term planning process.

The Audit Commiltee takes responsibility
for overseeing the effectiveness of risk
managerment and internal control
systems on behalf of the Board and
advises the Beard on the principal risks
tacing the business including those that
would threaten its sctvency or liquidity.
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Report currant and emerging risks

Identily, evaluatz and mitigale operational risks
recarded in risk ~egister

The Executive Directors are responsible
for delivering the Coampany’s strategy, as
sei by the Board, and managing risk. Our
risk management framewark categorises
our risks into external, strategic and
operational risks The Risk Commitiee
|comprising the Executive Committee and
senicr management across the business
and chaired by the Chief Financial O*ficer]
is responsible for managing the principal
risks in each category in order to achieve
our perfarmance goals.

Whitst ultimate responsibility for
aversight of risk management rests

with the Board, the eflective day-to-day
management of risk is embedded within
our operational business units and forms
an integral part of all activities. This
bottor up approach allows potential
risks to be identified at an early stage and
escalated as appropriate, with mitigations
put in place to manage such risks. Each
business unit maintains a comprehensive
risk register. Changes to the register are
reviewed quarterly by the Risk Commitiee,
with significant and emerging risks
escalated to the Audit Committee.

Intermal audit acts as an independent
and objective assurance functior by
evaluating the effectiveness of cur

risk management and internal control
processes, through independent review.

In surmmary, our approach to risk
management is centred on being
risk-aware, clearly defining our risk

Monitor KRIs & risk controls and lake appropriale aclion

T




appetite, responding to changes to our
risk profile quickly and having a strong
risk management culture among
employees with clear roles and
accountability. Qur organisational
structure ensures clese involvement

cf senior management in all sigribicant
decisions as well as in-house management
of our property managernent activities
and development,

To read more about the Board and
Audit Commitlee’s risk aversight,
see pages 99-100 and 120.

QOur risk appetite

Our risk appetite les at the heart of our
risk management and is integral to both
business planning and decision making.
The Group’s risk appetite is reviewed
annuaily as pari of the strategy review
process and approved by the Board, in
order to guide the actions management
takes in executing cur strategy.

We have 1dentified a dashboard of Key
Risk indicators [KR!s] for each internal
principal risk with specific tolerances
for each, which are integrated with the
operations of the business [summarised
below] Their aim is to provide early
signals to alert manzgement to
increasing risk exposures or trends that
coutd threaten the achievement of our
priorities and allows informed decision
making Our KR!s are revizswed gquarterly

Dashboard of Key Risk Indicators [KRIsl

Princigal internal risks Key risk indicators

by the Risk Commiltee, to ensure thal the
activities of the business remain within
our risk appetite and that our risk
exposure 1s well matched to changes in
our business and cur markets. The risk
indicators are @ mixture ol leading and
tagging indicators and focus on the most
significant judgements affecting our risk
exposure, including our investment and
development strategy; the level of
occupational and development
exposure; our sustainability risks;

and our hinancial resilience.

Whilst our appetite for risk will vary
aver lime and during the course of the
property cycle, in general we maintain a
balanced approach to risk. Cur appetite
for financial risk has reduced over the
lasl few years, whilst our appetite for
operationat risk has increased reflecting
our strategy for active capital recycling,
investment in growth secters and
developrments. 1t also recognises the

structural changes affecting our markets,
which have been compounded by Covid-19.

During the year, we have tontinued to
actively manage cur incremental risk
exposure by:

~ Taking a pragmatic approach to
leasing to maximise occupancy and
improve rent collection. Dur income
collection rnisk :s elevated with our
occupier covenant risk in terms
of percentage cf rent classified as

‘high risk’, having operated above

our optimal tolerance level in the near
term given the impact of Covid-19 on
aur customars. We continue to actively
monitor and work proactively with our
customers who have been
disproportionately affected by the
pandemic to agree pragmatic and
equitable solutions. We also perform
occupier covenant checks so that we
can be proactive in managing expasure
to weaker occupiers.

Accelerated sales of non-core assets,
executing £1.2bn af sales since April
2020. enhancing the strength and
resilience of our balance sheet.
Disciplined approach to development
including managing our speculative
expesure, using a broad range of
contractors and closely monitoring,
coupled with cur successful
pre-letting strategy.

Maintaining an efficient capital
struciure and liquidity position. We
retain significant headroom to our
Greup debt covenants and refinance
proactively, and based on our current
commitments, available bank facilities
and debt maturities, we have no
requirement to refinance until

early 2025.

Supporting our people and premoting
both their physical and mental wellbeing

Investment strategy -

Investment Committee|
- Annual IRR process which forecasts prospective returns of each asset
- Percentage of our portfolio in jount ventures and funds

Execution of targeted acquisilions and disposals in line with capital allecation plan [overseen by

Development stratagy -

Total development exposure <12.5% of portiolic by value

- Speculative development exposure <12.5% of gortfolio ERV
- Residential develcpment exposure
- Progress on execution of key development projects against plan [including evaluating yields on cost)

Capitat structure -

Manage our LTV through the property cycle

- Netdebt to EBITDA
- Financial covenant headroam

Finance strategy -

Period until refinancing is required ol nat tess than two years

- Percentage of debt with interest rate hedging laverage over next five yearsl
- Flexible debt facilities

Environmentat -
suslainability -

Energy performance certificates
Percentage af portialio at high nsk of flood

Peopie -

Voluntary staff turnover

- Employee engagement and wellbeing

lncome sustainability -

Market letiing risk including vacancies, upcoming expiries and breaks, and speculative development

- Occupier covenant sirength and concentration lincluding percentage of rent classified as "High Risk’]
- Occupancy and weighted average unexpired lease term
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MANAGING RISK IN DELIVERING OUR STRATEGY continued

QOur risk focus - heazlth, safety and environrmental risk
management. Qur Health and Safety

managemant system was re-certitied

Covid-19 action plans

- |mplemented business continuity and The contlnualty evolving circumstances

remote warking ptans lo enable effective caused by the Covid-19 pandermic, under 150 45003

working from home for all pur empleyees coupled with the backdrop of geapolitical .

who did not need 12 be on-site and macroeconamic uncertainty, has, and  ~ climate change which is wcreasingly
- Actively monitored employees’ mental continues te present a rapidly changing important for risk management. The

Risk Committee is overseeing the
Steering Committee’s progress
towards TCFD compliance

and physical welibeing, and the health
and safety of sur employees remains a
top priarity

near term operating enviranment tor
our business 1o navigate. Whilst cur
perfarmance has been impacted, our

[

Preparation and implementation of

detailed asset plans to manage both the financial position remains strong and - ongaing data privacy programme
closure and reopening of stores safely demonstrates the importance of our risk and implementaticn
with robust Covid-19 safeguards in place management 1o protect our business - payment operations, key finzncial
in line with Government guidelines. Also through this period of uncartainty and controls and counterparties
prepared and implemented delailed plans . .
for each of our office assels as well ag adapt to a rapidly-changing environment. - procurement and new supplier
detailed guidance for aur occupiers for We have robust crisis management onboarding process
the continuing safe occupation throughaut ang business coniinuity plans 1n place - internal audit and implemenrting
the pandemic and acled swiftly in dealing with the control findings
- Warked closely with our tustomers, exceptional chalienges posed by Cowid-19. _ infarmation security and key controls

partners, local communities and our focus has been to ensure the safety
organisations associated with our

pilaces to ensure we could provide of C’,“" geople; our assels are securely
appropriate support maintained and to support our OU.T principal riSkS

Worked proactivety with customers ta customners, suppliers and local
maximise occupancy and rent colieclion communities as set out on the left. and assessment
Qur risk management framework

is structured around the principal
nsks facing British Land. We use a
risk scoring matrix to ensure risks

- compliance audits across our assets

_Dlsclp!.med approach o development Laoking forward, whilst the sucressful
including a balanced approach to our

speculative expssure rotlout of the Governmenl's vaccination
programme provides optimism, itis

Collaboration with our suppliers te ensure

the viability of our supply chain and the anucipated that Covid-19 will still be are evaluated consistenily; we assess
continuity required; atso important given prevalent in society. Therefore, risk ) o .

. ) both the Liketihood and the financial and
the continued unceriainty brought about m r ‘g cont d 7 3 ) . .
by Brexit anagement and the Group inue reputational impactl, From this we identily

ability to be flexible in responding to the
risks as they evolve will be fundamentat
to our business.

both the external and internal strategic
and operational principal risks which
currently have a higher likelihood and
Brexit, and poteatial for disruplion, was potential impact on our business. Whilst
also a key forus of the Group during the the Board recognises that it has fairly
year and we took appropriate actions to limited control over the external principal

- Prepared a<tion plans with contingency to
deal with material imports, labaur supply
and maintain pregrammes for all our
developments, having implemented the
current Canstruction Leadership Council
Site Operating Procedures

- Extensive farecasting, stress testing and

modelling of various scenarios to ensure mitigate the key risks to our business risks, it reviews their potential impact on
our financial pesition remains sirong and The key operatioral steps taken inciuded  our business and these are taken intg
we take appropriate actions. The key steps | maintaining sufficient liguidity and account in our decision making Far our
taken ta improve our financial resilience financial resilisnce, working with our internal principal risks the Board makes
included accelerating nan-core asset . .

sales, maintaining sufficient liquidity, develapment Comradors to minimise sure that appropriate centrols and
temporarily suspending our dividend cost and delay risk to our development processes are In place to manage

and stringently managing our cost base programme. increasing stecks of spare these risks.

parts to ensyre the continued operation
of our assets and updating our crisis
rmanagement plans to improve our
response to unpredictable events
Whilst the UK and EU reached a trade
agreement shortly before the end of the
transition period, we continue to actively
manitor any risks through this period of
transition and remain alert to any new
Issues wh.ch may ar se

The Board confirms that a rebust
assessment af the principal and
emerging risks facing the Company,
including those that would threaten its
business model, future performance,
selvency or liquidity, was carried out
during the year takirg intc account the
evolving Covid-19 risk and the economic
and polihical environment

In accordance with our risk management
process, Covid-19 1s viewed as an
overarching risk rather than a single
principal risk. It has had a material

Ouring the year, the Risk Commuttee has
also focused on some key cperational
nsk areas across the businass including:

- occupier risk and managing our negative impact on our business, in
exposure to customers or sectors in particular resulting in reduced rent
a more challenging market backdrop  collection in our Retail business, an

- covenant strength of potential increase n failures armongst our retailer
construction contractors and customer base and reduced physical

managing our exposure
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occupancy at our office-ted assets.
Changes in Government regulation and
intervention in leasing contracts have
accurred which also present a risk to our
pusiness, such as the rent maratarium.
The impact of the pandemic continues
to evolve and affect our entire risk
landscape. We have incorperated
commentary into each principal risk
[as set out on pages 82-87] which

we cantinue to actively manitor.

Our curren! assessment is that the
majority of our principal risks we flagged
as elevated last year remain heightened.

While the good progress on the
vaccination programme and roadrap
out of lcckdown provides optimism,

the trajectory of the pandemic is highly
uncertain with risks from future variants
and thus it is too early to conclude that
the rishs to our business have reduced.
Albeit, the risks to Econormic Qutlook and
Investment Markets have reduced from
the elevated levels immediately after
the outset of the pandemic, whilst the
risks ta our Devetopment Strategy and
People, have increased. See Risk

heat map belcw.

We have also added one principal risk

as a standalone risk being Environmental
Suslainabil:ty in light of the significance
to the business and cur customers; and
the exiernal aspects of climate rsks are
incorporated within our catastrophic
business event and political and
regulatory risks

The principal risks are summarised
below and detailed overleal, including
an assessment of the potential impact
and likelihood and how the risks have
changed in the year, together with
how they relate to our priorities

Qur risk assessment

Relatad

Principal risk priority

Change
year on
year

Risk heat map

External risks

E' Economic sultook

0000

Iz] Patitical and regutatory outlaok

Q00O

O

El Othce wnvestment market

O

. Relail investment market

OO0

Office cccuprer market

00 O

Retail occupier market

00

IE’ Availability and cost
of linance

0000

E] Catastrophic business event

0000

TLT|T| T || T

Internal risks - strategic

E] Investmenl siralegy

0000

Development sirategy

0000

El Capital structure

CO00O

Finance siralegy

0000

IE‘ Enviranrmental sustainability

QOO0

Internal risks - operational

[EI Pegple

OC0OO

Likelihood

impact

@ Income sustainatility

0000

’Eh QlT|T|=|T

Other Group risks

Key

Aur priorities

) Realising the potenuial of
our Campuses

(O Progressing value
aceretive development

(O Targeting the opportunities
in Retail & Fulfilment

O Active cagital recycling

T Increase

J, Decrease

O New risk

In addition to our principal risks, there are also a number of other
risks that are largely operaticnal in nature and are managed
centratly with appropriate processes and mitigation plans in place.

Change year on year
€<% No change

These risks comprise:

reliance on third parties
B. Culture

C. Information systems and

cyber security

A QOperating rmodel including

0. Effective control environment
€. Fraud and corruption
F. Compliance and

legal framewark
G. Supply chain management
H. Health and Safety

Note' The above illusteates principal risks which by their aature are those which have the petential to signilicantly impact the Group’s strategic objectives, linarcial
position or reputation. The heat map highlights net risk. after taking account of principal mitigations The arrow shows the movernent from the 2020 paint.
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PRINCIPAL RISKS

External risks

Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

Economic outlook

The UK econamic climate presents
risks and opportunities in preperty
and firancing markets and to the
businesses of gur customers
which can impact both the

delivery of our strategy and

our financial performance.

- The Risk Commiltee reviews gJarierty the
economic environment in which we operate
1o assess whelher changes Lo the economic
outlook justify a reassessment of the risk
appetite of the business
Key indicators including forecast GOP growlih,
employment rales, business and consumer
conlidence, interesi rates and inflabon/deflation
are considered. as well as central bank guidance
and gevernment policy updates
- We stress test our business plan against

a downturn in economic outlook 1o ensure

our financial posilion is sufficiently flexible

and resilient.
- Qur business madel focuses on a high quality

portfalio underpinned by our balance sheet

and financial strenglh

L

‘

The Cowd- 19 pandemic has brought substantial
economic contraction, with the UK's GDP falling
9 9% for the calendar year 2020, severely
impacting both our markets and the

businesses of our Customers

The combination of strong Government spending
Iin particular the Job Retention Schemel, law
inflation and low interest rates helped mitgate
some ol the impact of Cowid-19.

Economic grawth is expected to bounce back
relatively quickly as restrictions ease and

the Government has set out a four-stage
roadmap with a view to lifting all restrictions

by 21 June 2021,

Qverall, \he risk to the economic oullook has
slightly reduced from the elevated level last year,
in view of the good progress with the vaccinalion
programmae and the economy is an track for full
reopening in June, Albeit, the trajectory of the
pandemc remains a key area of uncertainly

and any significant re-emergence ol Covid-1%

or new variants could result in the imposiion af
restrictions and turther economic damage and
there are also concerns thal inflation may rise.
The Board and execulive leam have taken
appropriate action to help us navigate the near
lerm ¢hallenges and determine the longer term
strategic direction of the busness focused an
four priorities.

E] Political and regulatory cutlook

Significant political events and

requlatery changes, including the

UK’s decision to leave the EU, and

Government policy response to the

pandemic, bring risks principally in

four areas:

- reluctance ol investors and
businesses io make investment
and occupational decisions whitst
the outcome remains uncertain

- the impact on the case for investment
in the UK, and on specilic policies and

requlation introduced, particularly
those wiich directly impact real
estate or our cuslomers

- the potential far a change of
teadership or political direction

- thempact on the businesses
of our accupiers as wetl as our
own business

- Whiist wa cannot influence the outcome of
significant political events, we do take Lhe
uncerlainty related to such events and the range
of possible outcomes into account when making
strategic investment and financing decisions.

- Intermally we review and manitor proposals

ang errerging policy and legislation lo ensure

that we take the necessary steps 1o ensurg

compliance, if appucable Addilionally, we
engage pubhic affairs consultants to ensure that
we are properly briefed on the potential policy
and requlalory smplications of political events.

We also monilor public trusl in business.

Where appropriate, we act with ather industry

participants and representative bodies (o

contribute to policy and regulatery debate.

We mpnitor and respond ta social and political

reputational challenges relevant Lo the industry

and apply our own evidence-based research to
engage i though! leadarship hscussions, such
as with Design for Lile

The political risk outlook remains high dictated

by the national and global response ta Cowid-19

Furthermere, the global geapolitical and trade

environmenis remam yncertain,

While the UK managed to secure a deal with

the EU. avoiding majar disrupticn to irade, the

realities of the new trading relatianship are

expecled to darmpen economic growth in the .
short term. Also, further uncertainly remains

until the agreement (n respect of inancial

services 15 finalised.

Changes in Government regulation and

intervention in {zasing contracts have accurred,

which have presanted a nisk to our business.

such as the reat moratorium_ Also, the very

recent court decisions on CVAs and Restrucluring

Plans have clarfied the methods occupiers can

use to adversely alter their rental and other

obligations to property ewners There is also

increased potential fer tax rises on businesses 1
We continue to regularly monitor propoased and

actual changes in legislatucn and regulatiens ard

with \he help al professional hadies. 1f possible,

mitigate the risks 10 our business Duning the

year we have engaged with the British Property

Federation in ther respanse to the Government’s

call for evidence on how 16 address the smpact of

Covid-19 on commercial rents .

Key

Change in risk assessment fram last year

T Increase
4> Nao change
J. Decrease
O Newrisk
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External risks

How we menitor and manage the risk

Risks and impacts

Change in risk assessment in year

Commercial property investor demand

Reduction in investor
demand for UK real
estate may resultin
falls in asset valuations
and could arise from
variations in;

- the healih of the

UK economy

the attractiveness of
investment in the UK
avaiability of finance
relalive atiracliveness
of ather assel classes

- The Risk Commiltee reviews the property .

market quarterly to assess whether any
changes to the markel outlaok presen|
risks and opportunities which should be
reflected in the execution of gur strategy
and our ¢apital allocation plan. The
Committee considers indicalors such as
the margin between property yields and
berrowing cests and property capital
growth forecasts, which are considered
alengside the Committee members’
knowledge and experience of markel
aclivity and trends.

We focus on prime assels and seclors
which we believe will be \ess susceptible
over the madium term to a reductionin
eccupier and investor demand.

We maintain strong relationships with
agents and direct investors active in

the markel.

We siress tesi our business plan for

the affect of a change in praperty yields.

)

London Bffices
- Whitst lhe London investmenti markel was undersiandably subdued
in the period foltowing the initial outbreak of Covid-19, in the second
hall of the year, overseas investors have shown an increased
readiness to look through the pandemic and investin prime
Landon offices, and thus this risk has reduced The final
quarter of calendar year 2020 saw c.£5bn of transactions.
— Whilsl the reintroduction of travel restrictions during the third
lockdown in January 2021 impacted activity in the last quarter,
transaclion valumes are expected {0 pick up as restrictions are
Lifted, particutarly in the conlext of low interest rales. The London
Office invesiment market is expected {o remain attractive globally
given its [ransparency, liquidity and its yield differential.
This year, benefitiing fram the resdient office investment market,
we made timely sales of £643m of standalone oflice buiidings

Retail

- The retail invesiment markel was significantly weaker, rellecling
challenges in the occupational market. resylting in yield expansien
particularly in the first half of the year.

There has been limited liqudity and lack af transactional evidence,
particularly for shopping centres, where lot sizes are lypically larger,
and confidence weakened through the pandemic. However, sentiment
has improved in retail parks, which have weathered the pandemic
better and where investment activily has picked up with £1.7bn of
transactions in the year, slightly lowering this risk te our business,

In parbicular, the markel for assels which are small o medivm in 1ot
size, wilh secure, suslainable income streams, has seen more acivily.
This year, benefitling from packets of demand in the retail snvesiment
markel, we have sold £556m ol relail assets focused on standalone
unils and superstores where we have limited potential to drive value
threuwgh asset management.

E Occupier demand and tenant default

Underlying incame,
rental growth and capital
performance cauld be
adversely affected by
weakening occupier
demand and pccupier
failures resulting fram
variations in the health
of the UK economy

and carrespanding
weakening of consumer
cenfidence, business
activity and investment.
Changing consumer

and business practices
including the growth

of internet retailing,
llexible working practices
lincluding more working
from hamel and demand
for energy efficient
buildings, new
fechnolegies, new
legislation and alternative
locations rmay result in
earlier than anticipated
obsolescence of gur
buildings if evolving
occupier and regulatory

requirements are not met.

Some or all of these
trends could be
acceleraied by

the pandemic.

The Risk Commutlee reviews indicators
of eccupier demand quarterly including
cansumer confidence surveys and
employment and ERV growth forecasts,
alongside the Committee members’
knowledge and experience of occupier
plans, trading perfermance and leasing
activity in guiding execution of our strategy.
We have a high quality, diversified sccupier
hase and manitor concentration of
expasuré to individual occupiets or
seclors. We perform rigorous occupier
covenant checks ahead of approving
deals and on an ongoing bhasis so that we
can be proactive in managing exposure
to weaker occupiers.

Thraugh our Key Occupier Account
programme, we work togeiher with

our customers to find ways to best

meel their evolving requirements.

Our Suslainabilitly Strateqgy links action
on customer wellbeing, energy efficiency,
community and sustainable design ta
our business strateqy Our social and
environmental targets enhance our
customer offer; for example, all our new
developmenls are net zero carbon and
we facilitate customer networks and
local partnerships on all ayr campuses,

London Offices
- The Covid- 19 pandemic affecled Leasing activity which is significantly
down as businesses locused an near term aperatianal challenges
and postponed decisions on new space, and will undoubtedly
cause many businesses to consider how to use Lheir offices
mast productively and salely going forward As a resull, the type of
space businesses need will evolve, and this risk remains elevated
- Across the markel. prime headuine rents have generally been flat,
albeit an low velurnes and incentives have increased. The vacancy
rate rose to 8 8% from 4.3% a year age, but secondhand space
accounts far most of the supply with tenant-led space an
increasingly signiflicani componeng
Cowd- 19 has acceleraled a focus on quality space, with occupiars
increasingty focused on the best space for their business, their
people and the environment. We are seeing encouraging inierest in
new space, parlicularly from businesses with requiremenis two to
threa years in the future for modern, high quality and sustainable
space which supports more hybrid ways of working.

Retail

- Covid-19 has had a significant impacl on retail, which was already
facing structural challenges as a result ol the growth of online.

The risks to the retail occupational market have remained high in

the near lerm; and have played out in several ways, including rent
reduclions, reni deferments and non-payment, bul also an in¢crease
i retaalers entering CYAs or administrations. We had elevaied this
risk laslt year m response ta Covid- 19 and this risk remains heightened.
Stronger retailers are increasingly focused an how best Lo abign their
madels to the growth of anline; this has included a growing interest
in retail parks which are more affordable and can suppert an enling
strategy through chick & collect.

Our prierily has been an keeping cur centres full of the nighl mix

of retailers who are additive to our places Wa are pragmaiic and
proactive in our approach, working with successlul, financially sirong
relailers 10 ensure leasing structures are appropriate and deliver
sustainable cash flows. At times, this has meant accepling renls
which are below previous passing reats, but are more appropriate

wn the current environment and sustainable longer term,

1
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PRINCIPAL RISKS conlinyed

External risks

Risks and impacts

How we monitor and manage the risk

Change inrisk assessment in year

[5] Avaitability and cost of finance

Reduced availability of finance may
adversely impact ability to retinance
debt and/or drive up cost. Thase
market factars may alse resui

in weaker investor demand for

real estate,

Regulation and capital casts of
lenders may increase cost of inance,
as could increased risk in terms of
economic cutlook.

Market borrowing rates and real eslate debl
availability are menitored by the Risk Commitiee
guarterly and reviewed regularly in order to
guide our financing actions in executing

our stratagy

We moniter our projecied LTV and cur debt
requirements using several infernally generated
reporis focused on borrowing levels, debt
maturity, available facilities and interest

rate exposure

Shovld inflationary pressure resutt inincreased
inferest rates, funding costs may increase,

We have interest rate hedging on 78% of

our projected debt on average over the

next five years

We maintain good long lerm re.atienships with
our key financing partners

The scale and quality of our business enable us
10 access a diverse range of sources of finance
with a spread of repayment dates. We aim
always to have a sigruficant level of undrawn.
cormmitted. unsecured revolving facililies to
ensure we have adequate linancing available to
suppart business requirements and opportumties.
We work with industry bodies and other relevant
organisalions to participate in debate on
emerging linance reguiations where aur
interests and those of our industry are aflected.

b

Markets were adversely aflecied globally

by the Covid- |? sutbreak. Governments

and central banks resgonded with significant
interest rate cuts [to all-bime lowsl and
economic stimulus packages ta affsel

the effects and suppert economies.

In the UK, lenders’ appetile and support varies
in diflerent debt markets. Strength of spensor
and quality of praperty remain key factors
Availability of finance for retail assets significanily
reduced, bul there is more support for logistics,
offices and build to rent residential. initial LTVs
reduced and margins in¢reased lhroughout 2020;
however, gverall casls of linance remain low
reflacting low markel interast rates.

British Land maintains gaod access to 115
primary sources of funds in the unsecured
markets. given our ‘A’ credil rating, as well as
te securad markets for joint ventures and funds.
and the risk to our business in this respect has
remained broadly stahle

[Zl Catastrophic business event

An external event such a5 a civil
emergency, including a large-scale
terrorist attack, cybercrime, pandemic
disease, axtreme weather occurrence,
environmentat disaster or power
shertage, could severely disrupt
global markets lincluding property
and finance] and cause significant
damage and disruption to British
Land‘s partiolio, aperations,
custamers and peaple.

We maintain a comprehensive crisis response
plan across alf business umts as well as a
head office business continuity plan.

The Risk Committee monitors the Home Office
terrorism threat lavel, and we have access to
security threat infarmation services.

Assel emergency procedures are regularly
reviewed, and scenario tested. Physical
securily measures are in piace at properties
and develgpment sites.

OQur Sustainabilny Committee continues to
monitor enviranmenlal risks and we have
established a TCFD Steering Commitiee

to review our management processes for
climale-related risks and opportunities.

Asset risk assessments are carried oul Lo
assess a range of risks including secusity,
flood, enviroamental and health and safety.
We have inplamenied corporale cyber securily
syslems, governance and processes which are
supplemented by incident managament, disaster
recovery and business continuity plans, all of
which are regularly reviewed to ba able to
respand te changes in the threat landscape
and organisational requirements

We also have appropriale insurance in place
across lhe porifalio for physical damage

This risk was increased lasl year {and remains
elevated) as the Group & operations have been
severely impacled in the year by the Covid-19
pandemic, Qur care crisis management tgant
averseen by the Executive Committee co-oardinaled
the Group's operational résponse Lo the pandemic,
incluthng manag.ng communications with
stakeholders and implementing health and
salety procedures Alsg, this involved managing
the various lockdawn restrictions which closed
non-essential retad across our portiolio and
required measures to be implemented Lo allow
occupiers to conbnue to use their offices.
Terrorism and social unresl remain a threal
and ouf crisis rmanagement team have regular
trarring and carry out meck incidents 16 Lest
processes and procedures.

The wider use and enhancement of digital
technology across ite Group increases the risks
associated with information and ¢yber security,
with an increasing risk from legacy system
vulnerabilies, social engineering and phishirg.
In the wider markel, lhare has been an increase
in cyber attacks being perpet-ated and in
response we have further enhanced our security
position and contrals In adgitron. all stalf
continue tg undertake mandatory cyber security
awareness traiming. During the year, we have
established an |nloSe< Commitlee reporting 1o
the Risk Commuttee which will oversee further
enhancing our cyber security and 17 infrastructure
and review and improve our key 1T controls.

Key

Change in risk assessment from last year

T Increase
&> Nochange
L Decrease
O New risk
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Internal risks

Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

[7]Investrent strategy

In order to meet our strategic
objectives, we aim to invest in and exit
from the right properties at the right
time. Underperformance ¢ould result
tram ¢hanges in market sentiment as
well as inappropriate determination
and execution of aur property
investment strategy, including:
- sector selection and weighting
~ brmng of investment and

divestment decisions
- exposu-e to developments
- asset, gccupier, region concentration
- co-nvestiment arrargements

Qur inveskment slrategy is determined 1o

be consistenl with our largel risk appelite

and is based an Lke evaluation of the

external envirenment.

Progress against the strategy and continuing
alignment with gur risk appetite is discussed

at each Risk Committee with reference to

the property markets and the external
BCoONaMic enviranment

The Board carries owl an annual review cf the
overall corparate strategy including the current
and prospective asset portfolis allocation.
Individual investment decistons are suhjecl

te robust risk evaluahion overseen by our
Investment Commuttee including consideration
of relurns relative to risk adjusted hurdle rates,
Reviaw of prospective performance of indwidual
assets and therr business plans

We faster collaborative relationships with

our ce-investors and epter into ownership
agreements which balance the intecests of

tha parties,

=

- We have reviewed the capital plan in light of
Covid- 19 and are focused on recycling capitat
out of mature retail and office assels inlo value
accrelive development and new growth sectors,

- We have made good progress, executing £1.7bn
af capital activity since April 2020. This includes
£1.2bn of sales, overall. at 6.2% abead of valuauon
Racycling capilal oul of assats which do not offer
opportunities far us to add value through asset
managemeni or developrent and inle assels
that dais central to our business model going
lorward. Qverall, the risk remains broadly the
same as last year.

Development strategy

Development provides an opportunity

for outperformance but usually

involves elevated risk. This is rellected

in our decision making process around

which schemaes to develop, the timing

of the development, as well as

the execution of these projects,

Development strategy addresses

several develapment risks that could

adversely impact underlying incame

and capital performance including:

~ development leliing exposure

- construclion timing and costs
lincluding constructien cost inflatien]

~ major contractor failure

- adverse planning judgements

Wa manage our levels of total and speculative
developmenl exposure within targeled ranges
cansidering associated risks and the impacl on
key financial melrics. This is monitored quarterly
by the Fisk Committee along with progress of
developments against plan.

Priar to committing to a development,

a detailed appraisal 15 undectaken. This
includes cons:deration of returns relative to
risk adjusted hurdle rales and is overseen by
our Inveslment Commiitee.

Pre-lets are used to reduce develapment leiting
risk where considered appropriate

Compelitive lendering of construction contracls
and, where appropriate, fixed price contracis
entered into We measure inflationary pressure
an const-uchon matenals and labour costs and
make appropriale altowances in our cost
estimates and include within our fixed

price contracts.

Detailed seleciion and clase monitoring of
contractors and key subcontractors including
cevenani reviews,

Experienced development management tearm
closely moniters design, consiruction and overall
delivery progess.

Early engagemeni and strong relationships
with planning awthorities, The Board considers
the s 172 factors 10 ensure the tmpact on

the envirgnment and communities s
adequately addressed.

Thraugh our Place Based approach, we

engage with communilies where we operate

to incorporate stakeholder views in our
development activities, as detailed in

our Suslainabilily Briei.

We engage with our development suppliers

lo manage environmental and social risks,
including through our Supplier Code of Conduct,
Suslainabil.ty Brief and Heallh and Salety Policy.

Progressing value accretive development is one
ol our key priarities for our business and is a
fundamental driver of value, but is inherenkly
higher risk, particularly when pursued on 3
speculalive basis. We aclively manage our
development risk and pre-letting our space is

an impartant part of that approach. We limit

our total development exposare to 12.5% of the
total portfolio by value as well as limiting our
speculative development exposure 1o 12.5% of
Lhe total portfolio ERV.

~ During the year, our development sites initially
experienced delays fellowing shutdowns due to
the pandernic. Al our sites are pow cperational
and strict Covid-19 pretocols have been introduced,
in accordance with the current Construction
Leadership Council Site Operating Procedures.
Since Aprit 2020, we have successfully compleied
both 109 Liverpoal Street and 1 Triton Square.
We have flexibility to commit to near term
development programme as and when
appropriate. During the year we have commilted
to Norlon Folgate and 1 Broadgate, increasing
total development exposure lo 5.3% of the
portfolio value and our speculative exposure

ta b 5% of portfolio ERV [and thereby slightly
increasing the riskl. Also we have commenced
enabling works for the first phase of our Canada
Water masterplan. We will continue to exploit our
development pipeline but ensure we miligate risk
through a combination of timing, pre-lels and
joint ventures.
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PRINCIPAL RISKS continued

Internal risks

Risks and impacts

How we manitor and manage the risk

Change in risk assessment in year

I__ﬂ Capital structure - leverage
Our capital structure racognises the

- The current uncertain environment reinforces

- We manage our use of debt and equity linance PN
balance between performance, risk 1o balance the benelits of leverage against the importance of 2 strong balance sheet. Qver
and flexibility: the risks. including magrification of property the (ast few years, we have actively lowered our
- leverage magnifies properly relurns, valuatign movements. leverage. and continued to berelitirom a strong
both positive and negative - We aim 1o manage our laan ta value [LTV] hnancial positian. This risk remains unchanged,
- anincrease in leverage increases through the property cycle such that our with gur proportionally consclidated LTV of
Lhe risk of a breach of covenants on financial position would remain robust in the I2%, despile valuatian lalls We have retained
berrowing facilities and may increase event of a significant fallin property values. significant headroom to our Graup debl covenants
finance costs This means we do nat adjust our approach to which could withstand a further fall in vatues of
leverage based only on changes in praperty €.46%, belore any mitigating actions
market yields.
- We manage our investment activity, the size and
timing of which can be uneven, as well 3s our
davelopment commitments o ensure that our
LTV levet remains sppropriate.
- We leverage our equity and achieve benelts of
scale while spreading nisk through joint ventures
and funds which are typically partly financed by
debl without recourse 1o British Land,
Fimance strategy
Finance strategy addresses risks - Five key principles guide our financing, employed  2» - Despite tha challenging markel canditions, the
hoth to cantinuing Solvency and together to manage the risks i this area scale of our business and quatity of Gur assets
profits generated. diversify our sources of finance, phase maturity have enabled us o access a broad range of debt
Failure to manage refinancing of debt portfolio, maintain bquidity, mamntain linance on attractive terms in different markets
reguirements may result in a shortage fexibility, and maintain strong melrics and this risk remains stable.
af funds 1o sustain the aperatians ol - we monilor the penod until financing s required, - Our strong seriar unsecured raimg ‘A, long terrm
the businass or repay facilities as which is a key determinant of financing aclvity. DR credit rating ‘A and short lerm IDR credit
they fall due Debt and capilal market conditions are reviewed raling 'F1' were all atfirmed by Filch during the
regularly to ideniify financing opporturties that year. wih a stable cutlook
meel pur business requirernents. - During the year we have extended £650m of
- Finantial covenani headroom js evaluated revolving credit facililies to 2025, and £450m
reqularly and in conjunction with transactions. to 2024, ang have £1 8bn of undrawn facibies
- We are commitied to maintaining and enhancing and cash and na requirement ta refinance until
relationships wilh our key financing pariners. early 2025,
- We are mindiul of relevant emerging regulation
which has Lhe potenliat 1o impact the way that
we hnance the business
E] Envirenmental sustainability
A failure to anticipate and prepare - Wae are currently undertaking TCFO-aligned ¢ - The Board recogmses the scale of the cimate

far (il environmental risks and

liil preventative steps taken by
gavernment and society represents

a principal and emerging risk.

This risk category includes the:

- ncreased exposure of assets to
envirenerenial hazards, dr ven by
climate change

policy risk from the cost of complying
willk new climale regulations with
specilic performance andfor
technology requirements

overall corpliance requirements
from existing and emerging
environmental requlation

leasing risk as a result of less
suslainable / non-compliant buildings

scenario analyses {o assess our exposure to
climaie-related physicat and transitian risks
This workstream is overseen by the Risk and
Sustainability Commuittees. wilh Board-level
oversight from the Audit and C5R
Boarg Commiltees
Underpinned by our 5SBTi-approved climate
targets. our quiding corporate policies [the
Palhway to Net Zero and the Susltainability Brief|
establish a series of climate and energy largels
to ensure owr alignmeant wilh a societal
transition 1o net zera that timiis global
warrming to 1 5°C
Qur properly managemeni deparlment
operates an enviranmenlal management system
[EMS) atigned with IS0 14001 In 2020, our
commercial ofiices achieved farmat third
parly 150 14001 certification
- We actively engage with 1he communities in
which we operale, as datailed in our Local
Charter, to ensure we prowide places that
meet the needs af all relevant stakeholders

emergency, its polential impaci on real estate
and therelore the urgent need to take mitigating
action; ang we have added Lhis as a standalone
rigk this year. Ouring the year we launched sur
2030 Suslainability Strategy, which sets out
ambiticus largels to be nel zero carbon by 2030
and includes a lacus on environmental leadership.
In this first year, we have achieved some
impartant milestones including our first nel zero
carbon development a1 100 Liverpool Street, our
Pathway to Net Zero Carban and the launch of
gur Transition Vehicle. ta finance energy elficient
improvements ac-oss the portfolio The Science
Based Targets init:ative also validaied our climate
targels as being aligned with a 1 5°C global
warming teajectory

~ We continue to wark towards full TCFD alignment
in climata risk disclosure by 2022, and undertock
a portiolio-wide physical risk scenaris analysis
in the year. As occupy'ng sustainable buildings
becernes ncreasingly irnportant o sccupgiers,
gur guiding poticies - the Sustainability Briet

ang Pathway to Nel Zero - play an impartanl

roie in setting standards aligned to exlernal
expeclations. For example, our new
developments targel ampilious sustainabulity
ratings {'Gutstanding’ targeted for new affice
developmenisl ang operational efficiency
through NABERS Design for Performance.

See pages 48-33 for lurther detail of our
approach to environmental sustamanility

and climale change
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Internal risks

Risks and impacts

How we monitar and manage the risk

Change in risk assessment in year

People

A number of critical business
processes and decisions liein .
the hands of a few people.

Failure to recruil, develop

and retain statf and Directors

with the right skills and experience
may rasult in significant
underperformance or impact the
effectiveness ot aperations and
decision making, in turn impacting
business performance.

Qur HR sirategy is designed o minimise

risk through

- infermed and skilled recruitment processes

- lalent performance managernent and
succession planning for key roles

- highty competitive compensation and benefits

- people development and traming

The risk is measuced theough employee
engagement surveys, weallbeing surveys,
employee turnover and retention metrics, We
monitor this through voluntary stalf turnover
in addition to conducting exit interviews.

We engage with our employees and suppliers
to make clear our requirements in managing

key risks including health and salety, Iraud and

bribery and other secial and environmental
risks, as delailed in our policies and codes
of cenducl.

)‘r.

- We have a broad range ol experlise across our business
which is ¢ritical to the successful delivery of our strategy
- The Covig-19 crisis presented a health and safety risk
1o our peaple and made day-lo-day aperations more
difficutt and cornplex, however this risk has lessened
as a result of the successful vaccination roll out.
The health and weltbeing of our people remains
aur priority and we ware quick to encourage all
our office-based slali to work from home and
followed Government guidelines.
~ Aswe enlered the nexl phase of Covid- 19 and Lhird
tockdawn we saw a maore tangible impact on gur
employees bolh in terms of their physical and mental
heallh and wellbeing, clearly indicated by the results of
our pulse wellbeing surveys. We have taken a number
of steps to pramote wellbeing. but it is ¢lear that
Covid-19 has negalively impacied the wellbeing of
our employees, notwithstanding all the measures
we have put in place.
Despite this backdrop our pecple have delivered great
progress this year Our voluntary stalf lurnover was low
at 6% in the year, atbeii we anticipate \his lo increase
slightly as the recruitment market cpens up post
lockdown. During the year, there have been a number
o changes to cur senior leadership team and we
have ssl pul our new strategy fo more actively
focus om development, aciive managament and
repositioning assets.

E] Income sustainability

We are mindful ¢f maintaining
sustainable income streams which
underpin sharehokder returns and
provide the platform fram which

1o grow the business. This could be
adversely affacted by non-payment
ol rent; occupier failures; inability to
re-let space on equivalent terms; as
well as potential structurzal changes
to lease obligations.

We consider sustainability ol our
Income streams in:

- execution of investment strateqy
and capital recycling, hotably
timing of reinvesiment of

sale proceeds

nature and structure of

leasing activity

nature #nd timing of

assel management and
development aclivity

- Weunderigke comprehensive profit

and cash {low forecasting incorparating

scenar.o analysis lo model the impact

af proposed Iransaclions.

We take a proactive assel management

approach ta maintain a slrong occupler

line-up. We monitor aur markel letting
expasure including vacancies, upcoming
expiries and breaks and speculative
devetepment as welt as our waighted
average unexpired lease term,

- We have a high qualily and diversshied
occupier base and monitor concentration of
exposure to individual occupiers or seclors.

- Woe are proaclive in addressing key lzase
breaks and expiries le minimise periods
of vacancy.

Qur incorne has been negalively impacted by the
challenges facing the retail markel, compounded by
the pandemic, as Cowvid-19 and related resiriclions
have aftected Lhe cash flow of many of our ocgupiers,
primarily in our retail businass, and hence their ability
ta pay rent.

Our income risk was heightened at last year end

and remains s6; encompassing higher levels of non-
payment of rent, an increase in accupiers entering
CVAs or adminisiratiens: and the inabulity to re-let
space on equivalent terms; as well as potential
struclural changes 1o lease odligalions lwhich may
resull in increased income velalibtyl Also, the very
recenl court decisions on CVAs and Restrucluring
Plans have clariliad the methads occupiers can use

lo adversely alier their rental and other obligations

lo property owners.

We have been actively monitoring our rental collectien
logether with pur exposure to occupiers al risk of
defaull and administration. Qur appreach has been bolh
pragmatic and proactive to maximise occupancy and
rent cotlection For those customers most affected,
primarily smaller independent retaiters, we have
agreed pragmatic and equitabie solutions lor the
periwods of closure which include meathly payments
and partial cangessions. We have also engaged on a
case by case basis with larger customers facing cash
flow difticuities, often combining cur discussions an the
payment of legacy rents with those on lease extensions
and new space As a resull, we have naw collected 83%
of rent for FY21 [Office 99%: Retail 71%).
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VIABILITY STATEMENT

Viability
statement

Assessment of prospects

We have worked consistently over several
years to ensure that British Land has a
sirong and robust financial position and
we are now benefitting from that;

- The Group has access lo £1 Bbn
undrawn facilities and cash. Before
factoring in any income receivable, the
facilitres and cash would be sufficient
to cover forecast capital expenditure,
property operating costs, administrative
expenses, maturing debt and interest
over the next 12 months.

- The Group retains significant
headroom to debt covenants, has no
income or interest cover cavenants
on unsacured debt and has no
requirement to refinance until
early 2025.

- Intheyear we exiended £1.1bn of
RCFs by a further year [£450m to 2025
and £450m ta 20241, and refinanced
the £200m HUT lean facility to
Cecember 2023. We also signed
a E100m loan facility with Homes
England to fund specified infrastructure
work at Canada Water and a £160.5m
loan from SMBC to the Allianz jaint
venture, secured onits office assets,

The strategy and risk appetite drive

the Group’s forecasts. These caover a five
year period and consist of a base case
forecast which includes committed
transactions only; and a forecast

which alse includes non-committed
transactians the Board expects the Group
to make, in line with the Group's strategy.
A five year farecast is canswdered to

be the optimum balance between the
Group’s long ferm business rodel to
create Places Peopie Prefer and the

fact property investment is a long term
business with weighted average lease
lengths and drawn debt maturities in
excess of five years (53 and 7.6 years
respectively at March 2021), offset by
she progressively unreliable nature of
forecasting in {ater years, particuiarly
gwven the histoncally cyclical UK
property industry.

Assessment of viability

For the reasons outbned above, the
period over which the Direclors consider
W feasible and appropriate to repert on
the Group's viability remains fwe years,
to 31 March 2026,

The assumptions underpinning the
forecasi cash flows and covenant
compliance forecasts were sensitised to
explore the resilience of the Group to the
potential impact of the Graug's significant
risks and Cavid-19,

The grincipal risks tatle an pages 82-87
summaries those malters that could
prevent the Group frem detivering on

its strategy. A number of these principal
risks, because of their nature or potential
impact, could also threaten the Group's
ability to continde in business in its
current form if they were to occur.

The Directors paid particular attention

to the nisk of & delerwralivi i gConamic
outlook which would adversely impact
property fundamentats, including investor
and occupier demand which would have a
negative impact on valuations, cash flows
#nd a recuction in the availability of
finance. In addition, we have sensitised
for the potential implications of a
catastrophic business event. The
remaining principat risks, whilst having
an impact on the Group's business madel,
are not considered by the Dirgctors o
have a reasonabla lkelihood af impacting
the Group's viability over the five year
period ta 31 March 2024,

The most severe but plausible downside
scenaro, reflecting a severe econom:c
downturn and extended Covid-19 pandemic,
incarporated the following assumptions:

- Areduction in occupier demand
and impact an income sustainability;
reflectad by an ERV decline, occupancy
decline, increased void periods,
development delays, no new lettings
dunng FY22, the impact of 100% of
our high risk and 50% of cur medium
risk tenants (see Note 1 Basis of
preparation, significant acceunting
policies and accounting judgemants]
entering aoministration, and lower
rent collection |¢.70% collection ratel
to centinue for a further two years
A reduction ir investment property
demand to the level seen in the last
severe downiurn in 2008/2009.
with outward yielc shift to 9%
net equivalent yield.

a8 British Land Annual Report and Accsunts 2021

- The outcome of the ‘'severe downside
scenario’ was that the Group's
covenant headroom on existing debt
li.e. the level at which investment
property values would have tc fall
before a financial breach geeurs)
reduces from 456% to, at its lowest
lavet, 4%, prior ta any mitigating
actions such as asset sales, indicating
coverants on existing facilities would
not be breached.

- Based on the Group’s current
cammitments angd available facilities
there is nc requirement to refinance
untit early 2025. In the normal course
of business, financing is arranged in
advance of expected requirements
and the Directors have reasonable
canfidence that additional or
replacement debt facilities witl
be put in place prior ta this date

- Inthe severe downside scenaric the
refinancing date reduces to early 2024.
However, in the event new finance
coutd not be raised mitigating actions
are available 10 enable the Group
ta meet its future liabilities at the
refinancing date, principaily asse!
sales, which would allow the Group
ic continue to meet its liabitities over
the assessment period.

Viability statement

Having considered the forecast cash
flows and covenani compliance and the
impact of the sensitivities in combination
in the ‘severe downside scenario’, the
Directors confirm that they have a
reasanable expectation that the Group
will be able to continue in operation and
meet its Liabilities as they fall due aver
the pertod ending 31 March 2026.

Going concern

The Directors also considered :t
appropriate to prepare the financial
statements on the going cancern basis,
as explained in the Governance Review.

The Strategic Report was approved by the
Board on 25 May 2021 and signed on 1its
pehalf by:

. Lt

Simon Carter
Chief Executive
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BOARD OF DIRECTORS

Driving success

Our Board develops
strategy and leads
British Land to achieve
long term success.

Tim Score [+]
Non-Executive Chairman
Agpainted as a Non-Executive Director

in March 2014 and as Chawrman in
July 2019

SKills and experience

Tim has significant experience in the
rapidly evolving global technology
landscape and brings years of engagement
bath with mature economies and
emerging markets {o the Board.

He s the Senior Independent Oirector

of Pearson plc. a Non-Exacutive Director
ol HM Treasury and sits an the boacd of
trustees of the Royal National Theatre.
Tim was formerly Chief Financial Officer
of ARM Holdings PLC and held senior
firancial positions at Rebus Group
Limited, William Baird plc, LucasVarity
ple and BTR plc From 2005 tc 2014, he
was & Non-Executive Director of Nahonal
Express Group PLC. including time as
interim Chairman and six years as
Senior Independent Ciretlor.

Simon Carter

Chief Executive

Appointed Lo the Board a5 Chiel Financial
Officer in May 2018 and as Chief
Executive in November 2020.

Skills and experience

Simon has exletisive experignce of hnance
and the resl estate sector. He joined British
Land from Logicor, the owner and operator
of Eurapean logistics real estate, where he
had served as Chief Financiai Officer since
January 2017, Prior to joining Logicor, from
201502017 Simon was Finance Director
at Quintain Estates & Developrment Plc.
Simon prewiously spent over 10 years

with British Land, working in a varety of
financial and strategic roles and was a
member ol our Executive Comnitlee from
2012 untit his departure in January 2015.
Simen also previpusly worked for UBS in
fixed income and qualified as a chartered
accountant with Arthur Andersen

Preben Prebensen

Senior Independent Non-Executive
Director

Appointed as & Nan-Executive Director
in Septermber 2017 3nd Senior
Independent Birector in July 2020
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Skills and experience

Preben has 30 years” experience in
driving long-term growth for British
banking businesses.

He was Chief Executive of Close Brolhers
Group pic for 11 years fram 2009 until
2020, Preben was formerly the Chief
Investment Dihcer of Catun Group
timited and Chief Executwve of Wellington
Underwriting ple. Prior ta that he held a
number of senior positions at JP Morgan

Laura Wade-Gery  [*][4]
Non-Executive Director

Appointed as a Non-Executive Director
in May 2015

Skills and experience

Laura has deep knowledge of digital
transformation and customer experience
and brings her experience leading
business change management to

the Board

She is Chair of NHS Digital and a
Non-Executive Director of NHS England
Untit Aprit 2027, she was a Non-Executve
Director of John Lewis Partnership plc
Previously, Laura was Executive Director
of Multi Channel at Marks and Spencer
Group ple, served in 3 number of senior
positions at Tesco PLC including Chief
Executive Officer of Tesco com and was
a Non-Executive Director of Reach PLC
[formerly ¥nown as Trinty Mrar plel



Irvinder Goodhew

Non-Executive Director

Appointed as a Non-Executive Director
in Octcher 2020

S5Kills and experience

Irvinder brings over 25 years of
experience through operational, strategic
and digital transformation roles ina
broad range of sectors including retail,
consulting and financial services.

She is currently a Transformation Director
at Lloyds Banking Group ple, a position she
has held since 2018 Previously, rvinder
held several senior executive positicas in
the UK and Ausiralia across operations,
strategy and transformation for FTSE 100/
ASX organisations including J Sainsbhury
plc, Coles Group and BOC Group. Irvinder's
industry experience is camplemented with
a career in global strategy consulting
including her role as a Partner with AT
Kearney leading their consurmer and retail
practice in Austraba and New Zealand.

Lynn Gladden
Non-Executive Director

Appomnted as a Non-Executive Director
in March 2015.

Skills and experience

Lynn s recognised as an autharity in
working at the interface of advanced
technology and indusiry. Her crdical
thinking and analytical skills bring a
umique dimension o the Board.

She is Shell Professor of Chemical
Engineering at the University of
Cambridge and was appointed as
Executive Chair of the Engineering and
Physical Scierces Research Council
{UKRI] in 2618. She is also a fetlow af
tha Royal Saciety and Royal Academy
of Engineering.

Alastair Hughes  [¢][N][]
Non-Executive Director

Appointed as a Non-Executive Director
in January 2018.

Skills and experience

Alastair has proven experience of growing
real estale companies and 1s a fellow of the
Royat Institution of Chartered Surveyors.

Alastair is a Non-Executive Directar
of Schreders Real Estate Investment
Trust Limited, Tritax Big Box REIT
and QuadReal Property Group, with
over 25 years of experience in real
estate markets.

He is a former Director of Jones Lang
LaSalle Inc. [JLL] having served as
managing director of JLL in the UK,

as CEO for Europe, Middle East and
Africa and then as CEQ for Asia Pacific.

Loraine Woodhouse (4]
Non-Executive Director

Appcinted as a Non-Executive Director
in March 2021.

Skills and experience

Loraine has extensive experience across
all fimance disciplines and has worked
within many different sectors including
real estate and retail.

Loraine has been Chief Financial Officer
of Halfords Group plc since 1 November
2018. Prior to joining Halfords, Loraine
spent five years in semor finance roles
within the John Lewis Partaership. In
2014 Loraine was appointed Acting Group
Finance Director and then, subsequently,
Finance Director of Wailrose. Prior to
that, Loraine was Chief Financiat Officer
of Hobbs, Finance Director of Capital
Shopping Centres Limited and Finance
Director of Costa Coffee Limited. Loraine's
early career included finance and
investor relations roles at Kingfisher Plc.
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BOARD OF DIRECTORS continued

Nicholas Macpherson

Non-Executive Director

Appointed as a Non-Executive Director
in December 2016

Skills and experience

Nicholas has directed arganisations
through bolh liscal and strategic change
management and brings this vital
expertise to the Board

He s Charrman of C. Hoare & Co,

a Director of The Scottish American
Investment Company PLC and a

member of the Advisory Councii to Arcus
Infrastructure Partners, Nichelas was the
Permanent Secretary to the Treasury for
over 10years from 2005 to March 2016,
leading the department through the
financial crisis and subsequent period

of banking reform.

Brona McKeown
General Counsel and Company Secretary

Appointed as General Counsel and
Company Secretary in January 2018,

Skills and experience

Before yoining British Land, Brona was
General Counsel and Company Secretary
of The Co-gperabive Bank plc for four
years as part of the restructuning
executive team Immediately prior to
thal she was Interim General Counse!
and Secretary at the Coventry Building
Society Until Getober 2011, Brona was
Glebal Genera! Counsel of the Corporats
division of Barclays Bank plc, having
woined Barclays in 1998. Brona trained
and spent a number of years at a large
City law firm

Board Committee membership key

Audit Commutiee

Corparate Socia! Resgonstbility Commutiee
B

Nomination Commitles

Remuneratior Committee

D Chair of a Board Committes

Board attendance

Scheduled Ad hat

Directer maelings meelings Total
Tim Score 777 44 13/13
Alastair Hughes 7 5/4 13/12
Irvinder Gaodhew 4fb 22 5/6
Laura Wade-Gery 747 b/6 13/13
Lynn Gladden 7 bl 13113
Nicholas Macpherson "7 616 13/13
Preben Prebensen 7 b/ 13/13
Loraine Waoodhouse 1/1 - 1/1
Simon Carter W7 b/ 13/13
Farmer Direciors who servat during ihe year

Chris Grigg 5/ aft §/9
William Jackson 77 &/ 13/13
Rebecca Warthinglon 575 a4 §/9

Full attendance by the Board of Directors al every meeting was rmel during tne year. The Board ol Qirecters has made ilself available for a total of six meetings ai shorl
notice in order 10 recewe wnpartant updates and make lime sensilive decisions This hughlights the Board s individual and callechve commitment ta Brinsh Land and
demonsirates that each Direglor has sulficent Lme 1o commy! fo cribcal needs in addition 10 meebngs in the ordinary course of business. These were a number of
occasons threughout the year where execulive SUCCE5SI0N ISsUES were discussed at lull Board meetings. Executive Direclors, where appropriate. were nat present

for those parts of the meenings.
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GOVERNANCE AT A GLANCE

1 Our governance structure ensures that the right
A Strateglc people have access to the right information. Delegated
enabler authorities throughout our organisation enable

effective decision making at appropriate levels.

Governance framework

Corporate

Audit Social
Committee Responsibility
Committee

Board of
Board Directors

Nominatien
Committee

Remuneration

Committee

Executive
Committee

Chief
> Executive

Risk
Committee

Investment
Committee

Community Transition Health
Management —> Investment Vehicle

Caommittee Committee

Sustainability
Committee

and Safety
Committee
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CHAIRMAN'S INTRODUCTION

2021 Corporate Governance Report

Application of the Principles
of the UK Corporate

Governance Code

In addition to the reparts Uisted on the
contents page, the following sectiens of
this Governance Report outline how the
Principies of the Code have been applied
throughout the year.

75 Board |_eadership & Company Purpose

97 Division of Responsibilities

98 Compaosition, Succession & Evaluation

99 Audit, Risk Managemeni &
Internal Contral

Remuneration

100

In a year of uncertainty, the Board

has worked with management to
provide oversight and challenge,

while maintaining effective

governance and strong leadership.

I am pleased to present the Corporate Governance Report for
the year ended 31 March 2021.

Like it has for many, Cow:d-19 has brought about a unique set of
challenges to the beardroom that had the patential to disrupt

the leadership of the business at a time when it was needed
most. The impact on our business and the work we have done
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to suppert eur customers, suppliers, staff and others 1s set out
in detad within the Strategic Repoit on pages 32-36. | want to
take Lthis oppartunily to describe the gevernance challenges
that the Board has faced and the work that we have done to
overcome them to continue to aperate effectively.

Natwithstanding the challenges in basic meeting
admunistration, business continuity and even how many of us
could sit at the boardroom table, the Board has acted decisively
and entrepreneurially in response to rapidly evolving market
forces and challenging macroeconomic conditions 'n doing $0
we have soughl to carefully balance the )/mpacts on and needs
of our stakeholders, the enviconrment, our reputational integrity
and, impartantly, ous shareholders. Our fecus on Governance,
underpinned by our cammitted approach to making the right



decisions, at the right time, based on the right information, has
guided us thraugh a year of uncertainty and difficult conditions.
The Board has worked closely with management to provide
oversight, challenge and debate to drive positive outcomes

The Board has met mostly v rtually (either wholly or in a hyboid
format} througheut the year. including for our annual strategy
review with management. We have been able to rely on the
quality of the reparting that management provide as well as the
open and respectful nature of our debates to ensure that Board
and Committee meetings remained effective and canstructive.

In addition to navigating the challenges brought about by
Covid-19 and the ecenomic shock that followed, the Board

has seen a number of key personnel changes during the year
which are deta-led below and in the report of the Nomination
Cemmittee on page 11Z in reshaping the compositicn of the
Board, | am delighted with the progress we have made towards
cur diversily targets this year; an area where we will continue
to focus and strive far excellence.

tam particularty pleased that in our annual Board effectiveness
evaluation, the external assessar concluded that our Board had
continued to function very well despite the operational challenges
it faced in the year. Further details of the evaluation and the
oulputs that the Board wilt facus on during the coming year
can be found with:n the Governance Report on pages 78-99.

Good governance underpins the way in which the business

of the Group is managed, our behaviour and our corporate
culture. We are reporting agamst the 2018 UK Corporate
Governance Cade [the ‘Code’| available at fre.org.uk. | am
pleased with the standards of governance the Board continues
to uphold and the Board considers that the Company has
complied with all relevant provisions of the Code throughout
the year

Last year's Report was the first ta include a statement on how
the Board had regard te the matters set out in $172{1}{al te (f]
of the Companies Act 2004. Qur s172 statement can be found
¢n page 33 within the Strategic Report. Full details of how the
Directers have had regard to their responsibilities under s172
are set oul within our Applied Governance section on pages
102-111. This is a new section in this Report and brings
together. in one place, the disclesures on workforce and
stakeholder engagement, descriptians of principal decisions
taken by the Board and the matters that have been considered
throughout the decision making process. We will continue to
report in this way and hope that you find 1t a useful addition.

As reported last year, far the purposes of Provision S of the
Code, the Board has designated the CSR Commiltee as our
prescribed method for overseeing workforce engagement.
In allocating this responsibility to 8 Commuttee, rather than
to 2 single nen-executive director, we are providing greater
resource at Board level and demonstrating aur cammitment
to excellent workforce engagement.

Board changes

After over V1 years as CEG, Chris Grigg stepped down from the
role an 18 November 2020 and (et the Board on 31 December
2020. Follow:ng a thorough search process, Simon Carter was
appointed as his successor, details of which are set out

an page 113.

In January 2021 we announced the appointment of Bhavesh
Mistry as CF0. Bhavesh joins us from Tesco PLC where he was
Deputy Chuef Financial Officer and will join the Board on 19 July
2021. As announced on 18 November 2020, David Walker, our
Head of Investor Relations, is our Interim CFQ until Bhavesh
joins later this summer.

Irvinder Goodhew joined the Board in October 2020 and has
joined our CS5R Committee. After extending his tenure last year,
William Jackson left the Board on 31 March 2021, Preben
Prebensen was appointed as William's successor as the Senior
tndependent Director and Alastair Hughes replaced William

cn the Namination Committee, with both changes becoming
effective at the end of the 2020 AGM. Irnvinder Goodhew and
Laura Wade-Gery joined the Namtnation Cammittee in
November 2020.

Due to a conflict of interest, Rebecca Worthingtan stepped
down frem the Board and as Chair of the Audit Committee on
31 December 2020. We are pleased to have welcomed Loraine
Woodhouse to the Board on 1 March who took on the role

of Chair of the Audit Committee on 31 March 2021. Preben
Prebensen chaired the Audit Committee on an interim basis
between Rebecca’s departure and Loraine’s appointment and
remains a mamber of the Committee. Further detalls on the
appointments of the Directors and the formal, rigerous and
transparent process thal was undertaken can be found in

the Nomination Comrnittee Report on pages 113-114.

All Directors in role at 31 March 2021, with the exception of
William Jackson, will stand for re-election at the 2021 AGM.

2021 AGM

As you will be aware, in 2020 we were unable 1o 1nvite
shareholders to attend the AGM due to the Government
enforced Covtd-19 restrictions that were in place at the ime.
tn 2021, we will be offering shareholders the opportunity to
participate and vote virtually in our AGM from the comlort and
safety of their homes. The AGM will be broadcast via an online
portal where shareholders wili be able to watch and Listen to
the presentations made by me and the Chief Executive. There
will be an opportunity to ask questians via telephene
conference and vote electronically in real time.

We will be holding the physical meeting at Storey Club al

100 Liverpool Street. Physical attendance will be permitted

on a limited basis due to the need to prepare in anticipation of
Cowd-19 restrictions which might still be in place, and we urge
any shareholders wanting to atiend in persan to firsily consider
attending virtually. If you are unable to do so we would ask you
lo pre-register your intention to physically attend by following
the instructions within cur Notice of Meeting. H you are unable
to atiend in either capaciy, | would urge you still to cast your
vote by appointing the Chairman of the meeting as your proxy

2&0&“’

Tim Score
Non-Executive Chairman
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GOVERNANCE REVIEW

Board Leadership & Company Purpose

The Board has determined that the Company's

purpose is to create and manage cutstanding places to
deliver pasitive outcomes for all our stakeholders an 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 wha live in and around them. The ¢hanging
way people choose to work, shap and Live 1s what shapes
our strategy. enabling us to drive enduring demand for
our space, In turn creating value over the tong ferm.

The Board, suppeorted by an expert management team.
continues to maximise the compelitive advantage of
the Company by ulilising 2 deep history of stakeholder
engagement to produce Places People Prefer and
maximise sustainable value for sharehotders. The
Comgpany is led by the Board in its entrepreneurial
approach to placemaking and continues to innovate
and produce world class destinations.

As 3t 31 March 2021, the Board comprised the
Chawrman, the CEO and seven independent Non-
Executive Directors. We continue to have a strong mix of
experienced individuals on the Board The majority are
independent Non-Executive Directors who are not only
able to olter an external perspective on the husiness,
but also constructively challenge Executive Directars,
parbicularly when developing the Company's stralegy
and in their performance.

Corporate Governance Report Ll_

Our governance structure 1s designed [o ensure that
decisions are taken at the appropriate level and with the
proper degree of oversight and challenge Elements of
our business require quick decision making and this is
enabled by an agile Board and management team that
collaborate eifectively on complex issues.

Strategy days

The Board held its annual offsite strategy event virtually
during February 2021. The strategy days are structured
to provide the Birectars, and the Nan-Executive Directors
in particular, with an opportunity to focus an the
daveloprnent of. and challenge to, the Company's
corporate strategy.

The CEQ, senior executives and exiternal guests delivered
& number of presentations to attendees, providing
n-depth analysis on gspects of the business and

the external environment The days werg carefully
structured te achieve a balance between presentations,
debate and discussion. Areas focused on at the 2021
strateqy days included: sustainable long term value;
urban logistics (with a presentation from McKinsey &
Companyl; innovation and Lie sciences seciors: our
campus proposihion: and Canada Water.

British Land Annuat Repart and Accounts 2021

Culture and stakeholder engagement

The Company’'s purpese 1S core to every decision taken by
the Board. As detailed on pages 12-13 the Company has a
framework of values and strategic measures that underpin
our purpose to ensure that the strategy and culture of the
Company are sligned. Led by the CSR Committee, we have
a broad range af warkforce engagement mechanisms

to ensure the Board is able Lo assess the culture of the
organisation. Our worktorce engagement mechanisms

are described on pages 108-109.

The Board receives regular updates on warkforce
engagemant from the CSR Committee and management
team through, amongst other methods, detailed
workiorce surveys The Board has deiegaled oversight of
the Cornpany s whistleblowing arrangements to the Audit
Commitiee bul retains overall responsibility and receives
updates on cases as appropriate.

The British Land Leadership Team consists of the
Executive Committee and its direct reparts in management
roies who meet regularly both formally and informatly

Lo ensure there is a direct and visible ink across the
business, and act as & channel for workfarce visws

to reach the Board.

As well s workforce engagement, the C5R Committeg has
formal respansibility for engagement with the Campany's
wider stakeholders. Stakeholder engagement is integral to
creating Places People Prefer and the decisions taken by
the Board ta maximise shareholder value are enhanced by
the views of the diverse range of stakenolders and wider
communities that we serve. The mechanisms that ensure
effective stakehalder engagement as well as a number of
examples of how decisions in the boardroom have been
shaped by the impacts on our stakeholders are described
in the stakeholder engagement statement on pages
104-107. Further wformation on British Land's
contribution to wider society can be found on pages 32-47.

Engagement with major shareholders

Institubional investors and analysts receive regular
communications from the Company. This year, recognising
the increased uncertainty around Covid-19 and the need far
more timely information, we provided guarterly updates an
rent callection in addibon to our regular reporting. Despite
Covid-19 restrictions, we delivered our usual investor
programme ncluding an investor event and roadshows
which both the CEO and CFO attended. We also
participated 1n gur usual investor canferences which were
delivered anling, delailed on page 101 We look farward to
holding individual and group invester meehings, events

and tours of major assets once it becomes feasible.



Division of Responsibilities

In July 2020, the Company virtually hosted a Sustamability
Investor & Analyst event that reached over 200 participants.
The CFO and senior management gave presentations

and held a Q&A session to launch the 2030 Sustainability
Strategy. The presentations were recorded and are available
10 view on our website britishtand com/investors/results-
reports-presentations.

The Chairman is committed (o ensuring that shareholder
views, bath positive and negative, are relayed back to the
Board and is assisled by the executve leam in doing so.
Although the Covid- 1% pandemic has imited physical
outreach to investors, the Chairman is commitied to
understanding and sharing the views of major shareholders
within the boardroom The Chairman, Senier Independent
Direetor. CED and CFO are available to address any
concerns our stakeholders may wish to raise.

In addition to the Chairman’s efforts, the Chief Executive
provides a written report at each scneduled Board
meeting which includes a summary of market activity and
commentary on investar meetings in the period. We aiso
receive direct feedback on key roadshows, which is made
available to the Board as appropriate.

Conflicts of interest

The Directors are required 1o avaid a 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 the Qirectors are required to notify the
Chairman and the General Counset and Company Secrelary
of all potential new quiside interests and actual or perceved
conflicts of interest that may affect them in their roles as
Diractors of British Land. Alt potential conflicts of interest
are authorised by the Board and the register of Directars’
intaresls 1s reviewed by the Board twice a year. The Board
also reviews the Directors’ Conflicts of Interest Policy on an
annual basis. The Policy was last amended in Novemnber 2019
and reviewed with no changes recommended in November
2030. The Board concluded that the poticy continued to
operate effectively.

External appointments

Any additional significant appointments must be appreved by
the Board before they are accepied by Directors. The Board
will consider the Directors’ existing commitments in making
its decision. Non-Executive Directors’ letters of appointment
set out the tirne commitments expected from them.
Following consideration, the Nomination Comrmuttes has
concluded that all the Non-Executive Directars continue

to devote suificient time to discharging their duties to

the required high standard.

British Land’s policy is to allow Executive Directors to take
one non-execulive directorship at another FTSE company,
subject to Board approval External appeintments of the
Executive Directors are disclosed in their biographies.

Any fees earned by the Executive Directors from such
appoiniments are disclosed on page 138 within the
Remuneration Report.

There is a clear written dvision of responsibilities
between the Chairman lwho is responsible for the
leadership and effecliveness of the Board] and the
Chief Executive fwho 1s responsible for managing
the Company's business|. The responsibilities of the
Chairman, Chief Executive and Senior independent
Directer have been agreed by the Board and zre
available to view un our website britishland.com/
structure-committees.

When running Board meetings, the Chairman
mainiains a collaborative atmosphere and ensures
that all Directors have the opportunity to contributz
to the debate. The Directars are able to voice their
opinions in a calm and respectfut environment,
allowing coherent discussion.

The Chairman alsg arranges informal meetings and
events throughout the year to help build constructive
relationships between Board members and the
senior management team, The Chairman meets with
indwidual Directors outside formal Board meetings
to atlow far open, two-way discussion about the
effectiveness of the Board, its Committees and its
members. The Chairman is therefore able ta remain
mindful of the views of the individual Directors.

Operation of the Board

Our governance structure set out on page 93
ensures that the Board is able to focus on strategic
proposals, major transactions and governance
matters which affect the long term success of

the business.

Regular Board and Committee meetings are
scheduled throughaut the year. Ad hac meetings
may be held at shart notice when Board-level
decisions of a time-critical nature need to be made
ar far exceptional business. Fortnightly Board calls
were held between the cutbreak of the Covid- 19
crisis in March 2020 and the publication of the

full year results at the end of May 2020

Care is taken to ensure that information is circulated
in gocd time before Board and Committee meelings
and that papers are presented clearly and with the
appropriate level of detail to assist the Board in
discharging its duties. The Secretariat assists the
Board and Commitiee Chairs in agreaing the agenda
in sufficient tirne before the meeting to allow for
input from key stakeholders and semor executives.

Papers for scheduled meetings are circulated one
week prior to meetings and clearty marked as being
‘For Decision’, "For Information” or "For Discussian’.
To enhance the delivery of Board and Commitiee
papers, the Board uses a Board portai and lablets
which provide a secure and efficient process for
meeting pack distribution.
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GOVERNANCE REVIEW continued

— ||| Division of Responsibilities

Composition, Succession
& Evaluation

Under the direction of the Chairman, the General
Counsel and Company Secretary facilitates effective
information flows between the Board and its
Coemmittees, and between senior management

and Non-Executive Directors.

Board Commiltees

Four standing Committees have been cperaling
throughout the year: Audit, Nomination,
Remuneration and Corporate Social Responsibility,
to which certain powers have been dslegated.
Membership of each of these Committees is
comprised solely of independent Non-Executive
Directors The reports of these four standing
Caornmittees are set out in the followng pages.
The terms of reference of each Committee and
the matlers reserved lor the Board are available
on our website at britishland. cam/commitiees

The Board has delegated authority for the day-te-day
management of the business to the Chief Executive
Executive Qirectors and semor management have
been given delegated authority by the Board to make
decisions within specified parameters. Oacisions
outside of these parameters are reserved for the
Board atthough management will often bring
dacisions within their delegated autharity to the
Boarg for scrutiny and challenge.

Management are supported By three standing
Executive Committees:

Executive Committee

The Chief Executive is supporied by the Executive
Committee 1n discharging his duties which have
been delegated by the Board. Comprised of the
senior management tearn, the Commirtes’s main
areas of focus are the farmutation and
implementation of stralegic inibatives, business
perisrmance monitoring and evaluating and
overseeing culture and stakeholder engagement

Investment Committee

Principal investrnent decisions are reserved for

the Board, however it has delegated authority to
the investmant Commit{ee to make decisions
witnin specified financial parameters. The
tnvestment Committee membership comprises

the Chief Exacutive. Chiel Financial Officer, Head of
frivestient, Haad of Strateay, Digital & Techinclagy,
Head of Real Estate and Head of Developments,
The lavestment Committee alsa reviews investment
proposals that fall outside of its delegated authority
and provides recommendations to the Board lor

1ts consideration.

Risk Cammittee

The Chief Financial Officer chairs the Rigk
Committee which camprises all mernbers of the
Exacutive Committee. The Commuttee manages
external, strategic and operational risks in achizsving
the Company’s performance goals
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Commpasition, Succession & Evaluation

QOur rigorous and transparent procedures for
appointing new Directors are led by the Nomination
Commrttee Non-Executive Directors are appointed
for specified terms and all continuing Directors
offer themselves for election or re-election by
shareholders at the AGM each year provided the
Board, on the recommendation of the Nomination
Commiites, deams it appropriate that they do so.
The procedure for appointing new Oirectors is
detailed in the Nomination Committee report

on page 114,

The Nomination Committee is responsible for
reviewing the composition af the Board and its
Cornmittees and assessing wheather the balance
of skulls, expenence, knowledge and diversily is
appropriate to enable thern 1o operate effectively.
nore detail can be found in the Nominalion
Committee report on page 113.

The Notice of Meeting for the 2021 Aanual General
Meeting details the specific reasans that the
contribution of each Oirector seeking re-election is
and cantinues to be impaortant to the Company’s long
term sustainabie success The biographies of each
Director en pages 90-92 set out the skills and
expertise that each Direclor brings to the Boarg.

Following a recommendation frem the Nomination
Committee, the Board considers that each Non-
Executive Director remains independent in
sccordance with provisions af the Code.

As well as leading the procegures for appointments
to the Board and its Committees, the Nomination
Committee oversees succession planning for the
Board and senior management with reference to the
Board Diversity and Inclusion Policy. Further details
on the work of the Nomination Committes and the
Diversity and lnclusion Policy are within its Report
on page 114,

Board evaluation

The eflectiveness of the Board and its Commitiees was
conducled by No 4, an external evaluation firm.

Stage 1

December 2020
( Ng 4 met with the Chairman to discuss the scope and
focus of the evaluation

Stage 2

January 2021

No 4 attended 3 Board meeting and held wndividuzl
interviews with each Board Director, the Generat
Counsel and Company Secretary and the Head

of Secretariat




Audit, Risk Management
& Internal Control

Febrouary/March 2621
’ No 4 atlended a further Board meeting and Committee
meetings including ihe strategy review
. Stage 4
March 2021
Draft report discussed with Chair prior 1o finalisation
ang presentation to the whole Board

|

Stage 5
March/Aprit 2021
Post Board presentation

Stage 3
|

Na 4 prov.ded feedback to the Chairs of the Audit,
Nominatien, Remuneration and CSR Committees on

the performance of each Committee The performance of
the Chair was also discussed with the Senior Independent
Director who subsequently met with the other Non-Executive
Directors to further consider the Chair's performance,
taking into account the views of the Execetive Directors.

In addition to the formal Board evaluation, the Board Chair
met each Neon-Executive Director individually during the
year to discuss therr contribution to the Board.

Dutcomes

Overall. the evaluation report from No 4 reflected very well
on the Board and concluded that the Board 1s effective by
almost all measures. It was described as open, collegiate,
of high calibre and committed.

No 4 made a number of recammendations tor the Board to
focus on, including.

- Dedicating time to gain insight from Non-Executive
Direciors’ wider experiences;

- Developing key measures and KPls to monitor progress
against the strategy;

- Maintaining social contact between Non-Execulive
Direciors and the wider Coampany; and

- Inviting external speakers to Board meetings.

The Board intends to implement the recommendations made
by Na 4 and will report on progress in the 2022 Annual Report.

The review confirmad that good progress has been made on
the recommendations of last year's evaluation:

- the Heard has progressed succession planning as seen in
the appointment of Simon Carter as Chief Executive Officer;

- the Group strategy has been refined and four strategic
principles have been introduced with turther refinement
made ai the strategy off-site;

the CSR Committee reviewed its terms of reference to
refine its scope and incorporate reevant responsibilities:
and several employee surveys have been conducted
throughout the year to further our understanding and
monitoring of culture and values. For more infarmation
see the CSR report on pages 110-111.

No & has no other connection with British Land or its Directors.

Audit, Risk Management & Internal Cantrol
Financial and business reporting

The Board is respansible for preparing the Annual
Report and confirms in the Birectors’ Responsibilities
Statement set out on page 147 that it believes

that the Annual Reporl, taken as a whole, is fair,
balanced and understandable. The process for
reaching this decision is outlined in the report of the
Audit Commuttee. The basis on which the Company
creates and preserves value over the long term is
described in the Strategic Report.

Audit Committee

The Audit Committee 1s responsible for monitoring
the integrity of the financial statements and results
annauncements of the Company as well as the
appointment, remuneration and effectiveness of the
external and internal auditors. The detailed report
of the Audit Commiitee is on pages 116-121.

Risk management

The Board determines the extent and nature of

the risks it 1s prepared to take in order to achieve
the Campany’s strategic objectives The Board 15
assisted in this responsibility by the Audit Committee
which, in conjunction with the Risk Committee
makes recommandations in respect of the Group’s
princ:pat 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 page 78.

The Board has responsibility for the Campany's
overall approach to risk management and internal
control which includes ensuring the design and
implementation of appropriate risk management
and internal control systems. Oversight of the
effectiveness of these systems is delegated to the
Audit Comm itee which undertakes regular reviews
to ensure thal 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 2027, and to the date of this Report, the
Audit Cemmittee has not identified, nor been advised
of, a failing or weakness which it has determined to
be significant.

Page 120 set 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 complying with the Code, the Group has
adopted the best practice recommendations in the
FRC ‘Guidance on risk management, internat contral
and related financial and business reporting” and the
Company's internal contrel framewark aperates

in line with the recommendations set out in the
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GOVERNANCE REVIEW continued

5 Audit, Risk Management Remuneration
& Internal Control

internationally recognised COS0 Internal Control The Company's remuneration policies and practices

Integrated Framework are designed to suppart our strategy and promaote

Audit, Risk Management & Internal Control ;:;e leng term sustainab{eisuccess of the téusines_s.

The key risk management and internat controt ¢ have a clear strategy. ocused on our Lampusas

procedures over financial reporting include and Retail & Fulhl_ment, thCh positions our business

the followng- for growth. To delivar thr_s strategy. we will facus on
our Campuses and Retail & Fulfilment. Delivering

- Dperational risk management framework: against this strategy creates the inputs for future
operational reporting processes are in place value creation far all of our stakeholders. in aur
to mitigate the risk of financial misstatement. Directors' Remuneration Report we explain our
Key controls are owned by senior managers who approach to incentivise and reward employees
report on compliance on a six-maonthly basis to to deliver these inputs whilst also managing the
the Risk Cammittee. All key mnternal financiat business on a day-to-day basis. We also explain
cantrols are reviewed on a two-yearly cycle how we create alignment with shareholders and
by internal audit; measure our perforemance over the longer term.

- Financial reporting: our financial reporting Our current Remuneration Policy was approved by
process is managed using documented sharehalders at the 2019 AGM. The Remuneraticn
accounting policies and reporting formats Committee is also respons:ble for establishing
supported by detailed instructions and gurldan:e remuneration of the membars of the
on r.eport‘ng req_uwernenls. ThIS process s Executive Committee.
subject lo oversight and review by both external
auditors and the Audit Commullee, and The Comrutltee is authorised to use discretion in

- Disclosure Committee: membership comprises determining remuneration outcomes for Execuh_ve
the Chief Executive, Chief Financial Oiticer, [irecters and the wider workferce Further datails
Head of Invester Relations, General Counsel on the Comrmuttee’s use of discretion this year can
and Company Secretary and Head of Secretariat. be roynd 'n the Directors’ Remuneration Repart
The Committee regularly reviews drafl tinanciat starting on page 122
reports and valuation infarmation during the
interim and full year reparting process and
determines, with external advice Irom the
Company's legal and financial advisers,
whether inside information exists and the
anpropriate disclosure requirements.

Gaing concern and viability statements

During the year the Board assessed the

approprialeness of using the 'going concern’

basis of accounting 1n the financial statements. The

assessment cansidered future cash flows and debt

facilities (1o assess the liquidity risk of the Company)

and the availability of finance [to assess solvency

risk] The assessment covered the 12-manth periad

required by the ‘going concern’ basis of accounting

Follgwing these assessments, the Oirectors believe

that the Group is well placed to manage its financing

and other business risks satisfactorily and have

a reascnabte expectation that the Company and

the Group have adequale resources to continue

in operation for at least 12 months from the date

of the Annual Repart. They therefore consider it

appropriate lo adopt the going cencern basis of

accounting 11 preparing the financial stalements,

A detailed description of the viability assessment for

the year ended 31 March 2021 is included on page 88

alongside the viability and going concern statements

made by the Board.
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Key investor relations activities during the year

June 2020

Goldman Sachs European
Financials Conference

- Margan Stanley Europe &
EEMEA Conference

- Private Client

Investor Roadshow

May 2020

- Full Year Resulis

Presentation
- Full Year Results Roadshow

August 2020 September 2020

- HSBC European Real - BofA Secunities Global
Estate Conference Real Estate Conference

November 2020

- Half Year Results
Presentation

« Half Year Results Roadshow

December 2020

UBS Global Real
Estate Conference
- US Investor Roadshow

- Private Client
Investor Roadshow

January 2021

- QOperational update following
December guartar rent cotlection
- PeelHunt/Davy
Equities Canference
- Barclays European Real
Esiate Conference
European lnvestor
Roadshow

March 2021

- Citi Annual Glebal CEQ
Properiy Conference

- BofA Real Estate

CEQ Conlerence

July 2020

- Sustainability Investor &
Analyst event

« QOperatiognal update loliowing
June quarter rent collection

- AGM, with Q&A

published online

QOctober 2020

- Operational update following
Septermber quarter
rent collection
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Adapting our retail
strategy to maximise
the opportunities
within Retait &
Fulfilment
Se< pages 22and 23

Realising
the potential of
our Campuses

Applied
Governance

See page 16

The following section brings our
disclosures around Board activity,
stakeholder engagemunt and decision
making together in one place. We hope
that you will find it useful in understanding
the Board's work,

Active capital
recycling and value
accretive development

Additional information on key areas of focus
can be found within the following party of
the Strategic Report.

See page 24

Diversity
See page 34

Our response
to Covid-19

See page 80
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BOARD ACTIVITY

APPLIED GOVERNANCE

Our core
focus areas

Strateqgic topic

The Board meets regularly with people from across
the British Land business and interacts with a range
of advisers including corporate brokers and valuers.
Throughout the year the Board has met more
frequently than usual due to Covid-19 and the search
for new Executive and Non-Executive Board members.
Board discussions have covered a wide range of topics
with a significant amount of time spent on the
following strategic areas:

Areas on which the Board has focused during the year

Customer Orientation

Residential strategy
Retail landscape and occupier insalvency
Financial support to cccupiers and service partners during the Covid-19 pandemic

Right Places

Approval of planning permission and drawdown of ihe Headlease at Canada Water
The development of t Broadgate and Norten Folgate

Overseeing our Retail disposal strategy

Capital plan and long term development pipeline

Expert People

The safety and wellbeing of our workforce following the outbreak of Covid-1% and
the nabionwide lockdowns

Keeping our places running effectively and our pecple safe as lackdowns were
imposed and gased

Decisions on remuneration in the context of Covid-19

Employee surveys to check in on employee wellbeing throughout the pandermic
Approval of the Race at Work Charter and strategy for racial equality

Executive succession and Non-Executive anpointments

Capital Efficiency

Resuming and restructuring the dividend
Refinancing and capital allocation to ensure liquidity and covenant heagroom
Capital recycling through dispasals and the formatian of joint ventures

Sustainability

2030 Sustainability Strategy

Creating the Transition Vehicle

Dwersity and inclusion at all levels of our business
Prioritising re-use of existing buildings

Place Based approach

Driving forward diversity

This year we were proud to place 4th in the FTSE100 for the proportion of women in Execulive Commiltee and direct report
roles. We have since appointed Loraine Woodhouse as a Non-Executive Director and gaing forward we will mainiain and
improve the balance we have achizved to dale. We are promoting diversity across all tevels of the business and we were
pteased to record a continued reduction in the median gender pay gap for British Land.

We have pursved various ethnic diversily initiatives during the year, which you can read more about on page 111.n the
CSR Committee report. We are pleased 1o have made progress on our dwersity mix at Board lavel during the year.
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STAKEHOLDER ENGAGEMENT STATEMENT

The Company holds an off-site strategy event each
Our Board year where the Board and Executive Committee

Strategy event come together to focus on the development of
the Company’s strategy.

Realising the
potential of our
Campuses

Progressing
value accretive
development

As well as considering
development opportunities within
the existing portfolio, the Board
and Investment Commillea
discussed investment
opportunities in growth
sectors supported by externat
presentations on those markats

The Board and management team
reviewed the development pipeline
agsinst the capital plan and
considered opportunities to

ieverage our development

expertise. Value accretive
development is a core

component of our strategy

Targeting the
opportunities
in Retail &
Fulfilment

Active capital
recyceling

The event included a review of the
principlas for recycling capital
from mature and off strategy
assets into development and
investment tn growth sectors.

Management and the Non-
Executive Direciors considered
the realigneent of the Retail
portfolio towards areas for growth
and value, whilst leveraging
British Land's experuse in
asset management.

Management will continue to
evaluate opportunities to release
capital through joint ventures
and disposals
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[APPLIED GOVERNANCE J

Engaging with and
considering the needs
of our key stakeholders

The nature of our business, from
investing in and developing properties
to managing and curating our spaces.
means we nead o have a continuaus
dialogue with g wide group of
stakeholders inctuding customers,
communities, partners [including local

authorities] and suppliers, our people
and shareholders. Consideration for
our stakeholders is embedded from the
start of 3 business preposal ta the point
at which it is consrdered by the Board.
This approach is part of our culture and
our formal processes and ensures that

Effective stakeholder
engagement is at the
heart of Places People
Prefer and embedded
throughout every level
of British Land.

having regard to the imnpact of our
decisians on our slakehalders is
integral to how we tfo business at
British Land. This supports our
governance aim of the right people
making the nght decisions, efficiently
and supgported by the rnight information.

How do we engage with our stakeholder groups?

Stakeholders are at the centre of our decisian making process to ensure that as a business we produce Places People Prafer.
Pages 34-3% provide case studies from the year; below is a summary of our appraach with each stakeholder group.

QOur customers

We develop our buildings 1n collaboration with tuture occupiers so that from the
ground up, the end product is designed to fit the needs of our customers. This
dialogue continues long after the development is complete as we ook to support
our custamers long term. Our pre-let to JLL at 1 Broadgate as detailed on the
following pages is a prime example of this approach

Our communities,
partners and suppliers

Communities

We seek to become an integral part of our cammunsties to drive positive outcomes.

For example, our Young Readers Programme and partnership with the National Literacy
Trust have benelitted over 48,000 school children since 2012 by working collaboratively
with local schools and our customers te enhance their life chances and employability

Suppliers

We maintain a continuous dialegue with our suppliers through our procurement
management process We use our onboarding process ta provide early clarsty of our
values, and cur ethical and environmental expectaticns. We continually challenge
ourselves to work better with gur suppliers io ensure that we are 'great (o do

business with’.

Local authorities

We work extensively with locat authorities at our developments such as Southwark
Borough Council at Canada Water and The Cily of London at Norton Folgate. Al
Canada Water, we conducted over 120 public consuliations and local outreach evenis,
attracting over 5,000 individuals ever a period of five years, giving us a real insight inta
what key stakehotder groups wanted from this development. This resutted in some

significant changes to our masterplan.

Our people

The worktnrce engagement statement on pages 108-10% cutlinece the work we
do to ensure the views of our workforce are known and taken into account in

decision making.
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STAKEHOLDER ENGAGEMENT STATEMENT continued

How Directors have regard for

the matters set out within s172 of
the Cempanies Act 2004 in Board
discussions and decision making:
Our formal $172 statermnent is within
the Strategic Report on page 33. The
following provides additional detail on
how Directors have had regard for the
matlers set out within 517211 (a)-1f)
and the effect that regard has had an
principal decisions taken by the Board
during the year

‘Decision papers that are brought to

the Board have first baen endorsed

by either the Executive or Investment
Committee. At both (evels, proposals are
accompanied by a checklist that outlines
the matters included in 5172011 [a]-(f] of
the Companies Act 2006 and specifically

lists the relevance of each to the decision.

This ensures that the Directors have

a ctear understanding of the impacts

of their decisions. Training has been
provided by the Secretariat to paper
wrilers to ensure that those people that
are drafting decision tems have a cigar
understanding of how best to assist
Directors in discharging their duties.

The past year has shown how important
these factors are in steering the business
through turbulent tirmes.

The examptes that foilow describe in
detail the approach taken by the Board

and the wider business in decision making.
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The impact of s172 on
decisions during the year:

1 Broadgate

The Company anngunced on 8 Aprit 2021
that JLL had signed an agreement for
lease for 134,000 square feet of space at
1 Broadgate as well as our commitment
10 the develepment of this buillding.

In the press release. Stephanie Hyde, UK
and Ireland CEO at JLL said 'Woerking in
partnership with British Land, we have

a real opportunity tg achieve one of the
maost suslainable and technologically
advanced workplaces in the UK.

Centrai to the Board's decision to commit
the ¢apital requirements to redevelop

¥ Broadgate, was the commitment

from JLLto a pre-let. JLL's needs as a
business and employer are mtegral Lo the
design of the building. underlined by their
13 year commutmient to the space.

The Beoard alsc consicerad the impact

on our joint ventyre partner at Broadgate.
GIC. as well as the long List of suppliers
and services that will be requirad
throughout the development.

Underpinning all of the above was

" the profitability of the development. In

agreeing the investment 'nio 1 Broadgate,
the Board considered ils duties to
shareholders in delivering an

attractive return on capual.
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Dividend policy

The Board took the decision on 25 March
2020 to suspend dividends temporarily in
lignt of the hinancial uncerlainty arising
from the Covid-19 pandemic. The rationale
for that decis'on and the factors that were
considered in taking it were reported on
page 97 of the 2020 Annual Report.

The Company announced in an
operational update on 9 October 2020
that 1t would move to half yearly dividend
payments, based on a fixed rate of 80%
of underlying earnings per share. In
reaching Lhe decision o move from
quarterly to half yearly paymenlts

the Board considered the impact on
shareholders and whether there was

a particular reliance on mere frequent
distributions. The Board also considered
the long term consequences af the
decision in the context of both greater
capital flexibility afforded to the business
which prowides greater strategic capability
and the ability of the Company to adhere
toits obligations under the REIT regime,



Covid-19

The way in which we have responded to
the Covid-19 ¢risis demansirates that the
interests of our stakeholders are fulty
integrated into our decision making.

We have nol had to furlough any of

our own employees and we took action
early in the year to help our smaller
customers, especially in the retail sector,
who were suffering as a result of the
pandemic. The forgiveness or deferral of
rent was agreed with a lang term view In
mind, ta assist customers with otherwise
successful business models, to emerge
from the crisis intact and continue to be
accupiers at our places in the future

We supported our employees in working
remotely with wellbeing programmes and
increased flexibility so that our people
could balance demands such as home
schooling with business needs.

We worked carefully with suppliers and
partnersn closing and safely reopening
construction sites as well as providing
support to local communities through
cur Community Investment Fund.

At the same time, the Board continued
te drive strategic initiatves to deliver
sharehalder returns and long term
value creation.

Priorities

As described on pages 14-15 within

the Strategic Report, the Board look
decisions during the year to invest

behind two strategic themes, Campuses
and Retail & Fulfilment. This invelves
targeting value opportunites in retail and
growth ogportunities in innovative seclors
such as life sciences and urban logistics.

In tts deliberations, the Board considered
organisational structure and the
opportunities for talent within the
business ta grow.

A key driver for the Board was to
maximise value creation for the bengfit of
shareholders and joini venture partners,
often in the form of institubonal invesiors.
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Disposals

On 23 December 2020, the Company
anncunced the disposal of a 75% interest
in a portfoiio of three buildings in the
West End to Allianz Real Estate.

This transaction demonstrates the
Board’s commitment to recycle capital
out of mature assets to provide resaurces
to invest intc developments such as
Norton Folgate and 1 Broadgate which
the Board committed capital to during
the year.

In recycling capital out af mature assets,
the Board censiders the ability of the
Company to progress its strategy both
now and in the future. In doing so the
Board is delivering further shareholder
value, securing cpportunities for suppliers
and employees and continuing to have a
positive impact on the communities in
which we operaie.

We are confident that these decisions
have demonstrated the impartance

we place on maintaining our repuiatian
for high standards of business conduct
and how we deliver long term value for
sharehalders while considering all of
our stakehalders and cur contribution
to wider sociely.
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WORKFQORCE ENGAGEMENT STATEMENT

lAPPLIED GOVERNANCE J

Engaging with
our workforce

The CSR Committee has formal respensibility for aversesing
the operation and effectiveness of aur werkfarce engagement
me¢hanisms for the purposes of provisian 5 af the UK Corporate
Governance Code as detailed in ils report over the page. As
reported tast year, we believe the CSR Commuttee remaing

the most effective method of overseeing our engagement

with the warkforce as f pravides a greater resaurce at Board
level dedicated to engagement than designating a single
Non-Executive Director,

Workforce engagement initiatives:

Communication

Internal communication

The Company has workad remolely either in part or as an entire
workfarce, with the exception of staff that are required to be at
our places, far the full year under review. The business moved
rapidly to implement changes in technology that erableg
Campany-wide meelings to continue remotely and for teams to
ccllaborate effectively Management and the Board have relied
on anincreased level of internal communication both farmally
andinformelly ta ensurg business continuity and the welfare of
aur pegple

Communication was an integral part of ensuring the successful
transition from a fully statled office, to skeleton crews and
finalyy welcoming our people back. We utilised new media
formats including CEQ podcasts and virtually broadcasted
Company meetings 10 ensure plans were communicated
sensiltively and effectively. The success in relocating our own
people during this pandemic has been leveraged commercially,
as we naw look to use our own experiences ta help our
tustomers in their transition back to the oifice,
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Workforce engagement is central
to how we do business.

A member of our Executive Committee hosts 3 Company-wide
meeting each month to report on impartant Company
developments, introduce initiatives te colleagues and feld
questions These sessions are often opportunities for senior
management to discuss market conditions and key operational
nibiatives with our workforce and take questions from them.
Our internal communicaticns team also sends out a weekly
email with updates and details of key avents.

Company Conference

In ordinary imes, our pecple are brought together from across
our busingss once avyear ta attend our Company Conference
which includes gresentations by the Chairman, Chief Executive
and glther members of our senior management team. There
are also tearn building events and a chance tar colleagues to
intaract socially.

BL Leadership Team |BLLT]

The BLLT was created to enhance collaboration and
cormmunication within the Group a-d was a response to
recommendations by the Board. The BLLT comprises our top
managers and includes our Executive Committee and its direct
reports wha meet monthly to discuss key issues. The BLLT has
played an rmportant role during the pandemic of facilitating
two-way dialogue between the Cxecutive Cornmittee and the
rest of the business During the year the Executive Committee
sought feedback from BLLT members on how to maxirpise the
purpose and efficiency of the Team The recormmendations
were discussed by the Executive Commities and have been
implemented starting from January 2021. The recommendatians
included: regular deep dives into techn cal areas such as CVAs,
the use of BLLT members for important projects such as

the response to Cowd-19, and advance nohice of Company
announcements so the wider leade-ship team could support
the roll out of key announcements,



Financial awareness

At the half and full year cur Chief Executive Officer,
Chief Financial Officer and Head of Real Estate present
the financial results to the Graup and answer guestions.

Ownership

Our employees are invited to join our Company-wide Share
Incentive Plan and Save As You Earn Scheme. Employee
share ownership encourages employees to focus eor long
term Company performance and aligns their interests
with sharehoiders.

Bonus awards impacted due to Covid-19

Our CEQ engaged directly with employees to communicate the
deferral and reduction of FY20 bonuses paid during the year
due to the impact that Covid-19 had on our business, suppliers,
customers and cammunities. The cecisions were taken with
guidance tream our Rernuneration Committee and Board.
Further details can be found within the Directors’
Remuneration Repart on page 123.

How the Directors have engaged with
the workforce

Empleyee surveys

The Board reviewed regular wellbeing surveys and pulse
surveys during the year ta monitor the impact of the pandemic
and difficult working conditions.

BL. employee networks

As discussed on pages 38 and 39 there are a wide range

of employee-led netwarks at British Land. The work of our
networks has promoted social 1ssues that are impaortant to our
people and driven internal palicy changes. The CSR Committee
receives presentations by the Chairs of our networks to engage
with key issues at Board level. Network Chairs have direct
access to members of the Execulive Committee and each
network has an Executive Comruttee member spensor

Mentoring

During the year the Board endarsed a proposal for Non-
Execulive Cirectors and Executive Committee members to
mentor highly performing talent within the business. As well
as praviding development coaching ta the warkforce, this also
provides members of the Board with direct engagement with
employees. More information on the mentoring scheme can
be found on page 37.

The effect of engagement on decisions

taken during the year:

Support during Covid-19

During the pandermic, feedback from our networks has driven
changes in our working appreach lo ensure that colleagues are
supported in managing the various challenges brought about
by working through a tockdown. As a result of direct feedback
from the Parents and Carers Network, the Executive Committee
implemented a $0-minute meeting-free window to reduce
screen fatigue and create 3 designated time within the working
day to assist in managing home life and improving wellbeing.
The business also supported emptoyees with additional tech
and equipment as required. Our Wellbeing Commitiee has led
the way on a number of initiatives to promote mindfulness and
social interaction during Covid-19.

Racial equality

Following the tragic death of Geerge Floyd and the prominent
Black Lives Matter movemnent during the summer af 2020,
together with our employees we considerad whether there was
more we could do as an organisation to tackle structural racial
ineguality. Our Chief Executive and senior management team
rmet with mernbers of our REACH network to understand the
importance of recogrising and improving structural racial
inequality. Foltowing extensive employee angagemant, the
Board considered and approved a sirategy for race equality

at British Land, approved the Race at Work Charter and
comrmitted to publishing the Company’s ethnicity pay report

in 2021. The Board and workforce also received diversity and
inctusian training. Oversight of this important area of work is
the responsibility of the CSR Comenittee. More details an the
work that the Committee has carried out during the year can
be found over the page.
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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
for both our communities and

the environment.

| am pleased to present the report of the CSR Committee
for the year ended 31 March 2021.

The Cammittee was sel up two years ago 1o assist the Board
'n overseeing its engagement with employees and other
stakeholders and to assess the Company s wider contribution
to society. The Committee is also the Board's designated
machanism for workforce engagement in accordarce with
prowision 5 of the Cade. We welcomed !rvinder Goodhew as

a member of the Committee when she joined the Board in
October 2020 Having a larger Committee reflecis the wider
respensibilities and ever-increasing importance of the matiers
WEe oversee.

The information below sets out in detail the aciivily undertaken
by the Committee during the year ended 31 March 2021 1 hope
that you kind it useful in understanding our work

Three-pillar approach

[nits second year, the Committee has continued to operate on a
three-pillar approach that enables the fulfilment ¢f our primary
roles of being a first-class employer, building and managing
first-class buildings far our occupiers and communities, and
delivering this in a sustanable way. Following the publicat.on
of the Sustainability Strategy we have twe threads under
sustainability: being the wider environment and the

specific communities surrounding our properties.
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Employee engagement and culture

As a Committee, we continue to be encouraged by the number
and quatity of mechanisms in place for employee engagement,
noting that British Land continues to use many of the
mechanisms to engage with employees suggested by the FRC
Guidance on Board Effectiveness. As a company we have been
remotely working for over 12 months and have carried out
pulse surveys on Covid-19 and wellbeing to check in with
employees and adjust the support we affer accordingly.

As Directors, we have a number of ways in which we interact
with employees. Lynn Gladden, Chris Grigg and Irvinder
Goodhew have been the subject of “in conversation” sessions
with employees which explored a wide range of subjects
Although we have nat teen able to hold them this year, we are
looking forward to restarting physical Board meetings that have
either a breakfast or tunch with an equal number of employees.

The Company has a strong set of networks and employee-led
commiltees wath different focus areas. We invile the networks
to our meetings on a rotalion basis to update us on their events,
achievements and plans. This also allows us to interact with
employees and gives us a greater insight into the culture of

the Company. We were proud to place 48th on the 2020 Social
Mobility Employer Index which takes into consideration
company culture, recruitment and progression processes.

The networks have proved to be vital forums during the
pandemic for emplayees to interact with each other and

have provided addilional support for employee well being.
For example, the Parents and Carers Network have often
shared practical advice and impertantly highlighted the needs
of emplayees in{ess visible caring roles over the past year as
waell as tips on home schooling. We have been impressed by
the work actueved by atl the networks and their perseverance
guring difficult times to remain engaged. Further details on
these and our other commitiees can be found in our People
and culture section from page 36.

Construction and health and safety

The Committee took time to understand management’'s
approach to health and safely and was impressed with

the rigour and detail of the systems in place to ensure aur
buildings and practices are safe, with Accident Frequency
Rates substantially below the national average although higher
than the historically low rates seen in 2020. We reviewed how
Cowid-19 impacied our canstruction sites and how we were
able ta reopen sites safely.

Engaging with our occupiers, both current and future, has
demanstrated that strong environmeantal credentiats are an
increasingly key requirement tor them and this (s alse driving
our focus on mere sustainable buildings which in turn suppaorts
leasing, enabling us to let space more quickly and achieve
higher rents. This is a great example of how engagement with
our stakeholders is driving change in how we -un our business.

Sustainability

Environment

We guided the development of the recently published

2030 Sustainability Strategy and oversee Its progress.

The strategy pushes British Land to reach net zerc carbon

on new developments, underpinned by 8 cammitment to
GRESB performance on wider envircnmental matters and key
principles of responsible business. such as prompt payrment




lo suppliers. The Committee formally aversees the Transition
Vehicle which will be key to achieving net zero. The Vehicle will
finance the offsetting of embedied carban on new developments
as well as funding sustainable initiatives on our existing
portfolio. 100 Liverpoal Street was our first net zero carbon
development where residual carbon was offset using certified
schemes. Mare information on the Transition Vehicle can be
found an page 40 and further infarmation on our approach te
suslainability can be found on pages 40-41.

Community

Qur Place Based approach is central to our 2030 Sustainability
Strategy ta positively impact and buitd connectians in cur
communities, By using our Local Charter this approach

will bring together local stzkeholders, including custorners,
suppliers and community groups in collaharation to make the
greatest impact. The Community Investment Fund provides
funding to charities and community organisations in and
around our places. The Fund has been operating for a

decade and has made great contributians and built real

ties with aur communities

Key areas of focus for the year ended
31 March 2021

Last year, we set out three main areas of focus during our
second year as a Commitlee We aimed to review diversity

in the workfarce, including drivers affecting diversity and

what policies were in place or were needed to ensure we

have a diverse workfarce and pipetine far future success. In
collaboration with the Race, Equality and Celebrating Heritage
[REACHI network, during the year we signed up to the Race at
Work Charter, geveloped our first Race Equality Framewark,
and held mandatary fairness, inclusion and respect training for
all employees and the Board. This year was the first year that
we have published our ethnicity pay gap data which we will use
as a measure of our ethmic diversity, We have also begun to use
recruitment specialists to seek ethmc minarity candidates to be
included in emplayment shartlisis.

In addition, we are proud to support the 10,000 Black Interns
initiative that is designed to transform the prospects of young
black pecpie in the UK by offering paid work experience. Such
initiatives will raise the profile of issues surrounding race and
encourage an open conversation As a Committee, we held a
deep-dive session lo begin to delve inta ethnic diversity issues,
what we can do to improve equality and how we can measure
improvement We expect even greater progress to be made in
the caming years.

This year we were pleased to come éth in the Hampton-
Alexander Review for the proportion of women in Executive
Committee and direct report roles, and to join the Change 100
programme that partners with university students and recent
graduates with disabilities or tang term condilions. The various
initiatrves outlined above show good progress in this area and
we will conlinue to strive towards making our workplace

maore diverse.

Last year we undertook a review of British Land’s engagement
with aur cammunities, considering how to maximise positive
social impact through our business activities, cannectians

and partners. Wa have now taken formal oversight of the
Community lavestment Fund and substantial work has been
undertaken yunder our Placed Based approach; further
information on this can be found on pages 44-45.

Finally, we set out to review how we embed sustainabulity in

all that we do. Not only have we published the Sustainability
Strategy with targets for 2030, but this has also been transtated
into tangible action p.ans on how we will achieve them. A
nighlight of the year, which demonstrates how we interact with
our stakeholders e achieve our goals, is the work we did with
JLL in relation to our development at 1 Broadgate. more details
of which can be found at page 43. All Executive Committee
members and the majority of staff have sustainability 1argets
and this has driven a cultyral change in the Company. This can
be seen in the newly formed SustainaBLe employee network
that shows thereis grassroots demand in our employee base
tc drive sustainability forward

Key areas of focus for the coming year

We plan to continue our work on diversity, and how we can
address the drivers affecting diversity to ensure our people

can tring their whole selves to work and that we have a diverse
workforce and pipeline for future success. Executive Cormmittee
rmembers each have chjectives to reduce the Ethnicity Pay Gap
for the upcoming year and progress will be published in the
2022 Annual Report. We will also report on the Race Equality
objectives that were set in March 2021

Our Sustainability Strategy has oniy just begun its journey,
and we wilt monitor progress against our targets. seeking
to maintain good progress for the environment and our
cammunities. We will also continue ta focus on achieving
best in class construction and health and safety.

Committee composition and governance

The Committee is composed solely of independent Non-Executive
Directors. Attendance at Commuttee meetings during the year
is set out in the following tabte:

Qale ol

Commiitee
Direttor Position appaintment Attandance
Alastair Hughes Chawrman 1 Apr 2019 3/3
Lynn Gladden Member 1 Apr 2019 3/3
Irvinder Goadhew Member 1 0ct 2020 2/2

Members of the senior managerent team, including the Chief
Executive Officer, Chief Financial Officer, General Counsel
and Company Secretary, Head of Secretarial, HR Director,
Head of Developments, Head of Community, Head of Portfolio
Sustainability and Head of Sustainable Developments, are
invited to attend each Committee meeting. The Commuties
provides a verbal update to the Board in relation to all of its
meetings and activities.

Committee effectiveness

The Commitiee’s effectiveness was reviewed as part of the
wider exterpal Board evaluation which concluded that the
Committee had operated effectively. The Committee reviewed
and updated its terms of reference during the year, which are
available on our website britishland com/commutlees.

<

Alastair Hughes
Chairman of the CSR Committer
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REPORT OF THE NOMINATION COMMITTEE

Ensuring a balanced
and diverse Board

The Nomination Committee
supports the Board on composition,
succession and diversity matters.

| am pleased to present the report of the Nomination
Committee for the year ended 3} March 2021.

The Nominaton Committee conlinues to play a key role in
supporting British Land’s long term sustainable success.
The development and execution f our long term stralegic
objeciives, ernbedding ot our culture and values and promotion
of the interests of our stakeholders are all dependent upon
effective leadership at both Boarg and executive level. 1 is
the Committee’s responsibility ta maintain an appropriate
combination of skills and capabilities amongst the Directors.
Long term succession planning at Board and execulive level
remains a key prionity of the Cormmittee. We undertook a
thorough review of the skills and experience on the Board to
ensure that succession plans Maintained the correct balance
of skills and experience to deliver the strategy over the
coming years.

We adhered to our formal, rigoraus selection, appeintment and
induction processes for new Cirectors in a year where there
have been a number of changes to the Board. Chris Grigg
stepped down after 11 years as CEQ, ana we conducted a
search for his successor which, after a rigarous process
invalving bath internal and external candidates, resulted in

the appointment of Simeon Carter with elfect from 18 Novermnber
2020. This in turn led to the search for a replacement for Simon
as CFO and we were delighted ta announce the appointment ‘n
January 2021 of Bhavesh Mistry wha will join us on 19 July 2021.
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As well as Executive Director changes we have also

appointed Irvinder Goodhew (as previously announced in last
year’s report] who became @ member of the CSR Committee
upon joining. With Rebecca Worthington stepping dawn on

31 December we commenced a search for a replacement who
would be able to chair the Audit Commuttee. In February we
announced the appointment of Loraine Woodhouse wha joined
the Beard on 1 March 2021 and took an the role of Chair of the
Audit Commuttee on 31 March 2021 to lead the Committee
through the year end process.

Having extended Wilbarm Jackson’s appointmeni for a
maxmnum of 12 menths last year, Williamn left the Board on
31 March 2021,

All of the Committee activities set out in this Repart were
conducted within the context of our unwavering commitment ta
improving inclusian and diversity across British Land, assisted
by the werk of the CSR Commuttee, in ensuring a diverse
pipeline for succession We are proud of the tangible impact
British Land’s diversity policies and iniliatives are having both
3t Board tevel and in the wider business, and we report on this
pragress both in this Report and in the Peaple and Culture
section of the Strategic Report.

Looking ahead, long term success.on planning al Board and
executive level will remain a key priority of the Committee.

| hope you hind the foltowing report interesting and illustrative
of our focus on ensuring that the Board and its Commuttees
remain well equipped with the skills and capabilities needed
to drive the future success of British Land

(. Ghon

Tim Score
Chairman of the Nomination Committee




Committee composition and governance

The Committee has five members Al the 2020 AGM, William
Jackson stepped down from the Committee, and was replaced
by Alastair Hughes. Additionally, in November 2020 Laura
Wade-Gery and Irvinder Goodhew joined the Committee.
Theretore, as at the 31 March 2021 year end the Committee
comprised: Tim Score, Preben Prebensen, Alastair Hughes,

- Laura Wade-Gery and Irvinder Goodhew.

Details of the Commiltee’s membership and attendance at
meetings during the year are set out in the table below.

Qiractor Pasiion Date of Commitiee appointment  Attendance
Tirn Score Chairman 1 Apr 2017 5/5
William Jackson'  Member 11 Apr 2011 11
Freben Prebensen Member 19 July 2019 5/5
Alastair Hughes' Merrber 29 July 2020 (7]
Laura Wade-Gery? Member 18 Nov 2020 2/2
Inander Goodhew?  Member 18 Nov 2020 2/2

. William Jackson stepped down [rarn the Commatiee on 29 July 2020 at
which point Alasiair Hughes joined the Commitlee,
. Laura Wade-Gery and irvinder Goodhew joined the Committee an
18 Navember 2020,
3. The cther Non-Executive Directors who are not Committee members altended
a Comruttee meeting on 28 August 2020 to consider execulive succession,

e

Key areas of focus during the year
Director search and selection

As explained in the introduction there were a number of
Director appointments during the year.

The search process far each was conducted in accordance w'th
the Board Diversity and Inclusion Policy and the Selection and
Appaintment Pracess, which are both explained later in this
repart. Russell Reynolds Associates, the executive search

firm appoinied, has no other relationship to the Company or
individuat Directors. The firm has adopted the Voluntary Code
of Conduct for Executive Search Firms on gender diversity ang
best praciice.

The searches resulted in the following appointments:

- Irvinder Goodhew as a Non-Executive Director, as
announced on 21 May 2020. Irvinder brings over 25 years
af experience 1n various operational and strategic roles, in
a broad range of sectors including retail. consutting and
finaneial services and joined the Board on 1 October 2020.

- Simon Carter as Chief Executive Officer from 18 November
2020. Siman ¢5 3 proven, growth-orientated business leader
with significant real estate experience and expertise across
various asset classes as well as over two years as CF0 of
the Company

- Bhavesh Mistry as Chief Financial Qfficer. Bhavesh s
currently Deputy Chief Financisl Otficer at Tesco PLC,

a posilion he has held fer over two years. Prior to that he
spent more than five years at Whitbread PLC, where he was

Finance Director of Whitbread Hotels & Restaurants. He has
previcusly held senior positiens in finance and strategy at
Virgin Media and Anheuser-Busch InBev and gualified as

a Chartered Accountant at KPMG.

- Loraine Woodhouse as a Non-Executive Director and Chair
of the Audit Committee. Loraine i1s currently Chief Financial
Officer of Halfords. Prier to joiming Halfords, Loraine spent
five years in senior finance roles within the John Lewis
Partnership, in¢luding Acting Group Finance Director and
subsequently, Finance Director of Waitrose. Prior lo that,
Loraine was Chief Financial Officer of Habbs, Finance
Director of Capttal Shopping Centres Limited and
Finance Director of Costa Coifee Limited.

Board and Committee composition reviews and appointments
During the year the Committee reviewed the broader
composition and balance of the Board and its Commuttees,
their aignment with the Company’s strategic objectives,

and the need for progressive refreshing of the Board.

Preben Prebensen and Alastair Hughes completed their

first three year terms in September and December 2020
respectively. In making recommendations for reappointments,
the Committee considered their performance and zhility to
contribute effectively to Board discussions and to challenge
the performance of management.

The Commuttee is sabsfied that, following the Board and
Cammittee composition changes described above as well as the
externally facilitated Board effectiveness evaluation, the Board
and its Cammittees continue to maintain an approgriate balance
of skills and experience required to fulfil their roles effectively

Independence and re-election

The independence of all Nan-Executive Directers 1s reviewed by
the Committee annually, with reference to their independence
af character and judgement and whether any circumstances or
relationships exist which could affect their judgement. Having
regard to all such cansiderations, the Board is of the view that
the Non-Executive Directors each remain indegendent,
notwithstanding their periods of tenure.

Prior to recommending the reappointment of serving
Directors 1o 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 Director’s contributien to the Board ann its
Committees, together with the overall balance of knowledge,
skills, experience and diversity.

Following its review, the Committee 1s of the apinion that
each Non-Executive Directar continues to demonstrate
commitment to his or her role as a member of the Board and
its Committees, discharges his or her duties eifectively and
that each makes a valuable contribution to the leadership of
the Company for the benefit of all stakeholders.
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REPORT OF THE NOMINATION COMMITTEE continued

Accordingly, the Committee recommended to the Board that all
serving Directors be put forward for election or re-election at

the 2021 AGM.

Biographies for each Director can be found on pages 90-92.

Succession planning

The Committee is resporsible for reviewing the sugcession
plans for the Baard, including the Chief Executive. We
recognise that syccessful succession planning includes
nurturing our own talent poot and giving cpportunities to
those who are c2pable of growing into more senior roles.

The succession plans for the Executive Directers are prepared
on both shorter and longer term bases while those for Non-
Executive Directars reflect the need to refresh the Board
reqularly. Such plans take account of the tenure ot indwidual
members The Committee's review of Executive Director
succession plansincludes consideration of the process

for talent develcpment within the erganisation (o ¢create

a pipeline to the Board

The Chiel Execulive prepares succession plans for senior
management far cansrderatian by the Committee with the
rest of the Boarc invited to be involved as appropriate. The
Committee notes that the remit of the Corporale Suuial
Responsibility Commitiee includes consideration of the
extent ta which the business is developing a diverse
pipeline for succession to senior management roles.

A number of issyes that would normally be dealt with
by the Commitlee were discussed with the full Board.

Selection and appointment process

The Committee oversees the selection and appaintment
process for Board appointment, which is summarised in

the figure below,

o

Board Diversity and Inclusion Policy

The Board's Diversity and Inclusion Policy has been updated
during the year, expanding the Board's commitments in this
area. Il recognises the benefits of diversity in its broadest sense
and sels out the Board's ambitions and objectives regarding
diversity at Board and senigr 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
knowledge which the Board as a whole requires to be effective.
The Policy also describes the Board's firm belief that in arder
to be effective a board must properly reflect the environment in
which it aperales and thal diversity in the boardroom can have a
positive effect on the quality of decision making. Aligred to this,
the Policy has a number of specific quanutative and qualiative
policy objectives in support of Board-level diversity and
inclusion, including the following cammitments:

Performance against objectives and updating ohjectives:

The objectives from the Pobicy in farce for the year ended
31 March 2021 included.

- the intention to maintain a balance such that at teast
30% of the Board are wormen. As at 31 March 2021, 4 cut
of 9 Directors [44%) were wuimien 1L should be noted that
Bhavesh Mistry jaining in July will take the number of
Directors to 10, meaning that percentage will decrease.
The objective in the Poucy is being amended to have
women making up at least 35% of the Board.

- the intention to have at least one Director from an ethnic
minoriy background on the Board by the end of 2020. The
appointment of Irvinder Goodhew means that the Company
has complied with the Parker Review and its policy as at
31 March 2021, In addition, the appointment of Bhavesh
Mistry means that the Campany will exceed this objective.
As a result, the objective is being amended to mamtain at
least twe Directars frem an ethnic minority background:

Role brief

The Commiltee warks only
with external search agencies
which have adapted the
Voluntary Code of Conduct
for Executive Search Firms
on geader diversity and best
practice. The Committee

and agency werk together to
develop a comprehensive rale

brief and persan specification,

aligned to the Group's values
and culture. This brief
caontains clear criteria against
which prospective candidates
can be objectively assessed.

Longlist review

The external search agency

is challenged to use the
objective criteria for the role
to produce a longlist of high
quality candidates fram a
troad range of potential
sources of talent. This process
supports creat.on of a diverse
longtist. The Norminat.on
Commitiee selects candidaies
frem this list 10 be inwted

for interview
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Interview

A formal, multi-stage
interyview process isused to
assess Lhe candidates For
each apposntment the choice
of interviewer is customised
to the specific requirements
of the role. All interview
candidates are subject (o a

rigarous referancing process.

Review and

recommendation

The Committee ensures

ihat, prior to making any
reccmmendaiion to the Board,
any potential conflicts and the
significant time commitments
of prospective Directors have
been satisfactorily reviewed



- to maintain the improved gender balance of its leadership
tearns and senior management, Senior management is
defined as the Executive Committee and employees in the
BLLT The gender balance of senior management was 64%
Male and 36% female as at 31 March 2020 and was 60% male
and 40% female at 31 March 2021, The obyjective is being
amended to maintain or improve the gender and ethnicity
bslance of its leadership teams and senior management;

- to ensure that there is clear Board-level accountability for
diversity and inclusion for the wider warkforce.

The Committee is pleased to confirm that these objeciives
have been fully met. As at 31 March 2021 the Board comprised
44% women, while the Executive Commuittee compositicn

has increased from 36% to 42% women Clear accountahitity
for diversity and inctusion is delivered through the Corporate
Social Responsibility Commuittee, which monitors progress on
diversity and inclusion objectives and retevant initiatives within
British Land.

The Policy can be found on our websile
britishland.comfcommitiees.

Induction, Board training and development

Each new Director 15 inviled to meet the General Counsel and
Company Secrelary or Head of Secretariat to discuss their
induction in detail. fellowing which the programme is tailored
specifically to their requirements and adapied to reflect their
existing knowledge and experience.

Each induction programme woutd ordinarily include:

1. meetings with the Chairman, Executive Directors,
Commitiee Chairmen, external suditor or remuneration
consultants las appropriatel;

2 informatian on the corporate strategy, the investment
strategy, the financial position and tax matters
lincluding details of the Company's REIT statush

3. an gverview cf the properly pertiatio provided by members
of the senier management team,

4. visils to key assels;

5. detais of Board and Commiltee procedures and
Directors’ responsibilities;

6 details of the investor retations programme; and

7. information on the Company s approach to sustainability.

The Commitiee also has responsibitity for the Board's training
and professional development needs. Directors receive training
and presentations during the course of the year to keep their
knowledge current and enhance their experience.

Key areas of focus for the coming year

As well as the regular cycle of matters that the Committee
schedules for consideration each vear, we are planning over
the next 12 months to continue to focus on succession planning
bath for the Board and at senior management level, and will
continue to develop a strong talant pipeline and associated
leadership programmes.

Board and Committee effectiveness

The process followed for the externally facilitated Boarg
effectiveness evaluation conducted during the year is
descriped in the Gavernance Review on pages 93-99.

The Committee’s efiectiveness during the year was evaluated
as part of the wider external Board evaluation and concluded
that the Cammittee operated effectively.

Board composition review

The Committee annually reviews the structure, size and
compasition of the Board. This review considers the skills and
qualities reguired by the Board and its Committees as a whole
in light of the Group's long term strategy, external environment
and the need to sllow for progressive refreshing of the Board.
The review identifies the specific skills required by new
appointeas and guides the Committee’s long term approach

to appointments and succession ptanning.

The Carnmittee alse reviewed its terms of reference during the
year and no changes were recormmended. The terms are
available on our website britishland.com/committees.

Avetage Board member age over a
four-year period’

Composition?

1. As at AGM date of 13 July 2021.
2. As at 31 March 2021,

Tenure?
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REPORT OF THE AUDIT COMMITTEE

Monitoring quality
and integrity

The Audit Committee monitors the
quality and integrity of the financial
reporting and valuation process.

| am pleased to present the repart of the Audit Committee for
the year ended 31 March 2021. Rebecca Worthington stepped
down from the Board on 31 Oecember 2020 and | was appointed
as a Non-Executive Director on 1 March 2021 and then,
subsequently, Chair of the Committes on 31 March. | would

like to thank Preben Prebensen for acting as Interim Chair of
the Committee for the period between Rebecca's departure
and my appointment, Preben wilt remain as 8 member of the
Committee. | would also like to thank Rebecca for her work

as a member and Chair of the Committee, particularly through
the pericd under review where the Committee has faced unique
challenges posed by Cawd-19

Role and responsibilities

The principal responsibilities of the Committee are:

Financial reporting

Monitcring the integrity of the Company’s financial slatemenis
and any tormatl announcements relating to financial performance,

and considering signif.cant financial reporting issues,
judgements and estimates.
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Externat Audit

Oversight and remuneration of the external auditor, assessing
eifectivenass and making recammendations to the Board on
the appointment of, and the policy for nor-audit services
provided by, the external auditor.

Internal Audit

Manitering and reviewing reports on the work performed by the
nternal auditor and reviewing effectiveness, including its plans
and resourcing.

Risk management and internal cantrols
Rewviewing the system of internal control and risk management.

Investment and development property valuations
Cansidering the valuation process and gutcome and the
effectiveness of the Company’s valuers. '

Key areas of focus

The Committee continues to play 2 key role in overseeing
the integrity of the Group’s financial statements, including
assessing whether the Annual Report is fair, balanced and
understandable, as well as ensuring that 3 sound system
of nsk management and internal controlis in place.

During the year, the Committee has reviewed the process for
identification and mitigation of principal and emerging risks,
chailenging management actions where appropriate.

The Committee has also reviewed the appropriateness of the
accounting treatment of significant transactions, .acluding
asset acquisttions and disposals, aleng with scrutinising

the valuation of the Group's property assels as well as

the effectiveness of the valuers.

The Committee receives reporls fram the Group's valuers
twice a year and challenges the valuation assumptions,
methodology and outputs. The Commuittee also works with
management to assess the efiectiveness of the valuers and
monitars the propartion of the portfolio tor which each valuer
has responsipility

The Committee closely monitored the financial impact

of Cowd-19 and the application and approoriateness of the
Group's provisioning policy in respect of debtors and tenant
incentives. Management's conclusions were reviewed by
the external auditor who also provided assurance to the
Committez. The Commitlee has continuously scrutinised
the assumptions and approach taken throughout the year.



Committee composition and governance

| became Chair of the Committee on 31 March 2021, The
Committee continues lo be composed solely of independent
Non-Executive Directors with sufficient financial experience,
commercial scurmen and sector knowledge to fulfil their
responsibilities. Members” attendance at Cormmittee
meetings is set cut in the following tahle:

Date of Commitiee

Director Pesition appointmant  Altendance
Loraine Woodhouse' Chair 31 March 2021 0/0
Preben Prebensen? Member 1 Jan 2021 11
Alastair Hughes Member 1 Jan 2018 3/3
Nicholas Macpherson Member 1 Apr 2047 3/3
Rebecca Worthington? Chair 1 Jan 2018 2/2

I. Loraine Wocdhouse was agpointed Chaiw of the Commitiee on 31 March 2021
nut attended one meeling in March as a guest.
2. Rebecca Worthington slepped down fram the Audit Commiitee on
31 Decernber 2020, at which point Preben Prebensen became Interinn Chair
of the Commuliee until 31 March 2021,
The Board is satistied that the Commtttee as 3 whole has
competence relevant to the real estate sector. For the purposes
of the Code, | am deemed 1o meet the specific requirement of
having significant, recent and relevant financial experience

Members cf the senior management team, including the Chief
Financial Officer, General Counsel and Company Secretary,
Group Financial Controlier, Head of Financial Reporting and
representatives of both exiernal and internal auditors, are
invited to attend each Commuttee meeting. In addition, the
Chairman of the Board, Chief Executive Dfficer, Head of
Investor Relations, Head of Planning and Analysis and other
key employees are invited to attend part, or all, of speaific
Committee meetings as appropriate.

The Committee meels privately with both externat and internal
auditors after each scheduled meeting and continues to be
satisfied that neither is being unduly influenced by management.
As Committee Chair, I additionally held regular meetings

with the Chief Executive Officer, Chief Financial Officer and
other members of management to cbtzin a good understanding
of key issues atfecting the Group and am thereby able to
idenhbfy those matters which require meaningful discussian

at Comrmuttee meetings. | also meet the external audit partner,
internal audit partner and representatives from each of the
valuers privately to discuss any malters they wish to raise or
concerns they may have.

Committee effectiveness

The Committee’s effectiveness was reviewed as part of the
wider external Board evaluation which conctuded that the

Committee continued to operate effectively. The Committee
reviews its terms of reference on an annual basis. Following
an extensive update during the year ended 31 March 2019 to
reflect the adoption of the Code, the Commuttee was satisfied
that the terms of reference continued to be appropriate

The current terms of reference were effective from

1 April 201% and are available on our website at
britishland.com/committees.

Financial reporting

The Committee continues to review the content and tone of the
preliminary resulis press release. Annual Report and half year
results at the request of the Board. Drafts of the Annual Report
are reviewed by the Committee Chair and the Cammittee as

a whole prior to formal cansideration by the Board, with
sufficient time provided for feedback.

The Committee reviewed the key messaging included in the
Annual Report and half year results, paying particular attention
to those maiters considered to be impartant to the Greup by
virtue of their size, complexity, level of judgement required and
potential impact on the financial statements and wider business
model. Any issues which were deemed to be signilicant were
debated openly by the Committee members and other attendees,
including management, external and internal auditors

The Cornrnittee has satishied itself that the controls over

the accuracy and consistency of the informatien presented

in the Annual Report are robust. The Committee reviewed the
procedure underiaken to enable the Board to provide the fair,
balanced and understandable canfirmation to shareholders.
Meetings were held between the Group Financial Controller,
Head of Investar Relations and other senior employees to
review and document the key considerations and a detailed
repart was then provided to the Committee. The Committee
therefore recommanded to the Board that the Annual Report
presented a fair, balanced and understandable overview of the
business of the Group and that it provided stakeholders with the
necessary information to assess the Group's position,
perfermance, business model and strategy.

The infermation below sets out in detail the activity underiaken
during the year by the Cormmittee. | hope that you find it useful
in understanding our work.

.CC) .

Loraine Woodhouse
Chair of the Audit Commiitee
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REPORT OF THE AUDIT COMMITYEE continuved

The signilicant issues considered by Lhe Commuttee in relalion to the financial statements during the year ended 31 March 2021,
and the aciions taken to address these issues, are set out in the following table:

Significant issues considered

How these issues were addressed

Going concern statement
The appropriateness of preparing the Group
financial staterments on a going concern basis.

The Commiltee reviewed management’s analysis supporling the going concecn
basis of preparation. This included consideration of ferecast cash flows, availability
of committed dabt facilities and expected covenant headroom. The Committee also
received a report from the external auditer on the results of the testing undertaken
on management’s analysis.

As a result of the assessment undertaken, the Committee satisfied itsetf that the
going concern basis of preparation remained appropriate.

The going concern statement is set out on page 88.

Viabitity statement

Whether the assessment undertaken by
management regarding the Group's long-term
wiability appropriately reflects the prospects of the
Group and covers an appropriate period of time.

The Committee considered whether management's assessment adegualely
reflected the Group's risk appetite and principal risks as disctosed on pages 78-87;
whether the perod covered by the statement was reascnable given the strategy of
the Group and the envirenment in which it operates; and whether the assumplians
and sensitivites identified, and siress tested, represented severa but ptausible
scenarios in the context of solvency or liquidity. The Committee also considered

a report from the external auditor.

The Commiltee concurred with management’s assessment and recommended
the viability statement to the Board

The viability statement, together with lurther details on the assessmant
undertaken, is set out on page 88.

Covid-1%
1. The impact of Covid-19 an the assessment of

the Group’'s principal risks and uncertainties,

risk appetite and viability statement.
2. Provisioning for rental arrears.

A detailed analysis of the impacts of Covid-19 on the Group’s risk framework
is included within Lhe risk review on pages 82-87.

The Committee considered management's approach in determining
appropriate provisioning levels for rental arrears and tenant incentives
that had accrued over the Cowid-19 pandemic, challenging assumptians
and methodology where apprapniaie. The Commtiee also received a
report from the external auditor. The Commutiee was satisfied that the
provistaning approach was approprate and proportionate for the Graup.

Accounting for significant transactions

The accaunting treatment of signilicant property
acquisitions, disposals, inancing and leasing
transactions is a requrring risk for the Group with
non-slandard accounting entries required, and

in some cases management judgement applied.

The Committee reviewed management papers on key judgements, including
those for significant transactions, as well as the external auditor's findings on
these matters.

In particular. the Cemmuttee ¢cansidered the accounting treatment of the
formation of a joint venture with Allianz, The external audsior separately raviewed
management’s judgements in relation ta these transactions and determined that
the approach was approgriate. .

REIT status

Maintenance of the Group’s REIT status through
compliance with certain canditons has 3 significani
impact on the Group's results.

The Commitiee reviewed the REIT tesis performed by managemen! and concluded
that the Company's REIT status had been maintained in the year, noting the
payment of & corporation tax charge that fell due as a consequence of Lhe dividend
suspension for part of the year. The Committee separalely considered Lhe external
auditor’s review of management s assessment.

Valuation of property portfolio

The valuation of investrment and development
praperties conducted by external valuers is
inherently subjective as it is undertaken on the
basis of assumptions made by the valuers which
may not prave Lo be accurate.

The outcome ¢f the vatuation (s significant to the
Group in terms of investment gecisions, results
and remuneration

The external valuers presented their reports to the Committee prior to the half
year and full year results, proviging an overview of the UK property market and
summarising the performance of the Group's assets. Significant judgemenis
made in preparing these valuations were highlighted.

The Commullee analysed the reports and reviewed the valuation outcomes,
challenging assumptions made where appropriate.

In particular, the Committee challenged the methadology used lo incorporate
Ihe impact of Covid- 19 into the valuations. The Committee analysed the differing
impact the pandemic had on subsectors of the retail portfolio such as coverad
shopping centres and open-air retail parks.

The Committee was satisfied with the valuation process and the effectiveness
of the Company's valuers. The Comrmitlee also approved tha relevant valuation
disclosures (o be included in the Annual Repori.

Taxation previsiens

The appropriateness of {axation provisions rmade
and released in the period.

The Cemmittee reviewed taxation provisicns made and released by the Group.
They considered papers prepared by management and discussed the views of the
external auditors to obtain assurance that amounts held were commensurate with
the associated risks,
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External Audit

PricewaterhouseCoopers LLP [PwC] was appointed as the
Group's external auditar for the 2015 Annual Report following

a formal compentive tender process. Given the continuing
effectiveness of PwC in their role as external auditar, the
Committee believes it 1s in the best interests of sharehalders
for PwC to remain in role for the follewing financial year and for
a competitive tender process tc be completed during 2024
ahead of the 2025 year end audit.

The year under review is Sandra Dowling's secend year as
engagement partner following a mandatory rotation at the
conclusion of the 2019 audit. The Committee will ensure that
future rotations are undertaken as required by legislation Lo
the extent that this is not undertaken earlier by PwC.

The Committee is responsible for overseeing the relationship
with the external auditor and for considering their terms of
engagement, remuneration, effectiveness, independence and
continued objectwvity. The Committee annually reviews the audit
requirements of the Group, for the business and in the cantext
of the externat environment, placing great importance on
ensuring a high quality, effective external audit process.

The Group has appointed 800 LLP to provide audit services
to a number of subsidiary and joint venture companies. The
appointment will result in a lower overall audit cost to the
Group as well as internal resource efficiencies,

Fees and non-audit services

The Committee discussed the audit fee for the 2021 Annual
Report with the external auditor and approved the proposed
fee on behalf of the Board.

In addition, the Group has adopted a policy for the provision of
nan-audit services hy the external auditor in accordance with
the FRC's 2019 Revised Ethical Standard. The policy helps o
safequard the external auditor’s independence and cbjectivity.
The policy altows the external auditor to provide the following
non-audit services to British Land where they are considered
to be the most appropriate provider:

- audit related services including formal reporting
relating 1o borrowings. shareholder and other circutars
and work in respect of acquisitions and disposals. In some
circumstances, the external suditor is required to carry out
the work because ol their office. In other circumstances,
selection would depend on which firm was test suited to
previde the services required.

In addition, the following protacols apply to non-audit fees:

- total non-audit fees are imited to 70% of the audit fees in
any one year. Additionally, the rat:o of audii to non-sudit fees
1s calculated in line with the methodology set out in the 2014
EU Regulations;

- Committee approval 1s required where there might be
guestions 3s to whether the external auditar has a conflict
of interest; and

- the Audit Committee Chair 15 required to apprave in advance
each additional project ar incrementat fee between £25000
and £100,000, and Committee approval is reguired for any
additional projects over £100,000.

Total fees for non-audit services amounted to £0.04m, which
represents 7% ol the total Group audit fees payable for the year
ended 31 March 2021, Details of alt fees charged by the external
auditor during the year are set out on page 171.

The Cammittee is satisfied that the Cempany has complied
with the provisions of the Statutory Audit Services for Large
Companies Market Investigation [Mandatery Use of Competitive
Pracesses and Audit Committee Responsibilities) Order 2014,
published by the Competition and Markets Authority on

26 September 2014,

Effectiveness

Assessment of the annual evaluation of the external auditor’s
perfarmance was undertaken by way of a questionnaire
completed by key stakeholders across the Group, including
senior members of the Finance tearmn. The review took into
account the quality of planning, delivery and executicn of

the audit {including the audit of subsidiary companies], the
technical campetence and strategic knowledge of tha audit
teamn and the effectiveness of reporting and communication
between the audit team and management.

PwC also provide the Committee with an annual report on

its independence, objectivity and compliance with statutory,
regulatory and ethical standards. For the year ended 31 March
2021, as for the prior year, the external auditor confirmed that
it continued to maintain approgriate internat saleguards to
ensure Its independence and objectivity.

The Committes concluded that the quality of the external
auditor's work, and the level of challenge, knowledge and
competence of the audit team, had been maintained at an
appropriate standard during the year,

The Committes therefore recommended to the Board that
a resalution ic reappoint PwC as external auditor of the
Company be pul to shareholders at the 2021 AGM.

Internal Audit

The role of Internal Audit is to act as an independent

and objective assurance tunction, designed ic improve the
effectiveness of the governance, risk managemant and internal
controls framework in mitigating the key nisks of British Land.
Ernst & Young LLP [EY] continue to provide Internal Audit
services to British Land and attended all Committee meetings
to present their audit findings alongside the status of
management actions. ’

During the year, the Committee raviewed and approved

the annual Internal Audit plan, including consideration of the
plan’s alignment ta the principal risks of the Group and its joint
ventures. lnternal audits completed during the year included
those in relation o key linancial controis, financial reporting
system upgrades, insurance, cyber security, Canada Water
and the Group's leasing strategy. Overall, no significant control
issues were identified although several process and control
improvements were proposed, with fotlow up audits schedulad
where necessary.
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REPORT OF THE AUDIT COMMITTEE conlinued

Effectiveness

The annual effectiveness review of the internal auditor included
consideration of the Internal Audit charter which defines EY's
rale and responsibilities, review of the quality of the audit work
undertaken and the skills and cempetence of the audit teams.
Key stakeholders across the Group, including Committee
members, Head of Secretariat, Head of Financial Reporting
and other senior employees, cemnpleted a questionnaire to
assess the effectiveness of the internal auditor. The results of
the questionnaire were improved from a good base, fallowing
the campletion of actions identified from the prior year. The
Committee concluded that EY continued to discharge its duties
asnternal auditor effectwely and should cantinue in the role
for the year commencing 1 Aprit 2021.

Risk management and internal controls

The Board has delegated responsibility for overseeing the
effectiveness cf the Group’'s risk management and internal
control systems to the Committee The Committee has
oversight of the actvities of the executive Risk Committee,
recewing minutes of all Risk Committee meetings and
discussing any significant matters raised.

At the full and half year, the Committes 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 a bottom-up review of all
business units and a deep dive by the Risk Committee.

The Audit Committee made a recommendation tc the
Beard regarding the identificatior and assessment of
principal and emerging risks. The Board accepted the
Committee’'s recommendation

At half year, the Committee accepted a recommendation

from the Risk Comnmittee to amend the covenant headroom
key risk indicatar. At the full year, the Committee reviewed
management’s assessment of the key risk indicators lo ensure
that our risk appetite was aligned to our priorities and the
market environment.

The Committee continued to have particular regard for

the risks relating to Covid-19, including occupier credit risk
exposure and development contractor exposure, alengside
risks emerging from the UK's political and economic outlock
following the departure from the European Union. Specifically,
in relation to Brexit, the Committee received updates towards
the end of 2020 on the Company's preparedness for a

‘No Oeat’ outcome

Haif yearly, \n conjunctian with the internal auditor,
rmanagemant reporis to the Committee on the effectiveness of
internal contraols, highlighting control 1ssues identified through
the exceplions reporting process. Risk areas identified are
considered far incarporation in the Internal Audit p.an and

the findings of internal audits are taken into account when
identi'ying and evaluating risks within the bus-ness. Key
observations and management actions are reported to.
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and debated by, the Committee. For the year ended 31 March
2021, the Committees has not identified, nor been advised of,
a failing or weakness which it has deemed to be significant.

At the request of the Remuneratien Committee, the Committee
considers annually the level of risk taken by management

and whether this affects the performance of the Company. The
Remuneration Committee takes this confirmation into account
when determining incentive awards granted to the Executive
Directors and semor management. Taking into account reports
received on internal key controls and risk management, and the
results of the internal audit reviews, the Committee concluded
that for the year ended 31 March 2021 there was no evidence of
excessive risk taking by management which cughl to be taken
into account by the Remuneration Committee when
determining incentive awards.

The Group’s whistleblowing arrangements enable alt staff,
including temporary and agency staff, suppliers and occupiers,
to report any suspected wrongdoing. These arrangements,
which are monitered by the General Counsel and Company
Secretary and reviewed by the Committee annually. include an
independent and confidential whistleblow:ing service provided
by a third party The Committee received a summary of all
whistleblowing reports received during the year and concluded
thal the response 1o each report by management was appropriate.
The whistleblowing reports were also relayed to the Board oy
the Comrmttee Chair.

The Commuitee also reviewed the Group's tax strategy

which sets out the Group's approach to risk management

and governance in relation to UK taxation, 1ts atutude towards
tax planning, the level of risk the Group is prepared to accept
in relation to tax and its relationship with HM Revenue &
Custams. The resulling document ['Our Approach te Tax’|
was apgroved by the Board and is available on the

Company's website at britishland.com/governance

Additional information an the Company’s internal controls
systems is set out in the ‘Managing risk in delivering our
strategy’ seclion on pages 78-87.

[nvestment and development

property valuations

The extarnal valuabion of British Land's property portfolic is a
key determinant of the Group's balance sheet, its performance
ard the remuneration of the £xecutive Directors and senior
management. The Committee 15 committed to the rigorous
monitering and review of the effectiveness of its valuers as well
as ihe valuation process itself. The Group's valuers are now
CBRE, Knight Frank, Jones Lang LaSalle [JLL]) and Cushman

& Wakefield.

The Committee reviews the eifectiveness of the external
valuers bi-annually, focusing on a quantitative analysis of
capital values, yield benchmarking, availability of comparable
market evidence and major autliers to subsector movements,
with an annual qualitative reviaw of the level of service received
from each valuer.




The valuers attend Committee meetings at which the futl

and half year valuations are discussed, presenting ther
reports which include details of the valuation process, market
conditions and any significant judgements made. The external
auditar reviews the valuations and valuatian process. having
had fuil access to the valuers to delermine that due process
had been followed and appropriate infarmation used, before
separately reporting its findings to the Committee The
valuation process is also subject to reqular review by Internal
Audit. The Group's valuers and external auditor have confirmed
to the Commillee that the process undertaken by British Land
to accornmodate the valuation of its real estate portfalio is best
in rlass

British Land has fixed fee arrangements in place with the
valuers in refation to the valuation of wholly-owned assels,

in Line with the recommendations of the Carsberg Commitiee
Report. Copies of the valuation certificates of CBRE, Knight
Frank, JLL and Cushman & Wakefield can be found on our
website at britishland.com/reporis.

Focus for the coming year

During the year ending 31 March 2022 the Committee will
continue to focus on the processes by which the Beard
identifies, assesses, monitors, manageas and mitigates risk,
particularly in light of the challenging conditions within the
retail sector and Covid-19. The Committee will also continue

lc momtor key risk areas for the business, particularly those
scheduled for review by Internal Audit including, but not limited
te, key linancial, operaticnal and 1T controls, the Company’s
strategy, software development life cycles, sustainability and
Canada Water.
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DIRECTORS' REMUNERATION REPORT

Aligning incentive
with strategy

Our Remuneration Policy
aligns management incentives
with our strategy.
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Dear Shareholders

The Committee had three members during 2020/21 -
Lynn Gladden, Preben Prebensan and myself.

A key focus of the Committee during the year under review
has been to apply judgement in unusual circumstances. We
have wanted to balance thoughtfully the experiences of our
shareholders, customers and gther stakeholders during
the pandemic with our duty to incentivise and reward our
werklorce in their efferis to sustain and grow the business.

In making key decisiens, we have bean in close dialogue

with the executive members of the Board and our fellow
non-executives. We have discussed at length how the pandemic
has impacted all of our people, having been briefed at each
meeting by the HR Director, who was alsa in charge of the
Cumpany s internal Covid-1% response. This has enabled the
Commitlee to rematn in touch with the Company’s plans and
actions to support emplayee wellbeing, hearing about concerns
and achievements through regular surveys and other ways of
understanding the issues. This connection has been important
in our decision making. in addition, we have carefully
considered the interests of the wider stakeholders of the
Company with a particular focus on their [onger term interests.

In addition to the challenges brought about by Covid-19, the
Commiltee has worked alongside the Nomination Committee
and the Board on the leaving arrangements for Chris Grigg,
the appointment of Simen Carler as CEQ and Bhavesh Mistry
as CFOQ.

In the remainder of this statement | seek to provide an overview
of the key decisions the Cornmitlee has taken during the year.

CEQ change

Chris Grigg stood down as Chief Executive on 18 November
2020 and from the Board on 31 December 2020. He was
considered a good leaver for the purposes of his outstanding
unvested Long-Term Incentive Plan 'LTIP] awards, which
have been prao-rated and treated in line with the good leaver
provisions in the plan rules. Chris will alsc be eligible for an
annual banus for the 2020/21 year pro-rated for the proportion
of the year that he worked. Details are provided on page 130.




Simon Carter was appointed as successoer to Chris as Chief
Executive with effect fram 18 November and his salary was
increased to £790,000 from that date. His other remuneration
arrangemants as an Executive Director remain unchanged.
Further details are provided cn page 128.

Remuneration arrangements for Bhavesh Mistry

On 18 January 2021 we announced the appointment of Bhavesh
Mistry as Chief Financial Officer who will start on 19 July 2021,
Bhavesh's remuneration arrangements wilt be fully in
accordance with our Remuneration Policy.

Bhavesh will receive a base salary of £490,000 and benefits
including a car allewance [or eguivalent cash supplement] of
£14,700, be eligible for private healthcare ter himself and his
family, life assurance, ill health incorme protection and cther
all-employee benefits. He will also receive a cash pensien
atlowance of 15% base salary. which is in line with the
pension rate applicable to the wider workforce.

Bhavesh will be eligible 1o participate in the Brilish Land
Annual Incentive Plan for the 2021/22 financial year with

a maximum bonus opportunity of 150% of base salaryon a
time pro-rated basis payable in cash with one third delerral
into shares for three years in accordance with the policy.
Bhavesh will be eligible to participate in the LTIP.

In arder to replace existing unvested incentive awards from
his current employar that will lapse as 2 cansequence of his
appointment at British Land, upon joining Bhavesh will receive
rights over British Land shares 1n accordance with the Pelicy.

Remuneration Policy

Cur remuneration philosophy is simple - we want to ensure
that our managerment is aligned to shareholders” and other
key stakeholders’ interests. and that our policy supports our
long-term business strategy, values and corporate cuiture, We
will review the palicy in the coming year and intend to consult
on any proposed changes before putting it to the AGM in 2022.

The current policy is summarised on pages 126-127 of this
Annual Report.

Remuneration in respect of the year ended 31 March 2021
and the impact of Covid-19

The impact of Covid-1% on the business and the measures
taken during the year to navigate carefully the challenges
thal we faced during the pandemic are detailed on page 107.
The Campany has a detailed programme of stakeholder
engagement as detailed on pages 104-10% which the
Committee and Board have relied upon to facilitate informed
and appropriate decision making. The Commitiee has sought
to balance the reward and incentivisation of our people with
the challenging conditions and difficult outcomes that our
shareholders and stakeholders experienced throughout

the year.

Fallowing the temparary suspension of our dividend in the
outset of the pandemic, we are pleased to have been able to
resume dividend payments during the year. We are pleased
that we did not have to furlough any of our own employses nor
drawdown on any available Government Cavtd-19 financial
support. We remain well aware of the impact of Covid-19 on
our communities, suppiiers and customers and have offered
support to those groups throughout the year. We forgave or
deferred rent fer many of our smaller customers in most
distress and warked with our suppliers on construction
sites 10 return to work as soon as was safely practicable.

The whole Board waived an amount equal to 20% cf their
respeciive salaries and fees from 1 April to 31 July 2020.

As set out in Lhe 2020 Directors’ Remuneration Report, having
reflected at length on the impact of Covid-19 on the Company,
aur shareholders and wider stakeholders at that time, the
Committee with the full suppart of the Executive Directors
scaled back the level of estimated bonus for the year ending
31 March 2020 by 42% to 41.4% and 42.2% of salary for

Chris and Simon respectively, just over a quarter of the
maximum opportunity.
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DIRECTORS REMUNERATION REFORT conlinued

The Committee deferred the decision an whether to pay all,
part or none of these scaled back bonuses until Juty 2020 at
which point the most immediate impact of the pandemic on our
stakehalders was known and could be taken into account The
Committee approved the payment of the scaled back bonuses
to the Executive Directors as well as sim:larly scaled back
bonuses for the Executive Committee and 115 other senior
managers. The rest of the business, comprising cur more
junior employees, received their bonuses in accordance with
the usual annual incentive timetable. Simon Carter took the
decision to invest his full cash bonus, net of income tax and
rational insurance, into Coampany shares.

In setting the grant level of the 2020 LTIP, we censidered
the impact that Covid-19 had an our share price. The grants
were scaled back to 225% of salary for Executive Directors,
compared with 250% in previous years and a maximum lavet
of 300% in accordance with the policy.

We believe that the manner in which the Comrmltee sets and
aperates this Remuneralion Palicy is clear lo execulives and is
aligned to our carporate culture. In doing so we have regard to
risks inherent in the business and marketplace, providing the
oppartunity for executives to earn rewards in a manner which
is proporticnate to the value delivered against clear targets.

We maintained the structure of our incentives this year and did
nect alter any of the targets that we set. However, with the lack
of transparency on retail rental income in pariicular at the start
of the year, we decided that the element of the Annual Incentive
Pian dedicated to profits shouid be split with half focused on
costs only, We delayed the setting of profit targets for the other
half untit Septermber when we feli able to set underlying profit
targets for the full year.

As explained last year, we introduced two balance sheet
resilience measures which focused on both the level of our
Liquidity over the year and the refinancing date for cur debt.
These were imporiant to ensure the Company focused on both
preserving shareholder value in the long term and retaining
flexibility to handle significant uncertainty Continuing to be
able to hinance our development programme is important

ang drives long term value.

The Committee considered a helistic assessment of the
Company's perfarmance against the targets set at the
beginning and midway through the year. In particular. the
Committee reviewed the Company’'s ability to callect rental
payrments against the context of the wider property market,
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The Remuneration Po.icy operated as intended in terms

of Company performance and quantum during the year
Executives volunteered to scale back their bonus pay outs in
order ta align the ouicame with the experiences of the wider
Company, our customers and other stakeholders. The scale
nack for Executive Directors was frorm €.94% to 80% out of

a maximum opportunity of 150% of salary. The reduction
represents a broadly similar amount for employees as a whole.
The Remuneration Committee considered that management's

.appreach had been thoughtful and appropriately met the need

ta reward perfarmance during the year against the backdrop
of Cowid+19 and its impact on the Company’'s linanciat results.

The Committee considers the levels that have been awarded
appropriately reflect the efforts of the Executive Directors,
incentivise future performance and balance the impact of the
year undar review on our shareholders” and wider stakeholders.

Remuneration in respect of the year commencing 1 April 2021
Salaries

The Executive Qirectors are both new in their post this year
and their salaries are accordingly lower than those of their
predecessors and will not be reviewed from the date of
appointment until 2022, The Non-Executive Directors’

and the Chairman’s fee levels remain unchanged.

Annual Incentives

For the coming year, we will continue to measure 70% of
the Annual incentive against quantitative measures, and
the remaining 30% based on strategic measures. Further
in‘armation is set out on page 128.

Long term incentives

The Committee intends te grant long term incentive awards
during the carming year to the two Executive Oirectors and other
senior executives The performance measures and targets wilt
remain unchanged and the intended level of award will not be
higher than 250% of salary.

Pensions

We are committed e ensuring that pension contributions across
our workferce are equitable. Executive Directors receive the
same pension benefit as the wider workforce at 15% of salary.




The British Land Defined Benefit and Employer Financed
Retirement Benefit Schemes [(EFRB’) were bolh non-
contributory schemes which were closed to new members
During 2020 a consultation with the active members of the
Defined Benefit and EFRB Schemne took place. Following Lhis
period of consultation we agreed to close both schemes to
future accrual.

Gender and ethnicity pay gap

Our work to narrow the gender pay gap since 2017 centinued
during the year and the latest gender pay gap for the 5 April
2021 snapshot shows a modest reduction in the median pay
gap of 0.3% to 27.6% trom 27.9% for British Land. Broadgate
Estates, a subsidiary company, shows a further reduction in
the median pay gap fram 35.5% te 32 9% More information
can be found at britishland.com/gender-pay-gap.

This year we have published our ethnicity pay gap along with
cthers from the property industry. The British Land median

ethnicity pay gap between white and BAME employees in respect

of 2021 15 27.3%. As this is the first time we are reporting our
ethnicity pay gap. there is no pricr year camparison.

Recommendation

British Land is committed to listening carefully ta sharehoider
feedback and to applying best practice to its remuneration
policies and approach. We hope that you will continue to
support our approach to remuneration and will vote in

favour of this Report at the 2021 AGM.

Yours sincerely,

5k

Laura Wade-Gery
Chair of the Remuneration Cammiltee
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DIRECTOR.S' REMUNERATION REPORT continued

| REMUNERATION AT A GLANCE

How we align
rewards to
delivering
our strategy

As set out on pages 14-15,
we have set out a new
strategy which clearly
positions our business

for growth focused on two
core dreas, our Caupuses
and Retail & Fulfilment.
Delivering against these priorities lays
the foundation for future value creation.
We lake 3 long term approach to
running cur business; our focus s to
deliver positive outcomes for all of ayr
stakeholders on a long term, susiainable

basis which can mean that actions laken
in any one year take time to deliver value,
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Targeting
opportunities
in Retail &
Fulfilment

Realising the
potential of

our Campuses

To deliver on this strategy. we have developed four priorities:

Active capital
recycling

Pregressing

value accretive
developments

People & Sustainability

We have developed a best in class
platferm, including a broad range of skills
across our business, which will support
the delivery of our strategy. Read more
on pages 36-39.

Cur remuneration philosophy is o
incentivise and reward employees across
the Group We sel objeclives for our
Executive Directors which are cascaded
throughout the business, with Executive
Committee spansors, so that they are
integrated within the day-to-day
management of the business

In determining what the best measures
of performance are for incentivising our
employzes, the Commitiee strikes a
balance between the short term and
longer term goals that it sets. The short
term goals are a mixture of the delivery
of objectives linked to our priorities and
annual financial performance.

1year performance

This creates an alignment with
shareholders ensuring that the level of
annual bonus is not out of line with the
performance of the business in the
financial year

Qver the longer term, we measure our
performance against selected market
benchmarks. We only deliver rewards
where the business at least matches
those benchmarks and we share a small
percentage of any cutperformance. We
tailor these benchmarks to be as relevant
as possible but we recognise that there
may inevilably be a degree of mismatch.

The chart below diustrates the alignment

petween [i] what we are focusing on doing
lour strategic objectives], n] what we
measuyre and report on and [nil what we
reward Executive Directors for delivering

3Iyear performance

Annual
profitability

Profit and revenue targels

Balance sheet resilience "
liquidity targets

Refinancing date and

Property valuation changes
perty ! 8 outperiormance

Tolal Property Return

Total Property Return oulperformance

Net Asset
Value changes

Teial Accounting Return
outperformance

Dividends and share price
movements

Total Sharehoider Return
outperformance

Targeting opportunities in
Retail & Fulfiltment

Realising the potential of
our Campuses

Active capital

recycling

Progressing value
accretive developments

our priorities

People &
Sustainability

Sirategic targats la deliver
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Summary of the Remuneration Policy and how we apply it

The Remuneraticn Policy was approved by shareholders an 19 July 201%. The Policy will apply until the AGM in July 2022. The
Remuneration Policy is set out in full in the 2019 Annual Report and is avallable on our website brtishland.com/commiitees.

Element af
remuneration

Link to strategy

Framework

Fixed

Basic salary

Attracts and retains expect people with
the appropriate degree of expertise and
experience to deliver agreed strategy

Benefits

Pension
contribution

Reviewed annually and increases typically in line with
the market and general salary increases throughout
the Group

Benefits are restricted te a maximum of £20,000 per
annum for car allowance and the amount required to
continue providing agreed benefits at a similar level
year gn year

Defined contribution arrangements - cash allowances
in lieu of pension are made to the CEQ and CFO at 19%
of salary

Varable

Annual
Incentive

Performance measures related to British
Land's strategic focus and the Exacutive
Directers” individual area of responsibility
are set by the Commitiee al the beginning
of the tinancial year

Maximum opportunity 1s 150% of basic salary. 2/3rd is
paid in cash with the remaining 1/3rd [net of tax| used
to purchase shares on hehaltf of the Executive Director
lAnnual Incentive Shares] which must be held far a
further three years whether or not the Executive
Drractor remains an employee of Bribish Land

Lang term
incentive

Total Property Return [TPR) links reward
to gross property performance

Totat Accounting Return [TAR) links
rewards to net property performance
and shareheclder distributions

Totat Shareholder Return (TSR]
directly correlates reward with
sharehalder returns

LTIP grants were set at 225% last year, but have
teen at the level of 250% of salary in the form of
performance shares in previgus years, within the
maximum value of an LTtP award of 300% of salary

Executive Directors’ remuneration
The tables telow show the 2021 actual remuneration against potential opportunity for the year ended 31 March 2021 and 2020
actual remuneration for each Executive Director. The figures for Chris Grigg's actual and potential 2021 remuneration are

pro-rated to reflact part service during the year.

Full disclosure of the single total figure of remuneration for each of the Directors is set outin the table on page 138

1. 2021 potential assumes that both annual and long term incentives pay out in full.
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DIRECTORS' REMUNERATION REPORT continued

How we intend to apply our
Remuneration Policy during
the year commencing

1 April 2021

Executive Directors’

remuneration

Basic salaries

The Executive Directars are both new in
their post this year and their salaries are
accordingly lower than their predecessors.
Siman Carler’s salary for the year beginning
1 April 2021 remains unchanged from the
level awarded upon his appointment as
CEOQ. Bhavesh Mistry's salary was agreed
in accordance with the Remuneration
Policy and will be effective from his
joining date, 19 July 2021,

Basic salary
Dieectnr Fonn
Simon Carter 750
Bhavesh Mistry 490

Pension and benefits

Both Executive Directors will recewe

a 15% of salary pension contribution/
allowance. Benefits will be provided

in line wrth the policy and include a car
allowance and private medical insurance.

Measure

Annual Incentive awards

The maximum benus opportunity for
Executive Directars remains unchanged
at 130% of salary The performance
measures for the Annual Incentive
awards have been selecied to reflect a
range of quantitative and strategic goals
that support the Company's key strategic
objectives. The Committee has agreed
that the same performance measures
and weighting shauld apply for the year
ahead as aperated last year. This is set
out in the table below.

The detailed targets that the Commitiee
sels are considered to be commercially
sensitive and as such the specific targets
for the quantitativa measures tor the
coming year witl be disclosed 1n the 2022
Rermuneration Resort. In assessing how
the Executive Directors performed during
the year commencing 1 Apnl 2021, the

The following pages set out how
the Committee intends to apply the
Remuneration Policy during the
coming year.

Committas will take into account their
performance against all of the measures
and make an assessment in the round to
ensure that performance warrants the
level of award cetermined by the tabte
belew. This year, once again, the
Comimnittee wiil assess performance

in the context of the wider stakeholder
experience and averall corporate cutcome.
Discretion may be exercised by the
Committee and, if this is the case, a

full explanation will be set aut in next
year's Report.

As disclosed previausly, the Commuttee
agreed that fer Annual Incentive awards,
the sector weighted IFD March Annual
Universe benchmark [which includes
sales, acquisibons and developments
and so takes into account active asset
management as well as a mare
represantative peer groupl wou.d

be most suitable

Proporiion ¢f Annval Incenive
as a percentage al maximum appartunity

Net Asset
Value changes

Taotal Property Return oulperformance target

17% payout for matching the MSCI benchmark index 20%

rising to 100% payout for outperforming by 1.25%

Financial budget targets for cost and revenue

Anngal . 0% payout for meeting a threshold level rising to 30%
Quantitative profitability 100% payout for at least matching a stretch level
measures: _
70% reward
weighting Refinancing
0% payout far meeting a threshold level rising to 10%
100% payout for at least matching a stretch level
Balance sheet resilience
MEasures:
Liquidity
0% payout for meeting a threshold level rising to 10%
100% payout for at least matching a stretch lavel
Targeting opportunities
Q in Retail & Fultitment
Realising the potential of
Strategic measures Campuses
J:,:i;:::;d Active capital These. tarqels will be f.ully disclosed and 0%
recycling explained in nextyear’'s Report

Progressing value
accretive developments

Peopte & Sustainability
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fn Line with current practice, twa-thirds of any amount earned w'll be paid in cash with the remaining one-third (net of tax] used to
purchase shares which must be held for a further three years.

Long term incentive awards (audited)

An LTIP award will be granted to Executive Directors during the year commencing 3 Aprel 2021. The size and timing of the award
will be determined by the Commitiee at a later date and explamed in the next year's Report, having been disclosad at the time
of grant.

The performance measures that apply to this LTIP award will be as below. These measures were also applied lo the LTIP award
granted n June 2020, as shown on page 134.

Measure Link to strategy Measured relative to Weighting
Total Property Return [TPR] The TPR measure is designed  TPR performance will be assessed 40%
The change in capital value, iess to link reward to strong against thle performance of an IPD
any capital expenditure incurred, performance at the gross sector weighted benchmark.
plus netancome. TPR is expressed as property level.
a percentage of capital employed aver
the LTIP perfarmance period and is
calculated by IPD.
Totai Accounting Return [TAR] The TAR measure is designed TAR will be measured relative to a 20%
The growth in British Land's EPRA Net to tink reward to performance  market capitalisation weightad index of
Tangible Asset Value INAV) per share at the net property leyel that the FTSE 350 propgrly companies that
plus dividends per share paid over takes accpun_t of gearing use EPRA accounting.
the LTIP performance period. and our disributions
te shareholders.
Total Shareholder Return [TSR} The TSR measure is designed  Half of the TSR measure wilt be measured &0%

The growth in value of a British Land
shareholding over the LTIP performance
period, assuming dividends are
reinvested to purchase additional shares.

to directly correlate reward
with the return delivered
tc shareholders.

relative to the performance of the FTSE
100 and the other half will be measured
relative Lo a markel capitalisalion weighted
index of the FTSE 350 property companies

that use EPRA accounting.

Performance against the LTIP measures will be assessed over a period of three years. If perfermance against a measure 15 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 wilt lapse, 100% of the proportion of each element of award atiached to each measure will vest if British Land's
performance is al a stretch level. Those siretch levels are TPR 1.00% per annum, TAR 2.00% per annum, TSR [Real Estate] 3.00%
per annum and TSR (FTSE 100] 5.00% per annum. There will be straight-line vesting between index and stretch performance for
each measure. Following a change in the EPRA definition of NAVY, TAR is now being measured using EPRA Net Tangible Asset
Value per share.

The Committee retains the discretion to averride the formulaic cutcomes of incentive schemes. The purpose of this discretion
is to ensure that the incentive scheme outcomes are consistent with overall Company performance and the expenience of
our stakeholders.

Non-Executive Directors’ fees

Fees paid to the Chairman and Non-Executive Directors are positioned around mid-market with the aim of attracting individuals
with the appropriate degree of expertise and experience. The fee structure set out below s unchanged fram those applied in 2020,

Chairman’s annual fee £375,000
MNon-Executive Director's annual fee £64,000
Senior Independent Dhrector's annual fee £10,000
Audit or Remuneration Committee Chair's annual fee £20,000
Audit or Remuneration Committee member’s annual fee £.8.000
CSR Committee Chawr's annual fee E14,000
Nomination or CSR Cammittee member's annual fee £5,000
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DIRECTORS" REMUNERATION REPORT continved

How we applied our Remuneration Policy
during the year ended 31 March 2021

The following pages set cut how we implemented the Directors’ Remuneration Poticy during the year ended 31 March 2621 and
the rermuneration recewved by each of the Direclors.

Single total figure of remuneration (audited| .
The following tables detail atl elements of remuneration receivable by Britrsh Land's Executive Directors in respect of the year

ended 31 March 2021 and show comparative figures for the year ended 31 March 2020.

Gihet items in Pension or
Taxable the nature of pensien Annual Loy term Fixed Variable
Satary benefits remuneralion ives! i tivest Total remuneratian  remuneratisn
21 wn 2021 2021 won wan wun 2021 2021
Executive Directors £0400 EQan £00D £aon [<1]]1] €900 £000 €000 £002
Chris Grigg? 5§7 15 9 164 524 1} 1,30% 785 524
Simon Carter * 557 20 10 89 473 0 1,149 676 473

. Estmated oulcomes 2021 Annual Incentive oulcemnes are subject 10 the publication of final MSCI resulis.

1
2 Forecast outcomes. 2021 Long Term Incentive outcemes are subject to contirmation of final vesting lavels in June 2021,
3. Chris Grigg's remuneration is in respect of the periad from | April 2020 ta his departure from the Board on 31 December 2020. Details ot any paymenls afier he
slepped down as & Director are set out on page 137,
4. SimonCarler's salary reflecis the period from 1 April 2020 to 17 November 2020 as CFO for which he was paid a pro-rated salary based on a fult year equivalent
of £500.000 and the period fram 18 November 2020 to 31 March 2021 as CEO far which he was pard a pro-rated salary hased on a full year equivalent of £750.000.
Addilionally, as previqusly disciosed, the full Board wawed an amount equal to 20% o! therr respective fees and salacies lor the four ranths fram Apnit to July 2020
in response o Ihe Cowd-19 pandemic.
2020 2020 2020 2020 2020 2020° 2020 20320 2020
€000 £00D €000 £000 £400 £aea £eao €000 €600
Chris Grigg 874 20 15 262 362 0 1,534 1,172 362
Simon Carter 500 20 13 75 211 0 819 408 211

1. Canfirmed cutcomes. Actual Annual Incentive snd Long Term tncentive oulcomes are ¢onhirmed after publication of the Annual Report each year Forecast
estimated figures were published in the 2020 Report, the actual outcomes are rellected in the table above. Annual Incentive paymants for Chris Grigg and
Simon Carter represent 41.4% and 42.2% of their respective salaries as conf rmed o page 123,

Notes to the single total figure of remuneration table laudited}

Fixed pay

Taxable benefits: Taxable benefits include car allowance for Chris Grigg £12,600 and Simon Carter £14,700 and private

medical insurance.

Other items in the nature of remuneration: lncludes life assurance, permanent health insurance, annual medical check-ups,
professional subscriptions, the vatue of shares awarded under the all-employee Share Incentive Plan and any notional gain on
exercise for Sharesave options that matured during the year, if ary.

Pensions: Chris Grigg did not participate in any British Land pension plan. Instead he received cash ailowances, in lizu of pension
at a rate of 25% of salary at the time of his departure. As stated in the 2019 Report it was agreed with Chris that in order to align
his pension with that of the wider workfarce, his annual pension allowance would reduce by 5% per annum. Simon Carter is a
member of the Defined Contribution Scherme and utilises his Annual Pension Allawance; the remaining amount of his pension is
paid to him in cash, far him to make his ewn arrangements for retirement. Simon Carter is also a deferred member of the British
Land Defined Benefil Pension Scheme in respect of his employment with British Land earlier in his career. The table below
details the detined benefit pensions accrued at 21 March 2021.

Delined benafit

pansion accrued ai Normal

31 March 2021 retirement

Executive Direciar £000 age
Simon Carter 39 &0

There are no additional benefits that will become receivable by a Directeor in the event that a Director retires early.
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Annual Incentives FY21 {audited)

The level of Annual Incentive award i1s determined by the Cammittee based on British Land's performance and Executive
Directors’ performance zgainst quantitative and sirategic targets during the year. For the year ended 33 March 2021 the
Commitiee’s assessment and outcemes against these criteria [before exercising any discretion] are set out below Quaniitative
measures are a direct assessment of the Company’s hnancial performance and in the very long term business we operate are a
reflection of rmany of the decisions taken in prior years. The delivery of strategic abjectives positions the future performance of the
business so payouts under this part of the Annual Incentive Plan will nol necessarily correlate with paycuts under the quantitative
measures in any year. The level of bonus calculated by applying the criteria below generated an autcome of ¢.94% of salary for the
two Execulive Qirgclors against a maximum opporlunity of 150%.

Executives volunteered Lo scale back their bonus pay ouls in order to atign the outcome with the experiences of the wider
Company, our customers and other stakehotders. The Remuneration Committee considered thai management’s approach had
been thoughtful and appropriately met the need to reward performance during the year against the backdrop of Covid-1% and its
irmpact on the Cornpany’s financial results. The Committee therefore agreed that bonus payouts for the year ending 31 March
2021 be scaled back to B0% of salary. Chris Grigg's bonus amount was pro-rated taking into account his departure date of

31 December 2020.

Performance
in Ling with
minmum Pearformance
expeclations in line with Final Final
10% Payout Performance maximum outcome  oulcome
except TPR al in line with expectanans % of (% of
The Guantitative measure Weighting 17% Payoul] expectalions {100% Payauil maxk salaryl Perfermance range
Net Asset Value changes 20%
Obps +125bps 17% payout for matching
Total Property Return o a . the MSCi Benchmark
vs MSCI Benchmark 20% . 31onps 0.00%  000% rising 1o 100% payout for
gutperforming by 125bps
Annual Profitability 30%
E£102.0m £98.9m £95.0m 0% payout for meeiing a
Non-leasing related cosls 15% . 1500% 22.50% threshold level rising to
£9Tm 100% payout
E194m €196m £204m 0% payout for meeting a
Underlying Profit’ 150 ® 7.5% 11.25% threshald lavel rising lo
€199m 100% payout
Balance Sheet Resilience 20%
Refinancing 246 months 36 months 0% payout for meeting a
Assessed by comparing o " threshold level rising to 100%
forecast nel debt to the 10% “. 10% 15.00% payout for at least matching a
finance we have i place months stretch level
o . 1. Lt i
Liquicity N e nrashold et rsing & 100%
Based on available 10% ® 7.4% 11.10% ‘ e
facilties and cash 137 payout for at leasi matching a
~7on stretch tevet
Sub-total 70% 39.9% 59.85%

1. Profit cutcome of £20im moderated by minus £2m Lo £199m to account far a duplicalion with the cost target.

Note: The above charl is a forecast of the 2021 TPR putcomes which will depend on perfarmance against M5CI figures that will only become availabte aiter Lhe
putdication ol this Report and as such, represent an estimate of the final figures.
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DIRECTORS' REMUNERATION REPORT continued

Chris Grigg
Slraleqm Final oulcame Final oulcame
phjective Measure Weghling Performance achisved 1% 0f max) (% of salaryl
Right Refine and focus Adapted sirategy lo reflect the 375%
Flaces strategy including acceleration of rends in Retail and
response (o pandermic Qffices caused by pandemic which
was prioriised by the Board
Complete phased Complated phased reopening of 1.75%
reopening plan 7.5% British Land workplaces and kept
including British all essential and non-essential
Land workplaces retail open subject to lockdawn
rules and Government guidance.
Kept employees safe and provided
strong oversight for Lhe wellbeing
during the pandemic.
Customer  Engage with Supported customers in reopening 3.75%
Otientalion  cusloimers L sries i -Line with Governinent
dentily their preorities. guidelines. Pravided support 1o
pravide support and custormers unable to operate via
strengthen 7.5% rent ccnecessions. Developed
relalionships customer communication plans.
Public engagement Active engagemeni with 1.879%
on Covid-19 support Government on rent moratorium 22.00% 33.00%
recovery and business rates.
Cagpital Re-establish dividend Dividend resumed with policy Lo pay 1.875%
Efficiency oul B0% of EPS
Optimise rent and 83% total rent collected for FY21: 2%
service charge Oftices 99%. Retal 71%
collection
De'iver the capital plan 100 Liverpoo! Street achiaved PC in 5%
11.25% September 2020. T Triton Square
due tc PC in FY22. Commilted to
develop Norten Folgate and 1
Broadgate (following pre-let agreed
with JLL] Complated drawdown of
headlease at Canada Waler and
commenced enabbng works
for phase 1.
Expert Reduce Gender BL Medizn Gender Pay Gap reduced
People Pay Gap . by 0.3% to 27.6% BL Median
375% Ethnicity Pay Gap reported for the 0.00%
first time at 27 3%
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Simon Carter
Sirategic

Final cutcome  Final outcame

nbjective Measurg Weighiing Performance achueved % of max)  {% of salary|

Right Develop business 7.5% New strategy in place. Pivoting to 6.00%
Places sirategy jon CEQ growth and value oppartunities
appointment| across Campuses and Retail
& Fulfilment. Good progress
aopainsi prigrities

Customer  Publit engagemeni 6.25% Active engagement with 1.875%
Oriemtation  on Covid-19 Govarnment on rent maratorium
and business rates referm including
specific proposat on equitable
solution to withdraw moratorium

Impravements made Phase 2 of business systems 1875%
10 busingess systems projecl successiully delivered

Capiat Detiver against 12.5% j £1.2bn of sales, overall 6.1% ahead 540%
Efficiency capital plan of book value, comprising E640m of
malure office assets and £560m of
reiail assels

Deliver HUT HUT terms extended and effectively 2.00%
refinancing and commitled to acguire remaining

Homes England Loan 22% interest. Secured HUT 23.00% 34.50%

refinancing and £100m Homes
England Loan

Re-establish dividend Dividend resumed with policy 1o pay 1.875%
aut 80% of EPS

Implement CSR Published pathway 1o net zero. 2.50%
strategy Launched Transition Fund and
pragressed TCFOD. Achieved
GRESB 5*. 100 Liverpool Streat
achieved BREAM oulstanding
raling and first net carbon neutral
development for British Land.

Expert Reduce Gender 3.75% [BL Median Gender Pay Gap reduced 0.00%
Peopte Pay Gap by 0.3% tc 27.6%. BL Median
Ethnicity Pay Gap reported for the
firsttime ai 27.3%
Optimise resource to Vacant coles fitlled by internal

mitigate new hires and candidates guring initial response 1.875%

pricritise key areas

1o pandemic

Final qutcome  Final ouicome

Tatal benus calculation {% of maxl [% of salaryl
Chris Grigg 61.90% 92.85%
Simen Carter 62.90% 94.35%!
Scaled back

borus

% of salaryl

Chris Grigg® 80.00%
Simon Carter 80.00%

1. This linal oulcame includes an addilional amount equat to 1% of oppertunrty in line with the remuneration terms agreed under Chris Grigg's seltlement agreemant

10 align his bonus % o that of ather Execulive Directors

2 Asdescribed on page 111 ihe Cormmiliee scaled back the bonus outceme for Executive Directors 1o B0% of satary.
3 Chris Grigg's Bonus payment will be pro-rated (o £0% of salary to take into account his departure date ¢f 31 Oecember 2020.

One third of the annual bonys fafter tax has been paid] is used to purchase shares which are then held for three years by the

Executive Director.

2020 comparative: In June 2020, the Commiltee confirmed that the uaderperformance of TPR compared to the IFD benchmark
was -410bps rather than the estimate of -460%ps made {or the purposes of the single tolal figure of remuneration table in the
2020 Annual Report. This did not alter the amount of bonus earned.
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DIRECTORS' REMUNERATION REPORT continued

Long term incentives {audited)

The wnformation in the long term incentives column in the single total figure of remuneration table [see page 130] relates to
vesting of awards granted under the following schemes, including, where applicable, dvidend equivatent payments on 1hose
awards. The below note outlines forecasts of the 2021 long term incentive outcomes. The actual outcomes witl only become
avaiiable after the publication ¢f this Report.

Long-Term Incentive Plan

The awards granted to Executive Directors on 26 June 2018, and which will vest on 26 June 2021, were subject to three
performance conditions cver the three-year period to 31 March 2027. The first condition [40% of the award] measured British
Land’s Total Property Returns [TPRI relative to the funds 1a the sector weighted MSCH Annual Universe (the Benchmark)
previcusly the IPD UK Annual Property Index; the second [40% of the award] measured Tatal Accounting Return [TAR] relative
to a camparator group af British Land and 15 other property companies; while the third [20% of the awardl measured Total
Shareholder Return [TSRI, half of which was measured against the FTSE 100 and the other hall measured against the
comparator group of British Land and 15 other properly companies. '

The TPR element is expected o lapse. based on British Land’s adjusted TPR of -4.8% per annum when compared to the
Benchmarik of -2.5%. The TAR element is also expected to lapse based on Bnitish Land's TAR of -9.9% per annum compared to
0.3% per annum for the property comgany median. The actual vesting of the TPR and TAR elements can enly be calculated nnce
results have been published by MSC! and ali the companies within the comparatoer group respectively. The actual percentage
vesting will be confirmed by the Committee in due ccurse and details provided 10 the 2022 Remuneration Report. Korn Ferry
has conlirmead that the TSR element of the award will lapse as British Land’'s TSR performance over the period was -17.06%
camparad to a median of 8.05% and 5.11% for the FTSE 10C and Progerty companies comparator groups respectively.

Increase invalue as a
resuls of share price

Estimaied value of Estimaled dividend movement belween grant

Performance  Number ol periormance award en vesting equivalent and interast and vesung

Executive Director shares or opiions shares awarden €000 EDOD cona
Chris Grigg Shares 313.984 nil nil il
Simon Carter Shares 177,733 nil nil nil

2020 comparative: As set ocuf in the 2020 Annuat Reporl, the 2017 LTIP awards lapsed in full on 26 June 2020 as expected.

Share scheme interests awarded during the year (audited)

Long-Term incentive Plan

The total face value of each Executive Director’s LTIP award for the year ended 31 March 2020 was equivalent to 225% of basic
salary at grant. The Remuneration Committee exercised discretion and reduced the LTIP grant size by 10% to reflect the share
price at the date of grant relative to the share price in recent years.

The share price used to determine the face value of perfermance shares, and thereby the number of performance shares
awarded, is the average aver the three dealing days immediately prior to the day of award. The share price for determining the
number of performance shares awarded was 412 4p. The performance conditions attached to these awards are set out in the
Remunerat.on Policy approved by shareholders in July 2019 and summarised on page 127.

Performance shares

Perzantage vesting en

Number ol End of achievemenl ol minimum

performance Face vatue performance perlprmance threshold

Executive Director Grant date shares granted £009 period ¥esling date %
Chris Grigg' 22/06/2020 476,807 1,966 31/03/23 22/06/23 20%
Simon Carier 22/06/2020 272812 1,125 31/03/23 22/08/23 20%

1 Treweatment of Chris’ performance shares upon leaving shares is explained or page 137
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Directors’ shareholdings and share interests (audited)

The table below shows the Directors’ shareholdings, including shares held by connecied persons, as at year end or, if garler,
the date of retirement from the Board.

Although there are no shareholding guidelines for Non-Executive Directors, they are each encouraged to hold shares in British
Land. The Company facilitates this by oifering Non-Executive Direclers the ability to purchase shares quarterly using their
post-iax lees. During the year ended 31 March 2021, William Jacksen, Irvinder Goodhew and Tim Score have each received
shares in full or part satisfaction of their fees,

Outstanding scheme interests as at 31 March 2021 Shares held
Unvested share Unvested share Tatal shares

plan awards plan gwarcs Vested but subject to Total of all share

Isubject e Inot subject to ungxercised sutstanding plan awards and

performance performance share plan share plan Asat | Agrit  Asat3) March shareheldings as

Director measures) measures| 3wards awards 2620 2021 at 11 March 2021

Simon Carter 583,928 6,603 o} 490,531 142,085 171,798 862,329

Tim Score [Chair 42,070 80,905 80,905

Lynn Gtadden 18,339 18,339 18,329

Irvinder Goodhew nil 2,593 2,593

Alastair Hughes 7371 7371 7.3M1

Nicholas Macpherson 5.600 5,600 5,600

Preben Prehensen 20,000 20,000 20,000

Laura Wade-Gery 9,585 9,585 9.585

Loraine Woodhouse nil 4,034 4,034
Former Directors who served during the year

Chnis Grigg' 543,025 1361 1439146 1983512 1,459,709 1,081,407 3,064,919

William Jackson 143,728 153,430 153,630

Rebecca Warthington! 3,000 3,000 3,000

1 Helding is as at the date of departure o 31 December 2020. Outstanding share scheme interasts held by Chris Guigg reflect the lapsed position as at
31 Gecember 2020

In addition, on 7 April 2021, the following Non-Executive Directors were allotted shares at a price of 518.2 pence per share in full
or part satisfaction of their fees:

Non-Exaculive Director Shares allaied
Tim Score 4871
Irinder Gaodhew 1,623

Acquisitions of ordinary shares after the year end
The Chief Executive has purchased or been granted the following fully paid ordinary British Land shares under the terms of the
partnership, maiching and dividend elerments of the Share Incentive Plan:

Date al purchase Parlnership
Executive Director oraward  Purchase price shares Matching shares  Diwvidend shares
Simaon Carter 14/04/21 509.87p 30 60 -
14/05/21 517.39p 27 28 -

Other than as set out above, there have been no further changes since 31 March 2021
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DIRECTORS’ REMUNERATICN REPQRT continued

Shareholding guidelines

The shareholding guidelines [as a percentage of salaryl for Executive Directors are 200% for the Chief Financial Oificer and 225%
for the Chief Executive In addition, Executive Direclers are required o retain shares equal te the level of this guideline (or if they
have not reached the guideline, the shares that count at that timef for the two years following their departure. There is no set
timescale for Executive Directors to reach the prescribed guideline bul they are expected to retain net shares received on the
vesting of long term incentive awards until the target is achieved. Shares that count towards the holding guideline are unfettered
and benelicially owned by the Executive Directors and their connected persons, locked-in SIP shares and all vested awards count
towards the requirement on a net of tax basis. All other awards that are stll the subject of a performance assessment and any
share options do not ceunt.

The guideline shareholdings for the year ending 31 March 2021 are shown below:

% ol Salary Held

Guideline as Hotding couniing |Based on

percentage of Guidgline toward guidelines at 31 March 2021

Executive Direclor basic salary halding 31 March 202} Shareholding)
Simaon Carier' incumbent CEQ) 225% 332399 174,264 118%
Chris Grigg? [former CEQI 225% 409,702 1,082,748 595%

I. 5imon’s holding is as at 31 March 2021 using the methodolagy described abave. The holding guidelines are calculated using the 31 March 2021 VWAP of 507.67p.
2. Chris” holding is as at the date of his departure. 31 December 2020, using the methodology described above. The holding guidetines are calculated using the 31
December 2020 VWAP af 477 98p

Unvested share awards [subject to performance]

Number Subject to End ol

outsianding at perfarmance pertarmance
Executive Jireclor Date of grant 31 March 2021 Measures period Vesling date
Chris Grigg? LTIP parformance shares 26/06/18 263274 Yes 31/03/21 26106121
L.TIP performance shargs 3TN 194,145 Yes 31/03/22 2307122
LTIP performance shares 23/04120 83 404 Yes 31/03/23 23/04123
Simon Carler LTIP perlormance shares 26/06/18 177.733 Yes 31/03/23 26/06/21
LTIP parformance shares 23/07119 233,383 Yes 31/03/22 23/07422
LTIP performance shares 23/06/20 272,812 Yes 31/03/23 23/06/23

. The LTIP awards granted in June 2018 are also included within the ‘2021 Long Term Incentives’ calumn of the single 1otal hgure of remunerahon table on page 130
The degree o which periormance measures have been or are expected to be achieved. and the resultant praportions of the awards expected to vest. are detailed
on page 134.

. The oulstanding hgures far Chris have been pro-rated for time served up lo the date of his departure on 31 December 2620 Further details on the treatment of his
share scheme inierests upon leaving the Campany can be faund on the following page

~
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Unvested option awards [not available to be exercised)

Number Subject 10 End al
Executive ouistanding at Oplion price performance perlormance Date becomes
Oireclor Dale of grant 31 March 202° penca measures periad exercisable  Exercisable umil
Chris Grigg’ Sharesave opilons - - - - - - -
Simon Carter Charesave options 18/06/1% 4,137 435.0 Mo 0 01/0%/22 28/02/23

1. Chris’ sharesave apuons lapsed on cessation of office en 31 ODecember 2020.

Vested option awards (available to be exercised)

Number

Execuliva nulstanding at Opuon price

Director Date of grant 31 March 202) pence Exergisable yaul

Chris Grigg LTIP eptians . 28/06/11 495,652 575 30/04/23"
LTIP eptions 140912 743,494 538 30/06/21"

1. Ophions are available ta exercise until six months aller leaving date.

Payments to past Directors and for loss of office (audited)

Chris Grigg ceased la be a Director of the Company and left the Company on 31 December 2320. The treatment of his
remuneration arrangements upan leaving the Company was in line with palicy. During the year ended 31 March 2021 British Land
has made the following payments 1in line with the treatment disclosed.

A payment in lieu of notice for the period from when he left the Company to the end cf his notice period, being ? September 2021,
will be paid in manthly payments This comprises base salary and car allewance of £615,787, pensien contributions/allowance of
£131.759 and the value of other benefits of £6,066. These payments may be reduced by the value of any aliernative paid
employment secured during the period until 9 September 2021.

L.TIP awards will cantinue to vest as Chris is considered a good leaver and therefore performance shares have been pro-rated in
line with the goad leaver pelicy. This comprises 263,276 Performance Shares under the 2018 LTIiP award, 194,145 Performance
Shares under the 2019 LTIP award and 83,604 Performance Shares under the 2020 LTiP award. As detailed on page 134 the 2018
LTIP award is expected to lapse in full.

Chris Grigg holds vested but unexercised LTIP aptions which were granted in 2011 and 2012 which he has until 30 June 2021 to
exercise. Awards under the SAYE and SIP all employee plans also lapsed on cessation.

A contribution towards his legal fees of ££4,250 plus VAT was provided
Other disclosures

Service contracts
All Executive Directars have rolling service contracis with the Company which have notice periods of 12 months on either side.

Naormal

notice penod

Date of service 10 be given by

Cirector cansracl Company
Simon Carter 18/11/20 12 months

In accordance with the Code, all cantinuing Executive and Non-Executve Directors stand for election or re-election by the
Company's shareholders on an annual basis. The Directors’ service contracts are availzable tor inspection during normal business
hours at the Company's registered office and at the Annual General Meeting. The Company may terminate an Executive Director’s
appointment with immediate effect without notice or payment in lieu of notice under certain circumstances, prescribed within the
Executive Director’'s service contract.
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DIRECTORS’ REMUNERATION REPORT continued

Executive Directors’ external appofntments
Executive Directors may take up one non-executive direclorship at another FTSE cempany, subject to British Land Board approval.

Chris Grigg was appointed a non-executive directar of BAE Systerns plc on 1 July 2013, Chris received a fee of £82,500
[no overseas travel allowances and benefits deemed lo be taxable] from BAE Systems plc in respect of the nine months ending
31 Becember 2020, which he retained in full (2020 full year: £87,252].

Relative importance of spend on pay

The graph below shows the amount spent on the remuneration for all employees tincluding Executive Directors] relative to the
amount spent an distributions to shareholders for the years to 31 March 2021 and 31 March 2020, The remuneration of employees
decreased by 1.5% relative to the prior year Distribulions ta shareholders include ordinary and, where offered, scrip dividends.
No scrip alternative was offered during the year ended 31 March 2021. The material decrease of 81% in the amount spent on
distributions to shareholders reflects the conclusion of the share buyback prograrmme the previous year, as well as the

Board's decision to temporarily suspend the dividend during the outbreak of the Cavid-19 pandemic in 2020.

Total shareholder return and Chief Executive's remuneration

The graph belaw shows British Land’s total shareholder return for the 10 years from 1 April 2011 to 31 March 202! aganst that of
the FTSE All-Share Real Estate Investment Trusts [REIT) Total Return Index for the same period. The graph shaws how the total
return on a £100 investment in the Company made cn 1 April 2011 would have changed over the 10-year period, compared with
the tatal return an a £100 investrent in the FTSE All-Share REIT Total Return Index. This index has been selected as a suitable
comparaler because itis the index in which British Land’s shares are classified.

The table below sets aut the total remuneration of the Chief Execulive over the same period as the Total Sharehclder Return graph.

The single total figure of remuneration represents the sum of the amounts paid to Chris Grigg and Simoen Carter for the
respective periods that they served as Chief Executive during the year, being £1.093m and £0.551m respectively. The Annual
Incentive awards against maximum opportunity and LTIP vesting percentages represen: the year end awards and forecast vesting
outcome respectively and are the same for both Chris and Simon. The quantum of Annual incentive awards granted each year and
tong term incentive vesting rates are given as a percentage of the maximum opportunity available.

Chie! Execuive 201112 2012413 2010A1e 201405 2015/16  2018/17 2017118 2008/19  2019720° 2020/11%
Chiel Executive’'s single total figure of remuneration (000} 5353 4810 5398 6,551 3,623 1938 2279 1653 1534 1,644
Annual Incentive awards against maximum opportunity (%} 75 75 90 96 87 33 63 34 28 53
Long term incentive awards vesting rate against maximurm

opporiunity {%? 99 43 28 23 54 15 16 0 1] 1]

1 Confirmed gutcome
2. Forecast outcome.
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Total shareholder return

The graph below shows British Land's total shareholder return for the 10 years to 31 March 2021, which assumes that £100 was
invested an 1 Aprtl 2011, The Company chose the FTSE All-Share REIT's secter as an appropriate comparator for this graph

because Briush Land has been a constituent of that index throughout the period.

CEQ pay ratio

The CEC pay ratios are set out below in line with the new regulations. in calculating this information last year we used the gender
pay gap dala calculated for each employee; to provide a more accurate calculation we moved to using employees as at 31 March
2020. This analysis is very similar to gender pay analysis except that it excludes cerlain one off amounts that might have distorted
the fullyear figure. Pay data has been analysed cn a full-time equivalent basis with pay for individuals working part-time
increased pro-rata to the hours worked. It also includes employees on maternity who would be excluded under the gender pay
methodology. The table below shows that the mavement in the median ratic is broadly flat since 2018/19. This is due to similar
reductions in the CEQJ single figure and the total pay for the median employee. The median ratio is considerad tc be consistent
with the pay and progression policies within British Land as the remuneration policy for the CEG is sel based an the same
principles as the policy for the wider employee population. As such salaries for all employees are set to reflect the scope and
responsibilities of their role and take into account pay levels in the external market. The majonity of stafl are also eligible to
receive a bonus, and whilst variable pay represents a larger proportion of the CEQ’s package, in ail cases, there 15 a strong link
between payouts and the performance of both the Company and the individual. The Committee Chair has provided an explanation

of the relationship between reward and performance on page 126

The single total figure of remuneration represents a blended amount calculated by reference to the amounts paid te Chris Grigg
and Simon Carter tar the respective periods that they served as Chief Executive during the year.

CED pay ratin 18 2015/20 020/21
Method B C A
CEQ single figure (EQ0D) 1.653 1,934 1,644
Upper quarlile 13:1 14:1 14:1
Median 22:1 22:1 23:1

33:1 33:1 5

Lower gquariile

The salary and total pay for the individuals identified at the Lower gquartile, Median and Upper quartile positions in 2020/21 are set
cut below. Having reviewed the pay levels of these individuats it is felt thai these are representative of the strueture and quantum

of pay at these points in the distribution of employees’ pay.
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DIRECTORS’ REMUNERATION REPORT continued

2020721 Employee pay Salary Tetal pay
Upper quarlile 82 101
Median 56 70
Lower guartile [ L7

Directers’ remuneration compared to remuneration of British Land employees

The table below shows the percentage changes in different elements of the Directors’ remuneration relative 1o the pravious
financial year and the average percentage changes 1n those elements of rernuneration for employees of the listed parent company
British Land. Positive changes in the fees paid to Non-Executive Directors are attribulable to additional fees paid in respact of
additional Committee or Board responsibilities during the course of the year, rather than an increase in the level of fees paid
Reductions are as a result of the whote Board waiving 20% of their respective sataries or fees far the four menth period between
April and Juty 2020 in response 1o the Covid-19 pandemic. Chris Grigg. Irvinder Goodhew, William Jackson and Loraine Woadhouse
are netincluded in the table below as they were appointed or departed during the year. The 2% increase in employee salaries was
due to promotienal increases during the year rather than a group-wide increase Similarly, the increase in annual incentive of
84% reflects a higher company multiplier in 2021 compared o 2020 which was scaled back due to the impact of Covid-19.

2020 vs 2021

Base salary/fees Renefits Annual koaus

Remuneraiion elemeni % change. % change % change
Simaon Carter’ nfa nfa nfa
Tim Score? 20% L% nfa
Lynn Gladden -5% 0% n/a
Alastair Hughes -3% 0% n/a
Nicholas Macpherson -T% 0% nia
Preben Prebensen 12% 0% nfa
Laura Wade-Gery 0% 0% n/a
Average employess 2% 1% B84%

1. Simon Carter was agpoinied as CEQ during the year which led ta an increase in his basic salary as detailed on page 123.
2 Tim Score’s 2020 fee was sma'ler due to becoming Chairman part way lhraugh the year ending 31 March 2020 which accounts for the percentage increase in fees

received for the year ended 31 March 2021
The Committee reviews, takes advice and seeks information from both its independent adviser and the Human Resources
department on pay relatively within the wider market and the Company throughout the year The CEQ pay ratio, ethnicity and
gender pay ratio help ta inform the Commitlee in its assessment of whether the level and siructure of pay within the Company
is appropriate. The Committae is satisfied with the current Policy and feels the cpportunity and alignment are appropriate at
the currert time,
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Non-Executive Directars’ remuneration (audited) .
The table below shows the fees paid 1o cur Non-Executive Directors for the years ended 31 March 2021 and 31 March 2020:

Fees Taxzble benelits’ Toial

2021 2020 202 020 201 2020
Chairman and Non-Executive Directors E0QD €000 £000 £000 [:1.0] £000
Tim Score {Chair) 350 292 0 - 150 292
Lynn Gladden 72 77 ] 1 72 78
[rvinder Goodhew? 36 - 0 - 36 -
Alastair Hughes B8 91 0 - 88 71
Nicholas Macphersen 67 72 0 - &7 72
Preben Prebensen ) 85 75 1] - 85 76
Laura Wade-Gery 86 ;5 0 - 84 Bé
L oraine Woodhouse? [ - [}y - [ -~
Farmer Directors who served during the year
William Jackson 64 87 0 - b4 87
Rebecca Worthington 63 86 0 - 63 86

1. Taxable benefits include the expenses incurred by Non-Executive Dicectars. The Company provides the tax gross up on these banefits and the figures shown above
are the gressed up values. There is no variable element ta the Non-Executive Direclors’ fees.

2. These Non-Executive Directors were nol members of the Board from April 1o July 2020 and therelore did not have the opporiuniiy to waive an amount equal to 20%
of Lthe feas paid in response to the Covid- 19 pandemic.

Letters of appointment
All Non-Executive Directors have a letter of appointment with the Company. The effective dates of appointmant are shown betow:

Elfectve date of appeiniment

Durecior Original date oi appsiniment in maost recent letler of appaintment Unazxpirad Lerm Imonths}
Tirmn Score (Chair) 20 March 2014 19 July 2019 13
Lynn Gladden 20 March 2015 24 May 2021 37
trvinder Goedhew 1 Qctober 2020 1 October 2020 37
Alastair Hughes 1 January 2018 1 January 2021 37
Nichalas Macpherson 19 December 2016 19 December 2039 25
Preben Prebensen 1 September 2017 1 September 2020 37
l.aura Wade-Gery 13 May 2015 24 May 2021 37
Loraine Woadhouse 1 March 2021 1 March 2021 37

The sppaintment of the Chairman or any Non-Executive Directors may be terminated immediately without natice if they are not
reappointed by shareholders arif they are removed fram the Board under the Company’s Articles of Association or if they resign
and do not alfer themselves for re-election. ln addition, appoiaiments may be terrminated by either the individual or the Company
giving three months’ written notice of termination or, for the current Chairman, six months written notice of termination.

Remuneration Committee membership’
As 2t 31 March 2021, and throughout the year under review, the Committee was comprised wholly of independent Non-Executive
Directars. The members of the Cammittee, together with aitendance at Committee meetings, are set out in the table below:

Date of appointment

Dirgctor Posilion - dio tha Committeel Attendance
Laura Wade-Gery Chair 13 May 2015 8/8
Lynn Gladden Member 20 March 2015 /8
Preben Prebensen Member 1 Septernber 2017 8/4

During the year ended 31 March 2021, Committee meetings were also part attended by Tim Score [Chairman], Chris Grigg
{former Chief Executive), Simon Carter [former Chief Financial Qfficer and incumbent Chief Executive], David Walker [Interim Chief
Financial Qfficer], Bruca james [Head of Secretariat], Brona McKeown [General Counsel and Company Secretaryl, Ann Henshaw
[HR Director) and Kelly Barry [Head of Reward| other than for any item relating to their own remuneration. A representative from
Korn Ferry alse routinely attends Committee meetings,
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DIRECTORS' REMUNERATICN REPORT continued

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 Committee’s independent remuneration advisers, Korn Ferry, prior
to each substantive 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 relerance which can be found on the Company's website
brrtishland com/cormmittees. The Cammittee’s key areas of responsibility are:

setting the Remuneration Policy for Executive Directors and the Chairman;

reviewing the Remuneration Policy and strategy for members of the Executive Commuttee and other members of executive
management, whilst having regard to pay and employment conditions across the Group,

determining the total individual remuneration package of each Executive Qirector, Executive Cornmittee member and cther
membars of management,

monitoring performance against conditions attached to atl annual and long term incentive awards to Executive Directors.
Executive Committee and other members of management and approving the vesting and payment outcernes of these
arrangements; and

selecting, appointing and setting the terms of reference of any independent remuneration consultants,

In addition ta the Committea’s key areas of responsibility, during the year ended 31 March 2021, the Commitiee also considered
the following matters.

reviewing and recommending ta the Board the Remuneration Report o be presented for shareholder approval,
rernuneration of the Executive Directors and members of the Executive Committee including achievernent of corporate and
individual performance; and pay and Annual Incentive awards below Board-level;

the extent to which performance measures have been met and, where appropriate, approving the vesting of Annual Incentive
and long term incentive awards;

granting discretionary share awards; reviewing and setting performance measures for Annual Incentive awards and Long
Term incentives,

reviewing the Committee’s terms of reference;

the need for engagement with sharehalders and their representative bodies on remureration matters. This took place at the
start of the year in relat on to the 2020 AGM, but has not been felt to be necessary since then;

feedback from the HR Directar and Rernuneration Consultanis following consultation with a workforce panel set up to discuss
Executive remuneration;

the Cemmittee was made aware cf the results of engagement surveys and any genaral themes thai are impacting employees
All-employee communications were sent fram Executive Cemm ttee members, including the CED, relating to wicer
Compary remuneration;

considering gender and ethn.city pay gap reporting reguirements; and

recerving updates and traming on corporate governance and remunecation matters from the indepeadent

remuneration consultant.

The Committee’s terms of reference have been reviewed by the Committee during the year, and minor changes in line with best
practice were made.
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Remuneration consultants

Korn Ferry was appointed as independent remuneration adviser by the Committee on 21 March 2017 following a campetitive
tender pracess, Korn Ferry is a member of the Remuneration Consultants Group and adheres to that graup’s Code of Conduct.
The Commuttee assesses the advice given by its advisers to satisfy itself that it 1s objective and independent. The advisers have
private discussions with the Committee Chair at least once a year in accordance with the Code of Conduct, Fees, which are
charged or a time and materials basis, were £158,620 [excluding VAT). Karn Ferry also provided general 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 to sharehaolders regarding the Directors” Remuneration Report

and Remuneration Policy (at the AGM in July 2019).

Resolution Yolas lor % far Yoles against % against  Total votes casl Yotes withheld
Directors’ Remuneration Report [2020} 587 9590 839 97.92 12,489,619 2.08 600,440,458 8,788,240
Directors’ Remuneration Pelicy 12019] 499,935,009 98.30 12.073.234 1.70 712,008,245 840.435

This Remuneration Report was approved by the Board on 25 May 2021.

.

Laura Wade-Gery
Chair of the Remuneration Committee
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DIRECTORS' REPCRT ANO ADDITIONAL DISCLOSURES

Directors’ Report and

additional disclosures

The Directors present their Report on Lhe affairs of the Group,
tagether with the audited financial statements and the report
of the auditor for the year ended 31 March 2021. The Directors’
Report also encompasses the entirety of our Corporate
Governance Report from pages 90-147 and Other Information
seclion from pages 229 to 240 for the purpose of the Act
section 463. The Directors’ Report and Strategic Report
together constitute the Management Repart for the year ended
31 March 2021 for the purpose of Disclosure and Transparency
Rule 4.1.8R. Information that is retevant to this Report, and
which s incorporated by reference and including information
required 1n accordance with the UK Companies Act 2006 and
or Listing Rule 9.8 4R, can be located in the following sections

Section in

Informatian Anral Reporl Page

Future developments of

Ihe business of the Campany Strategic Report 15to 27

Risk factars and principal risks Strategic Report 78 to 87

Financial instruments - risk

managemerit ohjectives and policies  Strategic Report  75t0 77

Dividends Slrategic Repost 73

Sustainability governance Strategic Report 49

Greenhouse gas emissions,

energy consumplion and efficiency Strategic Report 52

Viability and going

concern statements Strategic Report 88

Governance arrangements Governance 94 to 100

Emplayment policies

and employes involverment Straiegic Report 36 to 39
Financial

Capitalised interest Staternents 172 to 183

Directors waivers of emolumentls Gavernance 123

Addilionat unaudited
financial nformaticn

Other Information
unaudited 229 1o 234

Annual General Meeting (AGM)

The 2021 AGM will be held at 9:30am on 13 July 2021 at Storey
Club, 100 Liverpoot Street.

A separate circular, comprising a letter from the Chairman

of the Board, Notice of Meeting and explanatory notes on the
resolutions baing proposed, has been circulated to shareheolders
and is available an our website britishland.com/agm.

Articles of Association

The Company s Articles of Association [Articles) may only

be amended by special resolution at a general meeting of
sharaheolders. Subject to applicable law and the Campany's
Articles, the Directors may exercise atl powers of the Company

The Articles are available on the Cempany’s website
britishland. com/governance
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Board of Directors

The names and biographical details of the Directars and
details of the Beoard Committees of which they are members
are sel out on pages 90-92 and incorporated into this Report by
reference. Changes to the Directors during the year and up to
the date of this Repart are set aut on page 113. The Company's
current Articles require any new Director to stand for etection
at the next AGM following their appointment. However, in
accordance with the Code and the Company’s current practice,
all continuing Directors offer themselves for election or
re-election, as required, at the AGM,

Details of the Directors’ interests in the shares of the Company
and any awards granted to the Executive Directers under any of
the Company’s all-employee ar execulive share schemes are
givenin the Directors’ Remuneration Report on pages 122-143,
The service agreements of the Executive Directars and the
letters of appaintment of the Non-Executve Directors are also
summarised in the Directors’ Remuneration Report and are
available for inspection at the Company's registered office.

The appointment and replacement of Directors 13 governed by
the Company's Articles, the Code, the Companies Act 2004 and
any related legislation. The Board may appoint any person to
be a Director so tong as the total number of Directors does not
axceed the Lirmit prescribed in the Articies, The Articles provide
that the Company may by ordinary resolution at a general
meeting appeint any person to act as a Director, provided that
notice is given of the resolution identifying the proposed person
by name and that the Company receives written canfirmation of
that person’s willingness to act as Directar if he or she has not
been recommended by the Board. The Articles also empower
the Board to appoint as a Director any person whao is willing to
act as such. The maximum possible number of Directors under
the Articles is 20. In addition to any power of remaval conterred
by the Companies Act 2006, the Articles provide that the
Company may by ordinary resolution (and without the need for
any spacial nolicel remove any Director from office. The Articles
also set out the circumstances in which a person shall cease to
be a Cirector.

The Articles require that at each annual general meeting

each persan who 1s a Director on a specific date setected by
the Board shall retire fram office. The date selected shall be
not mare than 14 days before, and no later than, the date of the
notice of annual general meeting. A Director whao retires at an
annual gereral meeting shall be eligible for regppaintment by
the shareholders.

Directors’ interests in contracts and

conflicts of interest

Neo contract existed during the year in relation to the Company’s
business in which any Diractor was materially interested.

The Company's procedures tor managing conflcts ol interesi
by the Directors are set out on page 97. Provistons are also
contained in the Compary’s Articles which allow the Direclers
to authonise potential conflicts of interest.




Directors’ liability insurance

and indemnity

The Company maintains appropriate Directors” and Officers’
liability insurance cover in respect of any potential tegat action
braught against its Directors.

The Company has alse indemnified each Director to the

extent permitted by law against any Liabdity incurred in relation
to acts or omissians arising in the ordinary course of their
duties. The indemnity arrangements are qualifying indemnity
provisions under the Companies Act 2006 and were in force
throughout the year and are in force at the date of lhe Report.

Share capital

The Cempany has one class of shares, being ordinary shares of
25p each, all of which are fully paid The rights and obligations
attached to the Company's shares are set out in the Articles
There are no restrictions on the transfer of shares exceptin
reiation to Real Estate Investment Trust restrictions.

The D-rectors were granted authority at the 2020 AGM to allot
relevanl securities up to a nominal amount of £77,223,589 as
well as an additional authority tc allot shares to the same value
an a rights issue. This authority will apply until the conciusion
of the 2021 AGM or the close of business on 30 September
2021, whichever is the sooner At this year’'s AGM, shareholders
will be asked to renew the authority 1o allot relevant securities

The Directors were granted authority at the 2020 AGM to aliot
shares in the Company and to grant rights to subscnbe for,

or convert any security into, shares in the Company up to a
maximum aggregate nominal amount of £77,223,589, as

well as an additional authority (o allot shares up to the same
amount an 2 rights issue only. This authority will apply until the
conclusion of the 2021 AGM. At the 2021 AGM, shareholders will
be asked to renew the allctment authority.

At the 2020 AGM a special resolution was also passed to permit
the Directors to allot shares for cash on a non-pre-emptive
basis both in connecticn with a rights 1ssue or similar pre-
emptive issue and, otherwise than in connection with any

such issue, up 10 3 maximum nominat amaunt of £11,583,538.
A further special resolution was passed to permit the Directars
to allot shares for cash on a non-pre-emptive basis up to the
same amount for use only In connection with an acquisiticn or
a specified capital investment. At this year's AGM, sharehotders
will be asked to renew such powers.

The Company continved 1o hotd 11,266,245 ardinary shares in

treasury during the whole of the year ended 31 March 2021 and
to the date of this Report.

Further details retating to share capital, including movements
during the year, are set out in Note 20 to the financial
staternents on page 205

Rights under an employee share scheme

Employee Benetit Trusts [EBTs) operate in connection with
some of the Company’s employee share plans. The trustees

of the EBTs may exercise all nghts attached lo the Company's
ordinary shares in accerdance with their fiduciary duties other
than as specifically restricted in the documents which govern
the relevant emgplaoyee share plan,

Waiver of dividends

Blest Limited acts as trustee (Trustee| of the Company's
discrettonary Employee Share Trust [EST). The EST holds and,
from time to time, purchases British Land ordinary shares in
the market, for the benehit of ermnployees, including to satisfy
outstanding awards under the Company's various executive
employee share plans. A dividend waiver is in place from the
Trustee in respect of ali dividends payable by the Company
on shares which it hotds in trust.

Substantial interests

All notifications made to British Land under the Disclosure

and Transparency Rules [DTR 5] are published on a Ragulatory
Information Service and made available on the Investors section
of our website.

As at 31 March 2021, the Carnpany had been notified of the
following interests in its ordinary shares tn accordance
with DTR 5. The information provided is correct at the
date of notification:

Interests in Parcentage

ordinary halding

shares disclosed %

BlackRock, tnc. 79,484 562 10.00
Brookfield Asset Management Inc. 85,546,962 9.23
Norges Bank 74,998,396 B.09
APG Asset Management N.V. 48,072,042 5.1¢
Invescao Lid. 45,871,686 4.9%

Since the year end, and up to 24 May 2021, the Company had
not received any notifications of interest in its crdinary shares
in accordance with OTR 5.

Change of control

The Group's unsecured borrowing arrangements include
provisions that may enable each of the lenders or bondholders
to request repayment or have a put at par within 2 certain
period following a change of control of the Company. In the
case of the Sterling bond this arises if the change of control
alsc results in a rating downgrade tc below investment grade.

There are no agreements between the Company and tls
Executive Directors or employees providing for carnpensation
for loss of cffice or employment that accurs specificatly
because of a takeover, merger or amalgamation with the
exception ¢f provisiens in the Company's share plans which
could resuit in options and awards vesting or becoming
exercisable on a change of control. All appointment letters for
Naon-Executive Directors will, as they are renewed, contain a
provision that allows payment of their notice period in certain
limited circumstances, such as corporate transactions,
where the Company has terminated their appointment

with immediate effect.
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DIRECTORS  REPORT AND ADDITIONAL DISCLOSURES continued

Payments policy

We recognise the impertance of good supplier relationships to
the overall success of our business We manage dealings with
suppliers in a fair, consistent and transparent manner For
mare infermation please visit the Suppliers section of our
website at britishland.com/about-us/suppliers.

Events after the balance sheet date

Details of subsequent events, if any, can be found i Nate 26
on page 208

Political donations and expenditure

The Company made no political donations or expenditure
during the year [2020: nill.

Inclusive culture

British Land employees are committed to promoting an
inclusive, positive and collaborative culture. We treat

everyone equally irrespective of age, sex, sexual orientation,
race, calour, nationality, ethnic arigin, religion, religicus or
other philosophical beliel, disability. gender identily, gender
reassignment, marital or civil partner status, ar pregnancy or
maternity. As stated n our Equal Opportunitizs Policy, British
Land treats ‘all calleagues and job applicants with eguality. We
do not discriminate against job applicants, employees, workers
or contraclars because of any protected characteristic. This
applies to all opportunities provided by the Company including,
but not limited ta, job applications, recruitment and intecviews,
training and developmaent, role ennchment, conditions of work,
salary ant performance review’. The Company ensures that our
policies are accessible to all employees, making reasonable
adjustment when required.

Through its policies and more specifically the Equal
Opportunities, Disabled Warkers and Recruitment policies,
the Company ensures that entry into, and pregression
within, the Company is based solely on personat ability and
competence to meet set job criteria. Should an employee,
worker or contraclor become disabled in the course of their
employment/engagement, the Company aims to ensure thal
reasonable steps are taken to accommaodate their disability
by making reasanable adjustments to their existing
ermployment/engagemant

Community investment

Qur financial contributions to good causes during the year
totalled £1,6475,171 [2020: £1,620.000). Our Community
Investment Committee approves all expenditure from

our Community Investrnant Fund.
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in addition, the Company also supports tundraising and payroli
giving for causes that matler to staff. The support provided for
the year ended 31 March 2021 includes:

- 90% uplift of Bntish Land staff payroll giving contributions
{capped at £5,000 per person and £50,000 per annum for
the whole organisation}; and

- Astaff matched funding pledge, matching money raised for
charity by British Land staff up to ES00 per person per year.

Our community investment is guided by our Local Charter,
working with local partners ta make a lasting positive difference:

- conneching with local communities

- supporting educational initiatives for local peogle

- supporting local traming and jobs

- supparting local businesses

- contribubing to local people’s wellbeing and enjoyment

Through our community investment and Local Charter activity,
we connect with communities where we aperate, make positive
local contributiens, help people fulfil thetr potential, halp
businesses grow, and promote wellbeing and enjoyment.

This all supports our strategy to create Places People Prefer.

Auditor and disclosure of information

Each of the Girectors at the date of approval of this Report
confirms that:

- sofar as the Director is aware, there is nc relevant audit
information that has not been brpught to the attention of
the auditor

- the Director has taken all steps ihat he/she should have
taken to make himself/hersetf aware of any relevant audit
information and to establish that the Company's audilor 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
reappaint PwC as the Company’'s auditor will be proposed at
the 2021 AGM

The Directors’ Report was approved by the Board on
25 May 2021 and signed on its behalf by:

rono JWA___

Brona McKeown
General Counsel and Company Secretary

The British Land Company PL.C
Company number: 621920




Directors’ Responsibilities Statement

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 tor each financial year. Under that law the Directors
have prepared the Group and Company hnancial statements
in accordance with international accounting standards in
conformity with the requirements of the Caompanies Act 2006.
Additionally, the Finanoal Conduct Authority's Oisclosure
Guidance and Transparency Rules require the Oirectors

to prepare the Group financial statements in accordance
with internationzl financial reporting standards adepted
pursuant te Regulation [EC) No 1406/2002 as it applies

in the European Union,

Under company law the 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 Company
for that period In prepanng the financial statements, the
Directors are required to:

- select suitable accounting policres and then apply
thern consistently

- state whether, for the Group and Company, international
accounting standards in conformity with the requirements
of the Companies Act 2006 and, for the Group, international
financial reporting standards adopted pursuant to Regulation
{EC] No 1606/2002 as it applies in the European Union have
been foilowed, subject to any material departures disclosed
and explained in the financial statements

- make judgemenls and accounting estimates that are
reasonable and prudent

- prepare the financial statements on the going cancern basis
unless itis inapprogriate to presume that the Group and
Company will continue in business

The Directors are respansible for keeping adequate accounling
records that are sufficient to show and explain the Group and
Company's transactions and disclose with reascnable accuracy
al any time the financial pesition of the Group and Company
and enable them to ensure that the financial statemenis

and the Oirectors’ Remuneration Report comply with the
Companies Act 2006 and, as regards the Group financial
statements, Article 4 of the 1AS Regulation

The Directors are also responsible for safeguarding the
assets of the Group and Company and hence for taking
reasonable steps for the prevention and detection of
fraud and other irregulartties

The Directors are responsible for the maintenance and integrity
al the Campany’s website. Legislation in the Umted Kingdom
governing the preparation and dissernination of financial
stalernents may differ from legislation in other jurisdictions.

The Directors consider that the Annual Report and Accounts,
taken as a whole, is fair, balanced and undersiandabie and
provides the information necessary for shareholders to assess
the Group znd the Company’s position and performance,
business model and strategy.

Each of the Directors. whose names and functions are listed in
the Board of Girectors on pages 90-22, confirm that, to the best
of their knowledge-

- the Company hinancial statements, which have been
prepared in accordance with United Kingdem Generally
Accepted Accounting Practice [United Kingdom Accounting
Standards, comprising FRS 101 "Reduced Oisclosure
Framework”, and applicable lawl, give a true and fair view
of the assets, liabilities, financial position and profit or
\oss of the Company

- the Group financial statements, which have been prepared
inaccordance with international acceunting standards in
conformity with the requirements of the Companies Act 2006
and international financial report:ng standards adopied
pursuant to Regulation [EC] No 1606/2002 as it applies in
the European Union, give a true and fair view of the assets,
liabilities, financial pasition and prefit or loss of the group

- the Strategic Report and the Directors’ Repeort include a fair
review of the development and periormance of the business
and the position of the Group and Company, together with a
descriptian of the principal risks and uncertainties they face.

By order of the Board.

G L

Simon Carter
Chief Executive

25 May 2021
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INDEPENDENT AUDITORS REPORT

Independent auditors’ report to the members of
The British Land Company PLC

Report on the audit of the financial statements

Opinion

In our opinion:

- The British Land Company PLC's Group financial statements and Company financial staiements [the "financial statermants”)
give a true and lair view of the state of the Group’'s and of the Company's affairs 2s at 31 March 2021 and of the Grougp's loss
and the Group's cash flows for the year then ended;

- the Group financial statements have been properly prepared in accardance with international accounting standards n
conforenity with the requirements of the Campanies Acl 2004;

- the Company financial stalements have been property prepared in accarcance with Uniled Kingdom Generally Accepted
Accounting Practice [United Kingdom Accounting Standards, comprising FRS 101 "Reduced Disclosure Framewark”, and
applicable law); and

- the financial statements have been prepared in accordance with the requirements of the Companies Act 2004,

We have audited the financial statementis, included within the Annual Regoert and Accounts 2021 (the "Annual Report”], which
comprise: the Consolidated and Company balance sheets as at 31 March 2021; the Consolidated income statement and the
Consolidaied statement of comprehensive income, the Consolidated statement of cash flows, and the Consolidated and Company
statements of changes in equity for the year then ended; and the notes to the financiat statements, which include a description of
the significant accounting policies.

Our opinian 1s consistent with our reporting te the Audit Commuttee.

Separate opinion in relation to international financial reporting standards adopted pursuant to Regulation [EC) No 1406/2002
as it applies in the European Union

As explained in Note 1 to the financial statements, the Group, in addition tc applying international accounting standards in
conformity with the requirements of the Companies Act 2006, has alsc applied international financial reporting standards adopted
pursuant to Regulaticn |[EC) No 1606/2002 as it applies i the Eurapean Unien,

In our apinion, the Group financial statements have been properly prepared in accordance with international financial reparting
standards adepted pursuant 1o Regulation (EC| No 1606/2002 as it applies in the European Urion.

Basis for ppinion

We conducted our audit in accordance with international Standards on Auditing (UK| ["154s (UKI'} and applicable law. Qur
respansibilities under 1SAs [UK] are further described in the Auditors’ responsibilities far the audit of the financial statements
section of pur report. We believe that the audit evidence we have oblained is sufficient and appropriaie to provide a basis for
our opinion.

Independence

We remained independent of the Group in accordanca with the ethical reguirements that are relevant to our audit of the financial
statements in the UK, which includes the FRC's Ethical Standard, as applicable to listed public interest entities, and we have
fulfilled oyr other ethical responsibilities in accordance with these requirements.

To the best of our knowledge and belief, we declare that nan-audit services prohibited by the FRC's Ethigal Standard were
not provided.

Other than those disclosed i Note 5, we have prowided no non-audit services to the Group or its controiled undertakings in the
period under audit.
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INDEPENCENT AUDITORS REPORT continued

Our audit approach
Overview

Audit scope - We tailared 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 statements are prepared
an a consolidated basis, and the audit team carries out an audit over the consolidated Group
batances in support of the Group audit opinion.

Key audit matters - Vatuation of investment and devetopment properties, either held directly or through joint
ventures [Group|
- Recoverability of tenant debtlors and incentives |Group)
- Covid-19 {Group and Companyl
- Taxation (Group)
- Vatuation of investments and loans te subsidiaries and joint ventures [Company]

Materiality - Overall Group matenality: £88.8 millien [2020: £113.0 rrullion) based on 1% of totat assets.
- Specific Group materiality: £14 1 million 12020: £15.9 million], based on 5% of the Group's
three-year average underlying post-tax praht.
Overall Company materiality £79.9 million (2020: £101.7 million) based on 1% of total assets.

- Performance materiality: £64 6 million [Group) and £59.9 million [Companyl.

The scope of our audit
As part of designing our audit, we determined materiality and assessed the risks of material misstaternent 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 staternents of the current period anc include the most significant assessed rnisks of material misstaternant {whether
or not due to fraudd identified by the auditors, including those which had the greatest effect on: the overal! audit strategy; the
allocation of resources in the audit; and direcling the efforts of the engagement team. These matters, and any comments we
make on the results of our procedures thereon, were addressed in the context of our audit of the financial statements as a
whole, and in forming our opinion therean, and we do not provide a separate opinien on these matters.

Thes is not @ complete list of all risks identilied by our audit.

Receoverability of tenant debtors and incentives and Valuabion of investments and loans to subsidianes and joint ventures are new
key audit matters this year. Revenue recagnition. which was a key audit matter last year. is no longer included because of cur
refined risk assessment relating more specifically to the expected credit toss provision. Otherwise, the key audil matters below
are consistent with last year
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Key audit matter

How our audit addressed the key audit matter

Yaluation of investment and development properties,
either held directly or through joint ventures (Group]
Refer to the Report of the Audit Commilttes, Notes to

the financial staternents - Note 1 [Basis of preparation.
significant accounting policies and accounting judgements],
Note 10 {Property] and Nate 13 [Jaint ventures and fundsl.

The Group owns either directly or through jaint venturos
and funds a portfolio of property consisting of affice and
resigential real estate in Central London, retail and leisure
properties across the UK, and developments including

the Canada Water site in East London. The total properly
portfolio valuation for the Group was £6,247 million and

for the Group’s share of joint ventures and funds was
£3.048 mullion as at 31 March 2021.

The valuations were carried out by third party vatuers CBRE.
Jones Lang LaSalle, Cushman & Wakefieid and Knight Frank
|the "Valuers"]. The Valuers were engaged by the Directors
and performed thew work in accordance with the Royal
Institute of Chartered Surveyers ["RICS”) Valuation -
Professional Standards and the requirerments of
Internatianal Accounting Standard 40 ‘Investment Properly .

In determining the valcation of a property, the Valuers

take into account praperty-specific information such as the
current ienancy agreements and rental income They apply
assumptions for yields and estimated market rent, which
are influenced by prevailing market yields and comparable
markel transaclions. to arrive at the final valuation. For
developments, the residual appraisal method is used, by
estimating the fair value of the completed project using 3
capitalisation method less estimated costs to completion
and 2 risk premiurn.

The valuation af the Group's property porticlio was identified
as a key audit matter given the vatualion is inherently
subjective due te among other factors, the individual nature
of each property, (s location and the expected future rental
sireams for that particutar property. The wider challenges
currenlly facing the real eslate occupier and investor
markels as a result of Covid-19 further contributed to

the subjectivity for the year ended 31 March 2021, The
significance of the estimaes and judgements invalved,
coupled with the fact that only a small percentage difference
in individual property valuations, when aggregated, could
result:n a material misstatement, warranted specific audit
focus in thus area.

Given the inherent subjectivity involved in the valuation of the property
portfolio, and therefore the need for deep market knowledge when
determining the most appropnate assumptions and the technicalities
of valuation methodology. we engaged our internal valuation experls
{quatified chartered surveyors 1o assist us in our audit of this area.

Assessing the Valuers' expertise and objectivity

We assessed the Valuers' gualifications and expertise and read their
terms of engagement with the Group to determine whether there
were any matters thal might have aifected their objectivity or may have
imposed scope limitatons upon thewr work. We also considered lees
and other conlracival arrangements that might exist between the
Group and the Valuers. We found no evidence to suggest Lhat the
objectivity of the Valuers was compromised.

Assumptions and estimates used by the Valuers

We read the valuation reporis for all the properties and confirmed

that the valualion approach for each was in accerdance with RICS
standards We obtained details of each property held by the Group

and set an expacted range for yield and capital value movement,
determined by reference to published benchmarks and using sur
experience and knowledge of the market. We comnpared the investment
yields used by the Yaluers with the range of expectad yields and the
year on year capital movement (o our expecled range. We also
considered the reasonableness of cther assumptions that were not so
readily comparabie with published benchmarks, such as estimated
rental value, For developments valued using the residual valuation
methad, we oblzined the development appraisal and assessed (he
reasonableness of the valuers’ key assumptions. This included
comparing the yield to comparable market benchmarks, comparing
the costs Lo complete estimates to development plans and contracts,
ang considering the reasonableness of other assumptions that are net
so readily comparable with published benchmarks, such as estimated
rental value and developers’ profit.

We spoke with the Valuers to discuss and challenge thewr appraach to
the valuatians, particularly in light of Covid-19, the key assumptions
and their rationale behind the maore significant valuation movemants
during the year. Where assumptions were outside {he expected range
or showed unexpected mevements based en our knowledge, we
undertaok further investigations, hetd further discussions with the
Valuers and obtained evidence 10 support explanations received.

The valuation commentaries provided by the Vatuers and supporiing
evidence, enablad us to consider the property specific factors that
may have had an impact on value, including recent comparable
transactions where appropriate We observed that alternative
assumptions had been considered and evaluated by management
and the Valuers, before determining the final valuation. We concluded
that the assumptions used in the valualions were sugportabie in light
of available and comparable market evidence.
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INDEPENDENT AUDITORS REPORT continued

Key audit matter

How our audit addressed the key audit matter

Valuation of investment and develapment properties,
either held directly or through joint ventures [Group]
{continued]

Infermation and standing data

We performed testing on the standing dalta in the Group's infarmation
systemns concerning the valuation process. We carned cul procedures,
on a sample basis, to satisly ourselves of the accuracy of the property
information supplied to the Valuers by management. For operating
properties, we agreed tenancy information Lo supporting evidence on
asample basis. For developments we canfirmed that the supperting
information for construction contracts and budgets, which was
supplied to the Valuers was also consistent with the Group's records
for example by inspecling eriginal construction contracts. For
developments, capitalised expenditure was tested on a sample basis
to inveices, and budgeted costs to complete compared with supporting
evidence. We agreed the amounts per the valuzation reports to the
accounting records and the financial statemenis.

We have ng issues to reportin respect of this work.

Recoverability of tenant debtors and incentives [Group]
Refer 10 the Report of the Audit Comnmittee, Notes to

the financial statements  Note 1 (Basic of preparation,
significant accounting pelicies and accounting judgements),
Note 10 [Propertyl and Note 13 [Debtors).

The total value of trade debtors recognised within the Group
is E82 millian and within joint ventures was £27 mittion

at 31 March 2021, against which an Expected Credit Loss
['ECL'] provision of £57 million and £15 millon has been
recognised. Tolal tenanl incentives across the Group is
£149 million and acress jomnt ventures was £79 millon

at 31 March 2021, against which an ECL provision of

£23 million and £6 mitlion has been recognised.

As a result of the Covid-19 pandavic and its impact, the

Group has issued rental support ta many of its retail tenants.

As negotiaticns are still engoing with some tenants as at
31 March 2021, amounts due from these tenants wilt not
have been waived or collected at the year-end. This has
led 1o a higher level of tenant debtars outstanding at

31 March 2021 when compared with 31 March 2024,

The Directors have applied the Expected Credit Loss ['ECL"}
maodel under [FRS 9 Financial Instruments and utilised a
matrix methodology to determine the provision. The key
assumplions have been the tenants’ credii risk rating and
the relaled expected loss rate for each risk rating and
ageing combhination

Tenant risk ratings have been determined by the Directors,
taking into consideration information availabie surrounding
atenant s credit rating, frnancial position and historical
defaut ratas.

Cansideration has also been given to the current impact

of Covig-19 and its potential future impact on the tenant's
business along with industry trends. The expected loss rate
has alse taken into consideration the ageing profile of the
debtors, however in the current envirenment as a resull of
Covid- 19, the Oirectors have applied more weight to the nisk
ratirg whan determinirg the ECL prowision.

We have evaluated the methodclogy utilised by the Directers in
determining the ECL provisions as at 31 March 2021 and we are
salisfied the approach is rompliant with the reguirements of IFRS ¢
Financial lastrurmnents. We verified the mathematical accuracy of the
model and provision calculalion,

On 2 sample basis, we have performed detailed testing over the
underlying data and information used in the ECL model including but
not limited to verifying: the tenant's year end outstanding receivable
balance; the tenant’s year end unamortised iease incentive balance,
tenant’s credit hisleries and their current trading performance, the
ageing of the balances; the level of cash collectians both during the
year and post year end; and the forward locking macroecanamic
anvironment amongst other faclers,

We have tested the key assumptions within the ECL provision
calculation, being the categorisation of tenants and the percentage
provisioning rates applied to each category. In doing so we had direct
regard lo the upderlying data and informalion described above.

We have also assessed the disclosures made in relation o the ECL
provisions and the related sensitivities to the risk categorisation and
the expected loss rate applied and consider them to be reascnable.

We have na issues Lo report in respect of this wark.
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Key audit matter

How our audit addressed the key audit matter

Recoverability of tenant debtars and incentives {Groupl
lcontinued)

The same key assumptions are applied in the ECL madel

for tenant incentives, without the consideralion of the ageing
prefie which is not relevant lor tenant incentive batances.

On the basis that the estimation of an ECL provision against
the tenani deblars and incentives batances has been highly
subjective and contains significant astimation uncertainty,
we have identified this as a key audii matter.

Covid-19 (Group and Company!

Refer to the Strategic Report - Principal risks and
uncertainties and the Viabilily statement, the Report of the
Audit Commitiee and the Netes to the financial statements

- Note t [Basis of preparatian, significant accounting pelicies
and accounting judgementsi.

The Covid-19 pandemic has continued to impact the
operations of the Group and Company during the reporting
pericd, reducing both progerty valuations and nes rental
income severely. The extent of the negative impact of the
pandemic on future perfermance is difficult Lo predict as
government interventian continues, such as the UK rent
maralorium, and wider structural challenges in the retail
sector remain.

In order to assess the impact of Covid- 19 on the business,
management have updated their risk assessment and
prepared an analysis of the potential impact on the revenues,
profits, cash flows, operatians and liquidity position of the
Group for the next 12 manths and over ihe next five years.

The analysis and relaled assumptions have been used by
management In ils assessment of the level of provisians
required againsi several balance sheet items, as well as
underpinning the Group's and Company’s geing cencearn
and viability analysis

There are three key areas mast impacted by the increased
estimation unceriainty.

- The valuation of investment and developmant properties.
- Therecoverabdity of tenant debtors and incentives.
- The going cancern forecast of the Group and Company

In making their assessment, management [ook into aczount
the covenant headraom on the Group’s drawn unsecured
loan facilities. After considering all of these factors, the
Direciors have concluded that prepaning the financial
stalemnents an a going ¢oncern basis remains appropriate,
The Directors have described their assessment of viability

in the Viability staterment in the Annual Repart.

We evaluated the Group's updated risk assessment and analysis
and considered whether it addresses the relevant threats posed
by Covid-19.

We also evaluated management’s assessmeant and corroboraied
evidence of the ogerational impacts, considering their consistency with
other available information and cur understanding of the business. We
assessed the disclosures presented in the Annual Report in relation to
Covid- 19 by reading the other information, including the Principal risks
and Viability statemant sei cut in the Strategic Report, and assessing
its consistency with the financial statements and the evidence we
obltamed in gur audit We considered the appropriateness of the
disclosures around the increased uncertainty on its accounting
estimates and consider these (o be adequate.

Refer to our key audit matier abave for detaits of how we considered
Covid-19 in our procedures in respect of the valuation of investment
and development properties.

Refer to our key audit matter abave for details of how we considered
Cavid-19 in our procedures in respect of the recoverability of tenant
debtors and incentives.

In respact of geing concern, we assessed the Qhrectors’ going cancern
analysis in light of Covid-1% and obtained evidence to support the key
assumptions used in preparing the geing concern model, including
assessing covenant headroom within the base and downside case
scenarios. We challenged the key assumptions and the reascnableness
of the miligating actions used in greparing the analysis_ In conjunction
with the above, we have reviewed management’s analysis of liquidity
and recalculated loan covenant compliance to satisly oursetves that no
breaches are anticipated aver the going concern period of assessment.
Management’s analysis includes base and downside case scenarios
and a rebust analysis of planned mitigating actions. Al the balance
sheet date, the Group has access to undrawn Loan facilities and cash
of £1 8 billion.

We considerad whether changes to working practices brought

about by Covid-19 had had an adverse impact on the effectveness of
rmanagement’s business process and IT cenlrols. Qur planned tests
of controls did nat identify any evidence of material deterioralicn in
the controt environment.

Our conclusians relating to going concern and ather information are
set out in the ‘Conclusions relating to going concern” and ‘Reporting
on other information’ sections of our repert, respeclively, below.

We have no issues to report in respecl of this work.
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INDEPENDENT AUDITORS REPORT continued

Key audit matter

How our audit addressed the key audit matter

Taxation {Group)

Refer ta the Report of the Audit Committee, the Notes ta
the financial siaterments - Note 1 [Basis of preparation,
significant accounting policies and accounting judgements|
and Note 7 {Taxation}.

The UK Real Estate Investment Trust [REIT) regime grants
companies tax-exempt status provided they meel the rules
within the regime. The rules are comnalex, and the tax-
exempl status has a significant impact on the financial
statements. Tha carmplexity of the rules craates a risk of
an inadverient breach and the Group's profit becoming
subject to tax.

The Group's status as a REIT underpins its business madel
and shareholder returns For this reason, It warrants special
audit focus.

The obligations of the REIT regirne include requirements to
camply with balance of business, dividend and income cover
tesls The Broadgate joint venture is also struclured as g
REIT and as such, REIT compliance 1s also of relevance

for this joint venture in addition to the overall Group.

Following the temporary suspensicn of dividends retating to
2020. there was a shartfallin the required Property Income
Cividend ('PID’) for the year ending 31 March 2020. The PID
ungderpayment s expected Lo be £149 million and HMRC
have confirrmed (hat the underpayment can be remedied

by payment of corporation tax of £28 mullion and the Group
would remain compliant with the REIT regime requirements
The £28 mitlion of corporation tax was paid to HMRC in
February 2021

Tax provisions are in place to account for the risk of
challenge of certain of the Group’s tax pos tions. Given
the subjective nature of these provisions, additional audnt
focus was placed on tax provisions.

We confirmed our understanding of management’s approach 1o
ensuring compliance with the REIT regime rules and we involved our
intarnal taxation specialists to venfy the accuracy of the appbication of
the rules,

We obtained management’s calculations and supporting documentation,
verified the inpuls Lo their calculations and re-performed the Group’s
and Broadgate's annual REIT compliance tests

We used our knowledge of tax circumstances and, by reading relevant
correspondence between the Group and Her Majesty’s Revenua &
Customs and the Group's external tax advisors, we are sausfied that
the assumptions and judgements used by the Group n determining
the tax provisions are reasonable.

We have no sssues Lo report in respect of this werk.

Yaluation of investments and loans to subsidiaries and
joint ventures {Company)

Reler to the Notes to the financial statements -

Naote A [Signifricant judgements and sources of estimation
uncertainty) and 9 (invesiments in subsidiaries and joint
ventures. loans to subsidiaries and ather investments].

The Comgany has investrents and loans 1o subsidiaries
et £33.142 million (2020 £34 800 million] and investrments
in joint ventures of £106 million (2020: £404 million] as

at 31 March 2021, This is following the recogrition of

a £34 milien (2020, Eni.) provision for impairment on
investments in subsidiaries, an expected credit loss
impairment of £755 million [2020: £935 mitlion) recognised
on taans to subsidiaries, and a £333 millien (2020: £t
provision for impairment on investments 10 jaint

ventures in tha year.

We cbtained the Diractors’ impairment assessment for the
recoverability of investments and loans held in subsidiaries and
joint ventures as at 31 March 2021,

We assessed Lhe accounting policy for investments and loans in
subsidiaries and joint ventures Lo ensure they were compliant with
FRS 101 "Reduced Disclosure Framework™. We verified that the
methedelogy used by the Directors in arriving at the carrying value
of each subsidiary, and the expected credit loss ‘simglified approach’
prowsion for intercompany receivables, was compliant with FRS 101,

We identitied the key judgement within the reguirernent for impairment
of both the investments and loans to subsidianies and investments in
joint ventures to be the underlying valuation of investment praperty
held ty the subsidiaries and joint ventures For details of cur
procedures over Investment property valuations please refer

10 the related Group key audit matter above

We have naissues to reportin respect of this work
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Key audit matter How eur audit addressed the key audit matter

Valuation of investments and loans to subsidiaries and
joint ventures [Company! [continued)

The Company’s accounting policy fer investments and loans
is to held them al cost less any impairment. Impairment of
the loans is ¢alculated in accordance with [FRS 9, where
expected credit losses are considered t¢ be the excess of
the Company's interest in 3 subsidiary or joint venture ovar
the subsidiary or joint venture’s fair value. [nvestments in
subsidiaries and joint ventures are assessed for impairment
in ling with I1AS 34,

Given the tnherent judgement and complexity in assessing
both the carrying value of a subsidiary ar joint veniure
company, and the expected credit (oss of intercompany
recevables, this was identilied as a key audit maiter.

How we tailored the audit scope

We lailared the scope of our audit to ensure thal we perfermed enough work to be able to give an opinion on the financial
statements as a whote, taking into account the siructure of the Group and the Company, the accounling processes and controls,
and the industry in which they operate.

The Group's properties are spread across a number of subsidiaries with the Group financial statemants being a conselidation of
these entities in addition to the properties held by the Group's joint ventures. Alt of the work was carried out by the Group audit
team to ensure sufficient coverage and appropnate audit evidence for our opinian on the Group hinancial statements as 3 whole.

Materiality

The scope of our audit was influenced by our application of materiality. We set certain quantitative thresholds for materiality.
These, together with qualitative considerations, helped us to determine the scope of our audit and the nature, timing and extent
of our audit procedures on the individual financial staterment line items and aisclosures and in evalusling the effect of
misslatements, both individually and in aggregate on the financial statements as a whole.

Based on our professional judgement, we determined materiality for the financial statements as a whole as follows:

Financial statements - Group Financial statements - Company

Overait materiality £88.8 million (2020: £113.0 million). €79.% million {2020: £101.7 million).

How we determined it 1% of tolat assels. 1% of total assets.

Rationale for benchmark applied A key determinant of the Group’s value is The Company’s main activty 15 the
oroperty investments Due to this, the key investments and loans in subsidiaries and
area of focus in the audit is the valuation joint ventures. Given this, and consistent
of investment and develepment propert:es, with the prior year, we set an averall
either held directly or through joint ventures.  Company materiality level based on total
On this basis, and conststent with the prior assets. For purposes of the Group audit,
year, we set an overalt Group materiality we capped the overall matertality for
level based on total assets. the Company to be 90% of the Group

overall materiality.

In addition, we sel a specific matesiality levei of £14.1 millian [2020: £15.9 million] for items within underlying post-tax prohit.
For 2021. this equatas to 5% of the three year average profit after tax adjusted for capital and other items. The benchmark was
updaled on the hasis that the measure used to calculate specific materiality has fluctuated over the last three years. For 2020,
this equates to 5% of profit before tax adjusted for capital and ether items In arrwing at this judgment, we had regard te the fact
that the underlying post-tax profit is a secondary financial indicator of the Group [Refer ta Nate 2 of the financial statements
where the term is defined in fulll.

We use performance matenality lo reduce (o an appropriately low ievel the probability that the aggregate of uncorrected and
undetected misstatemants exceeds overall materiatity. Specifically, we use performance matenality in determining the scope
of our audit and the nature and extent of cur testing of account balances, classes of transactions and disclosures, for example
in datermining sample sizes. Our performance materiality was 75% ul bverald maleriglily, ameuntiag to £66.6 million for the
Group financial staterments and £59.9 million for the Company financal statements.
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INDEPENDENT AUDITCRS REPORT continued

In determining the performance matenality, we considered a number of factors - the history of misstatements, risk gssessmant
and aggregation risk and the effectiveness of controls - and concluded that an amount at the upper end of our normal range
was appropriate.

We agreed with the Audit Carmmittee that we would report to them misstalements identified during our audit above £4 4 million
|Group 2udit] [2020: £5.6 mullion) and £4.0 million [Company auaht] [2020: £5.0 million] as well as misstatemerts below thase
amounts that, in our view, warranted reperting for qualitative reasons.

in addition we agreed with the Audit Commiltee that we would report to them misstatements identified during our Group audil
zhave £1.0 miluon (2020: £1 8 milbion) far misstatements related to undertying profit within the hnancial statements, aswell as
misstatements below that amount that, in our view, warranted reporting for qualitative reasans.

Conclusions relating to going concern

Qur evaluation of the directors’ assessment of the Group's and the Company's ability to continue to adopt the gaing concern basis
of accounting included:

- Corroberated key assumptions [eg liguidity forecasls and financing arrangements] to underly:ng documentation and ensured
this was consistent with our audit work in these areas,

- Considered management’s forecasting accuracy by comparing how the forecasts made at the half year compare to the actual
performance in the second hatf of the year:

- Understood and assessed the appropriatencss of the key assumptions used bath in the base case and in the severe but
plausible downside scenatio, including assessing whether we considered the downside sensitivities o be appropriately severe;

- Tested the integrity of the underlying formulas and calculations within the going concern and cash flow models,

- Considered the appropriateness of the mitigating actions available to management in the event of the downside scenario
materialising. Specifically. we focused ar whether these actions are within the Group’s control and are achievable: and

- Reviewed the disclosures provided relating to the geing concern basis of preparation and found that these provided an
explanatian of the direclors’ assessmeant that was consrstent with the evidence we obtained

Based on the work we have performed, we have not identified any material uncertainties relating to events or conditions that,
individually or collectively, may cast significant doubt on the Group's and the Company’s ability te conlinue as a going concern
for a period of at least twelve months from when the financial statements are avthorised for issue.

In auditing the financial statements, we have concluded that the directors’ use of the going concern basis of accounting in the
preparation of the financial s1alements is approprate

However. because not all future events or conditrons can be predicted, this conclusion s net 3 guarantee as to the Group's and
the Company's ability to continue as a going concern,

In relation to the directors’ reporting on how they have applied the UK Corporate Governance Code, we have nothing material to
add or draw altention to in ralation to the directors’ statement in the financial statements about whether the cirectors cansidered
it appropriate to adopt the gaing concern basis of accounting.

Qur responsibilities and the resporsibilities of the directars with respect lo going concern are described in the relevant sections
of this “eport.

Reporting on other information

The other information comprises all of the information in the Annual Report ather than the financial staterments and our auditors’
report thereon. The directors are respansibie for the other information. Our opimion on the financial statements does not caver
the other information and, accordingly, we do not express an audit opinion or, except to the extent otherwise explicitly stated in
this report, any form of assurance thereon.

In connection wiih our audit of the financial statements, our responsibility is to read the other information and. in doing so,
consider whether the other inforrraticn 1s materially inconsistent weth the financial staterments or our knowledge cbtained

in the audit, or otherwise appears 1o be materally misstated If we identify an apparent material inconsistency or material
misstatement, we are required to perform procedures Lo conclude whether there is a matenal misstatement of the financial
statements or a matenial misstatermnent of the other infermation. If, based on the work we have performed, we conclude that
there 15 & material misstatement of this ather infarmation, we are required to repart that fact. We have nothing to repoct based
on these responsibilities
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With respect te the Strategic Report and Directors’ Report and additional disclosures, we also considered whether the disclosures
required by the UK Companies Act 2004 have been included.

Based on our work undertaken in the course of the audit, the Companies Act 2006 requires us also to report certain opinions and
matters as described below.

Strategic Report and Directors” Report and additional disclosures

In our opimon, based on the work undertaken in the course of the audit, the information given in the Strategic Report and
Directors’ Repart and additional disclosures for the year ended 31 March 2021 is consislent with the financial staterments and
has been prepared in accordance with applicable legal requirements.

In light of the knowledge and understanding of the Group and Company and their environment obtained in the ¢ourse of the audit,
we did not identify any material misstatements in the Strategic Regort and Directors’ Report and additional disclosures.

Directors’ Remuneration
In our cpinion, the part of the Directors’ Remuneration Report to be audited has been properly prepared in accordance with the
Companies Act 2004.

Corporate governance statement

The Listing Rules require us to review the directors’ statements in relation to going cancern, longer-term viability and that part of
the corporate governance statement relating to the Company’s compliance with the previsions of the UK Corporate Governance
Code specified for aur review. Qur additianal responsibilities with resgect to the corporate governance staterment as other
wformation are described (n the Reporting on other informatian section of this report.

Based on the work undertaken as part of our audit, we have concluded that each of the following elements of the corporate
governance statement, included within the 2021 Corporate Governance Report is materially consistent with the financial
statements and our knowledge chtained during the audit, and we have nathing material to add or draw attention to in relation to.

- The directars’ confirmation that they have carried out a rabust assessment of the emerging and prircipal risks;

- The disclosures in the Annual Report that describe those principal risks, what procedures are in place to identify emerging
risks and an explanalion of how these are being managed or mitigated;

- The directors’ statement in the financial statements about whether they considered it appropriate io adopt the geing concern
basis of accounting in preparing them, and their identification of any material uncertainties to the Group's and Company’s
ability to continue to do so over a period of at least twelve months from the date of approvat of the financial stalements;

- The directors’ explanation as to their assessment of the Group’s and Campany’s prospects, the period this assessment
covers and why the period I1s appropriate, and

- The directors’ statement as to whather they have a reasonable expectation that the Company will be able to continue in
operation and meet its liabilities as they fall due over the period of its assessment, including any related disclosures drawing
attention to any necessary qualifications or assumgptions.

Our review of the directors’ statement regarding the longer-term viability of the Group was substantially less ta scope than an
audit and only consisted of making inquiries and considering the directors’ process supporting the:r statement; checking that
the statement is in alignment with the relevant provisions of the UK Cerporate Governance Code: and considering whether the
statement 1s consistent with the financial staterments and our knowledge and undersianding of the Group and Company and their
environment obtainad in the course of the audit

In addition, based or the work undertaken as part of our audit, we have coancluded that each of the following elemants of the
corporate governance statement is materially consistent with the financial statements and our knowledge obtained during
the audit.

- The directors statement that they cansider the Anncal Repart, taken as 3 whole, is fair, balanced and understandable, and
prevides the informalion necessary for the members to assess the Group’s and Company's position, performance, business
model and strategy.

- The section of the Annual Report that describes the review of effectiveness of risk management and internal control
systerns; and

- The section of the Annual Report describing the work of the Audit Commiitee.

We have nathing to report in respect of gur responsibility to report when the directors’ statement relating to the Company’s
compliance with the Code does not properly disclose a departure from a relevant provision of the Code specified under the
Listing Rules for review by the auditors.
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Responsibilities for the financial statements and the audit

Responsibilities of the directors for the financial statements

As explained mere fully iIn the Directors’ responsibilities statement, the directors are responsible for the preparation of the
financial statements in accordance with the applicable framework and for being satisfied that they give a true and fair view.
The directors are atso responsible for such internal control as they determune 1s necessary to enable the preparation of
financial statements that are free from material misstatement, whether due to fraud or errar.

In preparing the financial staternents, the directors are responsible for assessing the Group's and the Company’s ability to
continue as a going concern, disclosing, as applicable, matiers related tc going concern and using the going concern basis of
accounting unless the directors either intend to liquidate the Group or the Company or to cease operations, or have no realistic
alternative but to do so.

Auditors’ responsibilities for the audit of the financial statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free from material
misstaternent, whether due to fraud or error, and 1o 1ssue an auditors’ report that includes our opinion Reasonable assurance
s a high level of assurance, but is not 3 guarantee that an audit conducted in accordance with 15As (UK]) will aiways detect a
material misstatement when it exisls. Misstatements can arise from fraud or errer and are considered material if, individually
or in the aggregate, they could reasanably be expected to influence the economic decisions of users taken on the basis of these
financial statements.

Irregularities, including fraud, are instances of non-compliance with laws and regulations. We design procedures in line with aur
responsititities, outtined above, to detect matenal misstalements in respect of irreqularities, including fraud. The extent to which
our procedures are capable of detecting irregularities, including fraud, is detailed below.

Based on our understanding of the Group and industry. we identified that the principal risks of non-compliance with laws and
regulations related to compliance with the Real Estate Investrment Trust [REIT) status section 1158 of the Carporation Tax Act
2010 and the UK regulatory principies, such as those governed by the Financial Canduct Authority, and we considered the extent
to which non-compliance might have a material effect on the financial staternents We also considered those laws and regulations
that have a direct impact on the financial statements such as the Cempanies Aci 2006, We evaluated management's incentives
and opportunities for fraudulent manipulation of the financial statements lincluding the risk of override of controls), and
determined that the pringipal risks were related to posting inapprapriate Jjournal entries to increase revenue, management tias

in accounting estirnates and judgemental areas of the financial slatements such as the valuation of investment and development
properties and the expected credit toss provisions 1n respect of tenant debtors and incentives (seea related key audit matters
above]. AudH procedures performed by the engagement team included:

- Discussions with management and internal audit, including consideration of known or suspected instances of non-compliance
with laws and regulations and fraud, and review of the reports made by management and internal audit,

- Understanding of management’s internal contrals designed to prevent and detect irregulanities;

- Reviewing the Group’s litigation register in so far as it related to non-cormpliance with laws and regulations and fraud;

- Reviewing relevant meeting minutes, including those of the Risk Commuttee and the Audil Commuitee;

- Review af tax compliance with the invalvement of cur tax specialists in the audit;

- Designing audit procedures to incorporate unpredictability areund the nature, timing er extent of our testing of expenses;

- Challenging assumplions and judgements made by management n Lheir sigrsficant areas of estimation; and

- Identifying and testing journal entries, in particular any journal entries posted with unusual account cembinations,
posted by unexpecied users and pested on unexpected days.

There are inherent imitations in the audit procedures descrined shove We are less likely to become aware of instances of
~on-compliance with laws and regulations that are noi closely related to evenls and transachons reflected in the financial
statements. Also, the risk of not detecting a material misstatement due to fraud 1s 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 threugh collusion

Qur audtt testing mightinclude testing complete populations of certain transactions 21d balances, possibly using data
auditing techniques. However, it typically nvolves selecting a limited nurmnber of items lor tesuing, rather than testing complete
populatiens. We will often seek to target particular items for testing based on their size or risk characteristics. In other cases,
we will use audit sampling to enable us to draw a canclusion about the population from which the sample 1s selected

A further descriplion of our responsibilities for the audit of the financial statements is located on the FRC's website at-
www fre.org uk/auditarsresponsibilities Th's description forms part of gur auditors’ report
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Use of this report

This report, including the epinions, has been prepared for and only for the Company's members as a bedy in accordance with
Chapter 3 of Part 16 of the Companies Act 2004 and for no other purpose. We do not, in giving these cpinions, accept or assume
responsibility for any other purpose or io any other person to whom this regort is shown or into whose hands it may come save
where expressly agreed by our prior conseat in writing.

Other required reporting
Companies Act 2006 exception reparting
Under the Companies Act 2006 we are required to report e you If. in our opinion:

we have not obtained all the informatiaon and explanations we require for our audit; or

adequate accounting records have not been kept by the Company, or returas adequate for pur audit have not been received
from branches not visited by us: or

certain disclosures of direclors’ remuneration specified by law are not made, or

the Company financial statements and the part of the Directors’ Remuneration Report (o be audited are not in agreement with

the accounting records and returns.

We have ng exceptions to report arising from this responsibility.

Appointment

Following the recommendation af the Audil Commiitee, we were appointed by the members on 18 July 2014 to audit the financial
statements for the year ended 31 March 2015 and subsequent financiat periods. The period of tatal uninterrupted engagement is
7 years, covering the years ended 31 March 2015 to 31 March 2025

Sandra Dowling [Senjor Statutory Auditor]

for and on behalf of PricewaterhouseCoopers LLP
Chartered Accountants and Statutory Auditars
Londen

25 May 2021
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FINANCIAL STATEMENTS

Consolidated income
For the year ended 31 March 2021

sheet

202t 2020
Caprtat Capital
Underlying' and alher Total Underlying! and other Tatal
Nota m £m £m Em Em Em
Revenue 3 468 - 448 526 87 413
Costs? 3 [180) - {180) 1148] 1701 12181
3 288 - 208 378 17 395
Jaint veniures and funds [see also below] 1N 52 1409] [357) 7% (3061 (227
Administrative expenses (74) - (74) 173] - 1731
Valuation movement & - [888) (BB8) - 11,109 (1,105}
Prafit on disposal of investment properties and invesiments - 28 28 - 1 1
Net financing costs
financing income b - 15 15 1 - 1
financing charges 4 [62) 13l 145] 167) {41) 1108]
162} 12 (50) 164] Wi 1107)
Profit [loss) on ardinary activities before taxation 204 (1,257) (1,053) 318 (1,434) 11.116]
Taxalion 7 124) %) 130) - 2 2
Profit [1oss) for the year after taxation 178 11,281) 11,083) 318 {1.432] [1.114]
Attributable 1o non-cantralling interests 3 155 152) 12 {99) (87}
Attributable to shareholders of the Company 175 {1,208) 1,031} 306 11,333} (1.027)
Earnings per share
basic Z 111.2)p 1110 0lp
diluted z 111.2)p 1110.0)p
All results derive from continuing operatians.
02 2020
Capilal Capital
Underlying® and ather Total Underiyng' and othar Totat
MNote (] Em £m £m £m £m
Results of joint ventures and funds accounted
for using the equity method
Underlying Profit 52 - 52 79 - 79
Valuation movernent 4 - [4D%1 1409] - [284) 1284]
Capital financing cosls - - - - 221 (221
Loss on dispesal of investment properties,
trading properties and investments - &1} 11 - - -
Taxalion 7 - 1 1 - - -
1 52 1409} (357) 79 {306} {2271

1. See definition in Nata 2 and a reconciliation between Underlying Prolit and IFRS profitin Note 21
2. Included within Costs is a charge relabing lo provisian for impairment of {enant dehtors, accrued income and tenant incentives of F60rm 12019/2020 £24m). disclosed i further

detail n Note 10 and Note 13,

3. Ircluded within "Jomt ventures and funds 1s a charge relating to pravision for impairment of loans to jeint ventures of €1 440 (2019/20; Enill, disclosed in jurther detail in Note 11,
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Consolidated statement of comprehensive income
For the year ended 31 March 2021

2021 2020
Em Em
Loss for the year after taxation [1,083| {1114
Other comprehensive income:
Items that will not be reclassified subsequently to profit or loss:
Net actuarial less on pension scherne {13) -
Valuation movernent an cwner-occupied properties (11 i
[14) i

Items that may be reclassified subsequently to profit or loss:
Gains [tosses| on cash fow hedges
- Group 2 2

- Jointventures and funds 1 1)

t

Deferred tax ontems of ather comprehensive ncome [ -
Other comprehensive [loss) incame for the year (5} 2
Total comprehensive loss for the year (1,088) (.18
Altributable te non-controlling interests 152} 186}
Attributable to shareholders of the Company [1,034) 11.026)
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FINANCIAL STATEMENTS continued

Consolidated balance sheet
As at 31 March 2021

021 2020
Mate €m Em
ASSETS
Non-current assets
Investment and development praperties 10 6,326 8.188
Cwner-occupied properties 0 2 48
6,128 8,254
Other non-current assets
Investments in joint ventures and funds N 2,120 2358
Other investrments 12 20 125
Praoperty, plant and equipment 30 [
Inlerest rate and currency derivative assets 17 135 231
Debters 6 -
8,619 10,974
Lurrent assets
Trading properties 10 26 20
Oebtars 13 54 56
Cash and short term deposits 17 154 193
234 269
Total assets 8,475 11,245
LIABILITIES
Current liabilities
Shart term borrawings and overdraits 17 1161) {637
Creditors 14 [219] 1253
Corporation ax (7) 117)
[387) 1907)
Non-current liabilities
Debentures and loans 17 12,249) 12.865}
Other non-current liabilities 15 1128) {154
Delerred tax liabilities 16 - [
Interest rate and currency derivative liabilities 17 {128) (169
{2,508] 13,1911
Total liabilities [2,892] {4.098)
Net assets 5,983 7147
EQUITY
Share capital 234 234
Sharg premium 1,307 1,307
Merger reserve 213 213
Other reserves 16 38
Retained earnings 4,154 5.243
Equity atiributable to shareholders of the Company 5,924 7.03%
Nan-controlling interests 59 12
Total eguity 5,943 7147
EPRA NTA per share' 2 548p 773p

1 Asdefined in Note 2

(. o I, Whe—7

Tim Score David Watker
Chairman Interim Chief Financial Officer

The financial statements on pages 160 to 210 were approved by the Scard af Directors and signed an its behalf on 25 May 2021
Company number 421920
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Consolidated statement of cash flows
For the year ended 31 March 2021

2021

2020

Mate m £m

Rental income received from lenants J20 415
Fees and other income received 38 42
Operating expenses paid to suppliers and employees (125) 1145)
Indirect taxes [paid) received in respact of operaling activities {15] "
Sale of trading proparties - 82
Cash generated from operations 218 404
Interest paid 70] 73
Interesl received - 5
Corporation taxation payments 1331 14)
Distributians and ather receivables from joint ventures and funds 11 34 49
Net cash inflow from operating activities 149 31
Cash flows from investing activities
Development and other capital expenditure [172) (2591
Purchase of investment properties 52} (521
Sale of investment properties 1,073 77
Acquisitien of remaining share of Aldgate JV - f21}
Acquisition of investment in WOSC joint veniure - 157]
Purchase of investments (5 %)
Sale of investmenis 108 19
lndirect taxes |paidf received in respect of investing activities 12) 1
Loan repayments from joint ventures and funds 40 -
Investment in and laans te joint ventures and funds i84] 191)
Capital distributions from jaint ventures and funds [ i3l
Net cash inflow [outflow] from investing activities ?10 {361
Cash flows fram financing activities
Izsue of ordinary shares - 5
Purchase of own shares - (1251
Dividends paid 19 ¥]] {2951
Dividends paid to nan-cantrolling interests (11 13
Capital payments in respect of interest rate derivatives (10} (14}
Decrease in lease liabilities 7 18)
Decrease in bank and oiher borrowings 11,218] (189)
Drawdawns an bank and olher borrowings 214 574
Net cash outflow from financing activities 11,098) (63]
Nel decrease in cash and cash equivalents (39 [491
Cash and cash equivalants at | April 193 242
Cash and cash equivalents at 31 March 154 193
Cash and cash equivalents consists of:
Cash and short term deposits 17 154 193
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FINANCIAL STATEMENTS continued

Consolidated statement of changes in equity
Far the year ended 31 March 2021

Hedging
and fte- Non-
Share Share translasion  valuanan Merger Retained contralling Total
capital  premium reserve’ reserve reserve earnings Tatal  interests equity
Em £m im Em £m Em €m Em Em
Balance at 1 April 2020 234 1,307 12 24 213 5,243 7,035 112 7147
Loss for the year afler taxation - - - - - Lan (1,031) (52) 11,083
Revaluation of ewner-occupied property - - - {1 - - 1 - 1)
Gains on cash flow hedges - Group - - 2 - - - 2 - 2
Gains on cash flow hedges - joint ventures - - - 1 - - 1 - 1
Reserves iransfer on disposal of owner-occupied property - - - [30] - 30 - - -
Nel actuanal loss on pensson scheme - - - - - (13] 113} - 113)
Oeferred tax on iterns of ather comprehansive income - - - [ - ~ [ - [
Other comprehensive income - - 2 124) - 17 ] - 15)
Total comprehensive income for the year - - 2 (24) - [1,014) (1,038} 152] (1,088)
Fair vatue of share and share oplion awards - - - - - 3 3 - 3
Dwvidends payable in year (8 40p per sharel - - - - - 178] (78l - (78]
Dividends payable by subsidiares - - - - - - - m )
Balance at 31 March 2021 234 1,307 14 2 213 4,154 5924 59 5983
Balance at 1 April 2019 240 1,302 11 25 213 6686 8478 211 8.689
Loss for the year after laxation - - - - - 027y 027 871 N114)
Revalualion of owner-occupied property - - - | - - 1 - 1
Gains on cash flow hedges - Group - - i - - - 1 1 2
Losses on cash flow hedges - joint ventures - - - m - - i - i
Deferred tax on items of ather comprehensive income - - - - - - - - -
Qther comprahensive income - - 1 - - - 1 1 2
Tatal comprehensive income for the year - - i - - (10271 (1026} 18s1  1.112)
Share issues - 5 - - - - 5 - 5
Fair value of share and share aplion awards : - - - - - 12) 2 - 12)
Purchase of own shares 14} - - - - 119] (125} - 1129]
Dividencs payable in year [31.47p per sharel - - - - - 1295 1295) - 1295]
Dividends payable by subsidiaries - - - - - - - (13 3]
Balance at 31 March 2020 234 1,307 12 26 213 5243 7.035 12 7147

1. The balance at the baginning af the current year inctudes E15m in relalion to translation and [€3m in relation 1o hadging [2019/20: £15m and {€4mll. Cpening and closing
balances in relation o hedging relate to cantinuing hedges only.
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Notes to the accounts

1 Basis of preparation, significant accounting policies and
accounting judgements

The hinancial statements for the year ended 31 March 2021

have been prepared on the histarical cost basis, except for the
revaluation of properties, investments classihied as fair value
through prefit ar loss and derivatives. The financial statements
are prepared in accordance with international accounling
standards in conformity with the requirements of the Companies
Act 2006 I'IFRS’) and the applicable teyal requirements ol he
Cornpanies Act 2006. In addition to complying with international
accounting standards in conformity with requirements of the
Companies Act 2006, the consolidated financizl statements also
comply with international financial reporting standards adopted
pursuant ta Regulatian [EC] No 1606/2002 as it applies in the
European Union

0n 31 December 2020 EU-adopted IFRS was brought into UK law
and became UK-adopted international accounting standards, with
future changes to IFRS being subject te endorsement by the UK
Endorsement Board. The consolidated financial statements will
transition o UK-adopted internabional accounting standards for
financial periods beginning 1 April 202).

In the current financial year the Group has adopted 8 number of
minor amendments to standards effective in the year 1ssued by
the IASB, none af which have had a material impact on the Group.

These armendments 1nclude IAS 1 and IAS 8 |lamended) - Definition
aof Material, IFRS 3 {amended| - Delinition of 2 Business, IFRS ¢
|amended| - criteria for hedge accounting on transition from
LIBOR to IBOR and IFRS 16 [amended|.

A number of new standards and amenéments to standards

and interpretaiions have been issued but are not yet effective

for the current accounting period. These amendments include
amendments to IFRS 16, ‘Leases’ - Covid-19 related rent
cancessions, amendments to IFRS 7. IFRS 4 and IFRS 14 Interast
Rate Benchmark Reform - Phase 2, amendments 1o 1AS 1,
Presentation of financial statements™ on classification of Liabilities,
a number af narrow-scepe amendments to IFRS 3, IAS 14, 1AS 17
and some annual improvernents on IFRS 1, IFRS 9, 1AS 41 and
IFRS 16 and narrow scope amendments 1o 1AS 1, Practice
staterment 2 and |AS 8. The above amendments are not

expected to have a significant impact on the Group's results.

Going concern

The financial statements are prepared on a going concern basis.
Whilst the balance sheet shaws that the Group s in a net current
liability position, predeminantly as a result of the $220m of Senior
US Dollar Loan Notes that are reaching maturity within the next
12 months, the Group has access to £1.8bn of undrawn facilities
and cash, which provides the Directors with a reascnable
expectation that the Group will be able to meet these current
tabilities as they fall due. In making this assessment the
Directors took inte acceunt forecast cash flows and covenant
compliance, including stress testing through the impact of
sensitivities as part of a ‘severe downside scenarie’. Belore
factoring in any income recewvabie, the undrawn facilities

and cash would also be sufficient to cover farecast capital
expenditure, property aperating costs, administrative expenses,

rnaturing debt and interest over the next 12 menths from the
approval date of these financizl staternents

Hawing assessed the Principal risks, the Direciars believe that the
Group is well placed to manage its financing and cther business
risks satisfactorily despile the uncertain economic climate, and
have a reasonable expectation that the Cempany and the Group
have adequate resources to centinue in aperation for at least

12 months from the signing date of these financial statements.
Accordingly. they believe the going concern basis 1s an
appropriate one. See the full assessment of preparation on

a going concern basis in the corporate governance section

on page 100.

Subsidiaries, joint ventures and associates lincluding funds]
The censolidated accounts include the accounts of the British
Land Company PLC and all subsidiaries lentities controlled by
British Land). Control is assumed where British Land is exposed,
or has the rights, to variable returns from its invelverment with
investees and has the ability to affect those returns through its
power over those investees.

The resulls of subsidiaries, joint ventures or associates acquired
or disposed of during the year are included from the effective date
of acquisition or up to the effective date of disposal Accounting
policies of subsidiaries, joint ventures or associates which differ
from Group accounting policies are adjusted on consolidation.

Business combinations are actounted for under the acquisition
methad. Any excess of the purchase price of business combinations
over the fair value of the assets, liabilities and cantingent liabitities
acquired and resulling deferred tax thereon is recogaised as
goodwill. Any negative gocdwill is credited te the income
statement in the period of acquisition.

Allintra-Group transactions, balances, income and expenses
are elimirated on consclidation. Joint ventures and associates
{including funds are accounted for under the equity method,
whereby the consolidated balance sheet incorporates the Group's
share linvestor’s share| of the net assets of sts jcint ventures and
asseaiates. The consolidated income staterment incorporates the
Group's share of joint venture and assaciate profits after tax.
Their profits include revaluation movements on investment
properiies. Where joint ventures and associates, including funds
generate losses after lax, these are recognised initially against
the Group's equity investment. If the Group’s equity investment
15 nil, these are subsequently then recognised against other
long term interests, principally long-term loans.

Disiributions and other recewables from joint ventures and
associates lincluding fundsl are classed as cash flows from
operating activities, except where they refate to a cash flow
arising from a capital transaction, such as a property or
investment disposal. In this ¢ase they are classed as cash
flows from investing activities,

Properties

Properties are externally valued at the balance shest date.
Investrment and owner-occupied properties are recorded at
valuation whereas trading properties are stated al the luwer
of cost and net realisabie value.
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FINANCIAL STATEMENTS continuved

Notes to the accounts continued

1 Basis of preparatian, significant accounting policies and
accounting judgements continued

Any surplus or deficit arising on revaluing investment
properties Is recognised in the capital and other colurmn of
the incame statemant.

Any surplus arising on revaluing owrer-accupied properties
above cost is recognised in other comprehensive tncome, and any
defiait arising in revaluation below cost for ewner-gccupied ang
trading properties is recognised in the capital and other column

of the income statement. On disposal of owner-occupred property,

any surplus 1s transferred d-rectly to retained earnings

The cost of properties in the course of develapment includes
alinbutable interest and other asscciated outgoings including
attributable development personnel costs. Interest is calculated
on the development expenditure by reference to specific
borrowings, where relevant, and otherwise on the weighted
average interest rate of British Land Company PLC borrawings
Interest s not capitalised where no development actwily is taking
place. A property ceases to be treated as a development property
on practical completion

Investment property disposals are recognised on completion.
Profits and losses arising are recognised through the capital and
ciher column af the income statement The profit on disposal is
deterrmined as the difference between the net sales proceeds
and the carrying amount of the asset at the commencement

of the accounting period plus capital expenditure in the periad.

Trading properties are inilially recognised at the lower of cost and
net realisable value Trading property disposals are recognised in
line with the Group's revenue accounting policies.

Where investment properties are appropnated ta tradng properties,
they are transfarred at market valve. If properties held for trading
are zppropriated to investment properties, they are transferred at
book value. Transfers to or from invesiment property cccur when,
and only when, there is evidence of change in use.

Where a right-of-use asset meets the definition of investmant
property under IFRS 14, 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 madel, based on discounted cash flows of net rental
income garned under the lease.

The Group leases out investment properties under aperahing leases
with rents generally payable monthly or quarterly The Group is
exposed to changes in the residual value of properties at the end
of current lease agreements, and mitigates this risk by actively
managing its tenant roux in order to maximise the weighted average
lease term, minimise vacancies across the portfolio and maxirmise
exposure 1o tenants with strong financial charactenstics. The
Group also grants lease incenlives lo enceourage high quality
tenants to remain in properties for langer lease terms Lease
incentives, such as reni-free periads and cash contributions to
tenant fit-out, and guaranteed rent increases are recognised as
part of the investment property balance. The Groug calculates
the expected credit loss for lease incentives and guaranteed

rent increases based on Ufebime axpected credit losses under the
IFRS 9 simplifed aparaach.
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Financial assets and liabilities

Debtors and creditors are initialty recagnised at fair value and
subsequentty measured at amortised cost and discounted as
appropniate. Oninitial recogrition the Group calculates the
expected credit loss for debtors based on lifetime expected
credit losses under the IFRS 9 simplified approach.

QOther investments include investments classified as amortised
cost and investments ¢lassified as fair value through profit or
loss. Leans and receivables classified as amortised cost are
measured using the effective interest method, tess any imgairment.
Interest is recognised by applying the effective interest rate
Investments classified as fair value through profit or loss are
initially recarded at fair value and are subsequently externally
valved on the same basis al the balance sheet date. Any surplus
ar deficit arising on revaluing investments classified as fair value
through profit or loss is recognised in the capital and other column
of the income statement.

The lease liability associated with investment property which is
held under a lease, is initially calculated as the present value of
the minimum lease paymenis. The lease hiability s subsequently
measured at amortised cost, unwinding as finance lease inleres:
accrues and lease payments are made

Debt instruments are stated at their iair value on issue. Finance
charges including premia payable on settlement or redemption
and direct issue costs are spread cver the period to maturity,
using the effeclive interest method. Exceptional finance charges
incurred due to early redemption [including premial are
recognised in the income statement when they occur,

Cenvertible bonds are designated as fair value through profit or
loss and so are initially recognised at fair value with all subseguent
gains and losses, including the write-off of 1ssue costs, recognised
in the capital and other column of the income statement as a
component of net financing costs The interest charge in respect
of the coupon rate on the bonds is recognised wathin the underlying
corngonent of net financing costs on an accruals basis.

As defined by IFRS 9. cash flow and fair value hedqges are initially
recognised at fair value at the date the derivative contracts are
entered into, and subsequently remeasured at fair value. Changes
in the fair value of derivatives that are designated and qualify

as effective cash flow hedges are recognised directly througn
other comprehensive income as 3 maevement in the hedging

and translation reserve. Changes in the fair value of derivatives
that are designated and qualify as effective fair value hedges

are recorded in the capital and other column of the income
statement, along with any changes in the fair value of the hedged
itern that s attributable to the hedged risk Any ineffective portion
of all dervatives is recognised in the capital and other column of
the income statement. Changes in the ‘air value of derivalives that
are not in a designated hedging relationship under IFRS ¢ are
recarded directly in the capital and other coiumn of the income
statement. These dervatives are carried at fair value on the
balance sheet.




1 Basis of preparation, significant accounting policies and
accounting judgements continued

Cash equivalents are limited tc instruments with a maturity of
{ess than ihree months.

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 prermn)a are recognised in
accordance with IFRS 14 Leases.

Far leases where a single payment is received to cover both rent
and service charge, the service charge component is separated
out and reported as service charge income.

Rental income, including fixed rental uplifts, 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 contributiens to
tenant fit-out, are recognised on the same straight-tine basis
being an integral part of the net consideration far the use of the
investment property. Any rent adjustments based on open market
estimated rental values are recognised. based on management
estimates, from the rent revisw date in relation to unsettled rent
reviews. Contingent renis, being thase lease payments that are
not fixed at the inception of the ease, including for example
turnover rents, are recognised in the period in which they

are earned.

Lease modihications are defined as a change 1n the scope of

a lease, or the consideration of a lease, that was not part of

the original terms and conditions of the lease. Madifications to
operaiing leases the Group holds as a lessor are accounted for
from the effective date of the modification. Modificatsans take into
account any prepaid or accrued (ease payments relating to the
originat lease as part of the lease payments for the new lease.
The revised remaining consideration under the mod:fied lease is
then recognised in rental incame on a straight-line basis over
the remaining tease term.

Concessions granted to tenan!s where rent has been reduced
or waived for a specified period are accounted for as lease
madifications. Cencessions granted to tenants which allow the
deferral of rent payments to the Group are not accounted for
as lease modifications on the hasis there is no change to the
consideration or scope of the lease.

Surrender premia for the eariy termination of a lease are
recognised as revenue when the amounts become coniractually
due, net of dilapidations and nan-recoverable outgoings relating
to the lease concerngd.

The Group applies the five-step-model as required by IFRS 15
in recognising its service charge income, management and
performance fees and proceeds from the sale of trading properties.

Service charge income is recognised as revenue in the period to
which 1 relates

Management fees are recognised as revenue In the period to
which they relate and relate predominantly to the provision of
assel managerrent, property management, developmeant

management and administration services to joint ventures

and funds. Performance fees are recagnised at the end of the
perfermance period when the performance obligations are met,
the fee amount can he estimated reliably and it is highly probable
that the fee will be receved. Performance fees are based on
proparty 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 ta the purchaser. Lhis
generally occurs on completion. Praceeds from the sale of
trading properties are recognised as revenue in the capital
and other column of the income statemeni All other revenue
described above is recogmsed in the underlying column of the
income statement.

Taxation

Current tax is based on taxable profit for the year and is calculated
using tax rates that have been enacted or substantively enacted
at the balance sheat date. Taxable profit differs from net profit
as reported in the income statement because it excludes items
of inceme or expense that are nat taxable [ar tax deductible].

Deferred tax is provided on items that may become taxable in the
future, or which may be used to offset against taxable profits in
the future, on the temporary differences between the carrying
amounts of assets and lrabilities for financial reporting purposes,
and the amounis 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.

Oeterred tax assets and Liabilities are net oft against each other
in the consalidaied balance sheet when they relate to income
taxes levied by the same tax authority on different taxable entities
which intend to either settle current tax assets and Labilities an a
net basis.

Employee costs

The fair value of equity-settled share-based payments to
employees is deterrmined at the date of grant and s expensed on
a siraight-line basis over the vesting period, based on the Group's
estimate of shares or aptions that will evenlually vest. For all
schemes except the Group's Long Term Incentive Plan and Save
As You Earn schemnes, the fair value of awards are equal to the
market value at grant date. For options and performance shares
granted under the Long Term incentive Plan, the fair values are
determined by Monte Carlo and Black-Scholes models. A Black-
Schales maodel is used for the Save As You Earn schemes,

Defined benefit pension scheme assets are measured using

fair values. Pension scheme Liabilities are measured using the
projected unit credit method and discounted at the rate of return
of a high quality corporate bond of equivalent term to the scheme
liabitigs. The net surptus [where recoverable by the Groupl or
deficit is recogrised in full in the consalidated balance sheet.
Any assei resulting from the calculation is limited to the present
value of available refunds and reductions in future contributions
to the plan. The current service cost and gains and losses on
settlement and curtailments are charged 1o operating profit.
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

1 Basis of preparation, significant accounting policies and
accounting judgements continued

Actuarial gains and losses are recognised in full i the period in
which they occur and are presentad in the consclidated statement
of comprehensive income.

Contributions to the Group’'s defined contribution schemes are
expensed on the basis of the contracted annual contribution.

Accaounting judgements and estimates

In applying the Group's accounting policies, the Directors are
required to make judgements and estimates that affect the
financial statements.

The general risk environment in which the Group aperates
remained heightened during the period, which is largely due lo
the continued level of uncertainty associated with the impact of
Cowid-19, the significant deterioration in the UK retail market and
relatively weak investrent markets.

Significant areas of estimation are:

Valuation of investment, trading and owner-otcupied properties
and investrments classified as fair value through profit or loss.
The Group uses external professianal valuers to determine the
relevant amounts. The primary source of evidence for property
valuations should be recent, comparable market transactions

on an arms-length basis However, the valuation of the Group's
property portfalio and mvestments classified as far value through
profit or loss are inherently subjective, as they are based upon
valuer assumptions which may prove to be inaccurate.

impairment provisicning of lease debtors lincluding accrued
tncome) and lease incentives, which are presented within
investment properties, are now considered to be an area of
significant estrmiation, The impact of Covid-19 has given rise to
an increase in lease debtors due fram tenants along with higher
toss rates. Consequently the impairment provisions, calculated
using the expected credit toss modet under IFRS ¥ against
these balances, are higher than in previous periods

The key assumptions within the expectad credit loss model
include the tenants’ credit risk rating and the related loss rates
assumed for each risk rating depending on the ageing profile. In
the current environment as a result of Covid-19. more weighting
is given to risk rating when determining expected credit losses.
Tenanl risk ratings are determined by managemert, laking into
consideration 'nformation available surrounding a tenant's cradit
rating, fimancial pesition and histaricat loss rates. Consideration
1s also given for the current impact of Covid-19 and its potential
impact over the next 12 months on their business along with
mduslry trends. Tenants are classified as being in Administration
or CVA, high, medium or tow risk based on this informatipn. The
assigned loss rates for these risk categories are reviewed at each
balance sheet date. The same key assumplions are appled in
the expected credit loss maodei for tenant incentives, without the
consideration of the ageing profile which i1s not relevant for these
balances. The loss rates atiributed to each ¢credt nsk rating for
tenant incentives 15 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 labiliies, 1s lower than that
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associated to current tenant debtors outstanding as a result
of Cowd-19.

As provisioning is a new area of significant estimation in the
current year several additional tables, including sensitivity
disclosures, have been provided relating to lgase debtors in
Nole 13 and lease incentives in Nate 10,

Other less significant areas of estimation include the valuation

of interes rate derivatives, the determination of share-based
payment expense, the actuarial assumptions used in calculating
the Group’'s retirement benefit obligatiens and taxation provisions.

The following items are ongoing areas of accounting judgement,
however, significant judgment has not been required for any of
these items in the current financial year

REIT status: British Lard 1s a Real Estate Investment Trust [REIT]
and does not pay (ax on its property income or gains on property
sales, provided that at least 0% 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 carditions such as ensuring the property rental business
represents mare than 75% of total profits and assets Any
potential or proposed changes to the REIT tegislation are
manitored and discussed with HMRC Itis management’s
intention that the Group will continue as a REIT for the
foreseeable future.

Accounting for joint ventures and funds: In accordance with
IFRS 10 ‘Consolidated financial statements’, IFRS 11 "Jeint
arrangements’, and IFRS 12 'Disclosures of interests in other
entities’ an assessment is required to determine the degree of
contrel or influence the Group exercises and the form of any
contrel to ensure that the financial statement treatment is
appropriate The assessment undertaken by management
inctudes consideration of the structure, legal tarm, contractual
terms and other facts and circumstances relating to the relevant
enlity. This assessment is updated annually and there have been
na changes in the judgement reached in relation to the degree
¢of control the Graup exercises within the current or prior year.
Group shares in joint ventures and funds resulting from this
process are disclosed in Note 11 to the finangial siatements,

Joint ventures are accounted for under the equity method,
whereby the consoldated balance sheet incorporates the Group's
share of the net assets of its joint ventures and associates.

Tre consolidated income statement incorparates the Group's
share of joint venture and associate prolits after tax.

Accounting for transactions: Property transachions are complex
in nature and can be maierial to the financial statemenis.
Judgermens made in relation to transachions include wheiher an
acyuisiion s 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 censideration;
and application of the concept of linked accounting. Management
consider each transact:en separately in grder to determine the
mast appropriate accounting treatment, and, when considered
necessary, seek independent adwice.



2 Performance measures

Earnings per share

The Group measures financial perforrmance 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
(includ.ng dilution adjustments} for each performance measure are shown betow., and a reconciliation between these is shown within
the supplernentary disclosures [Table B)

EPRA earnings per share is calculated using EPRA earnings, which is the IFRS loss after taxation attributable to shareholders of the
Mampany excluding investmen? and develapment peaperty revaluations, gains/losses on investing and trading property disposals,
changes in the fair value of financial instruments and associated close-out costs and their related taxation.

Underlying earnings per share is calculated using Underlying Profit adjusted for undertying taxation [see Note 7). Underlying Profit is the
pre-tax EPRA earnings measure, with additional Company adjustments. No Company adjustments were made in either the current or
prior year.

2011 2020
Relevant Retavant
Relevant number Earnings Relevant number Earnings
. earnings of shares per share earnings of shares per share
Earnings per share tm million pence tm mitlion pence
Underlying
Underlying basic 175 927 18.9 306 334 328
Undertying diluted 175 930 18.8 306 937 32.7
EPRA
EPRA basic 175 927 18.9 304 934 328
EPRA diluted 175 930 18.8 306 937 327
IFRS
Basic 1,031) 927 1111.2) 11,027 934 (oo}
Diluted {1,031) 927 1111.2) (1,027} 934 {110.0)

Net asset value

The Group adopted the EPRA issued new best practice guidelines in the year ending 31 March 2021, incorporating three new measures of
net asset value: EPRA Net Tangible Assets [NTA], Net Reinvestment Value {NRV) and Net Dispesal Value [NDBY]. EPRA NTA 1s considered
to be the most relevant measure for the Group and is now the primary measure of nel assets, replacing the previously reported EPRA
Net Asset Value metric. The tolal accounting return is now calculated based on EPRA NTA. Further detail on the adopted melrics is
included within the supplementary disclosures (Table BI.

The net assets and number of shares for each performance measure are shown balow. A reconcitiation between IFRS nel assels

and the three EPRA nel asset valuation metrics, and the relevant number of shares for each performance measure, are shown within
the supplementary disclosures |Table Bl EPRA NTA is a measure that 15 based on IFRS net assets excluding the mark-to-market on

derivatives and related debt adjustments, the carrying value of intangibles and deferred taxation on property and derivatwe valuations.
The metric includes the valuaticn surplus on trading properties and 1s adjusted for the dilutive impact of share options.

21 2020
Relevant Net asset Relevant Nel asset
Redevant number value per Relevanl number of value per
net assets ol shares shara net assats shares share
Net asset value per Share £m millian pence tm million pence
EPRA
EPRANTA 6,050 933 548 7.202 932 773
EPRANRV 6,599 933 707 7.872 932 845
EPRANDV 5,678 933 509 6,762 932 724
IFRS
Basic 5,983 927 645 7147 927 771
Diluted 5,983 933 541 7147 232 767
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

2 Performance measures continued
Total accounting return

The Group also measures financial performance with reference to total accounting return This is calculated as the moverment in EPRA
et Tangible Assets per share and dividend paid in the year as a percentage of {he EPRA Met Tangible Assets per share at the start of

the year.
2021 2020
Decreasein Dividend per Talal Decreasein  Dwidend per Folal
NTA per shara share paid accounting  MTA per snare sharg paid acgounling
pence pente refurn pence pence return
Total accounting return [125) B.40 115.1%) [131] 3147 111.0%I
2 Revenue and costs
2011 2020
Capital Capital
Undertying and ather Total Underlying and other Tolal
£m £m £m £m Em &m
Rent receivable 370 - 370 431 - 631
Spreading of tenant incentives and guaranteed rent increases 7 - 7 k] - 13l
Surrender premia - - - 3 - 5
Gross rental income 377 - 377 433 - 433
Tradirg property sales proceeds - - - - 87 87
Service charge income &4 - b4 &4 - 64
Management and perfoermance fees ifrom jaint ventures and fundsl 7 - 7 8 - 8
Other lees and commissions 20 - 20 21 - 21
Revenue 468 - 468 524 87 513
Trad.ng property cost of sales - - - - 1701 [70]
Service charge expenses (59) - 59] 161] - [67]
Property operaling expenses (45} - 165} {ht)] - (466}
Provision for impairment of trade debtors and accrued income (52} - 152 (&) - lé]
Provision for impairment of tenant incenltives and guaranteed
rentincreases (8l - )] {20 - {201
Other fees and commissions expenses 18] - {16} 17l - {17}
Casts (180) - [180) 1148] 170 1218)
288 - 288 378 17 395

The cash element of net rental income |gross rental income less property operaling expenses) recognised duning the year ended

21 March 2021 from properties which were not subject to a security interest was £202m (2019/20 £316ml. Property operating expenses
relating to investment properties thai did not generate any rental income were €£nil [2019/20: Enill. Contingent rents of £5m (2019/20- £3m)

were recognised in the year

Further detail on the prowision for impairment of trade debtors, accrued income, tenant incentives and guaranteed rent INcreases is

disclosed in Note 10 and Note 13,
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4 Valuation movemnents an praperty

2 2020
£m Em
Consolidated incomne statement
Revaluation of properties (884} 11.163)
Revaluation of owner-occupied properties (21 oo
Revaluation of properties hetd by joint ventures and funds accounted for using the equity method (409} 1284]
{1,297 |1,389]
Consotidated statement of comprehensive income
Revaluation of owner-occupied properiies [1} 1
(1,298} [1,388)
5 Auditors’ remuneration
PricewaterhouseCoopers LLP
2021 2020
€m £m
Fees payable to the Company’s audilors for the audit of the Company's annual accounts 0.5 03
Fees payable to the Company’s auditors for the audit of the Company’s subsidiaries, pursuanl te legisiaticn 0.1 0.4
Total audit fees 0.6 0.7
Audit-related assurance services 0.2 0.1
Total audit and audit-related assurance services 0.8 0.8
Other fees
Other services - -
Total D.8 ;]
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

& Net financing costs

2021 2020

(m Em
Underlying
Financing charges
Facilities and overdrafts . (221 125
Derivatives n 30
Other loans (741 176
Qbligations under head leases (3] 4]
(69) [75]
Development interest capitalised 7 g
162) 1671
Financing income
Oeposiis, securities and liquid investments - 3
- i
Net tinancing charges - underlying 162) (6]
Capital and other
Financing charges
Valuation movement on fair valug hedge accounted derwatives’ (83l 62
Valuvation movernent on fair value hedge accounted debt! 83 (62]
Capiial finaneing costs - 3
Fair value movement on convertible bonds (3) 14]
Valuation movement on non-hedge accaunted derivatives - 140]
{3) |41]
Financing income
Valuation movement on non-hedge accaunted derivatives 15 -
15 -
Net financing charges - capitat ‘12 141]
Net financing costs
Total hnancing income 15 1
Tolat hinancing charges 185) 1108
Net financing costs 150} 1107]

1. The difference betwveen valuation movement an desgnaled far value hedge accounted derwvatives (hedging insirumantsi ard the valuatton movement on fair value hedge
accounted debt |hedged item] represents hedge inef’ectiveness lor the periad of Enil (2019720 Enill.

Interest payable on unsecured bank loans and related interest rate denvatives was £11m {2019/20: £9m| Interest on developmant
expenditure is capitalised at the Group's weighted average interest rate of 2.2% (2019/20: 1.9%]. The weighted average interest rate
on a proportionately consaolidated basis at 31 March 2021 was 2.9% (2019/20: 2.5%].
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7 Taxation

2021 2020
£m Em

Taxation [expense) income
Current taxation
Underlying profit
Current period UK corporation taxation (2020/21: 19%. 2019/20 15%l 12) -
Underlying profit adjustments in respect af prior periods’ 124) -
Totat current underlying profit taxation expense (24) -
Capital profit
Current period UK corporation taxation [2020/21: 19%, 2019/20 15%] - 1l
Capital profit adjustments in respect of prier periods 1
Total current capital profit taxation income 1 4
Total current taxation |expense} income (25) 4
Deferred taxation on revaluations and derivatives (5] 2]
Group total taxation (expense] income 130} 2
Attributable teo joint ventures and funds 1
Total taxation lexpense) income 1291 2
Taxation reconciliation
Loss on ordinary activities before taxation (1,052] {1.114]
Less: loss aliributable 10 joint ventures and funds? 358 227
Group loss on ardinary activities before taxation {4951 1889}
Taxation on loss on ordinary activities al UK corporation laxation rate of 19% (2019/20: 19%) 132 169
Effecls of: -
- REIT exempt income and gains (134) 1143
- Taxation losses - 15}
- Defarred taxation on revaluations and derivatives 1] {2)
- Adjustments in respect of prior years 123) 5
Group total taxation lexpense) income (30) 2

1 Includes the £28m corporation tax tharge m relation te the year ended 31 March 2020, discussed below, offset by other credits s respect of prior periods of E4m relating to tax
provisions in raspect of historic taxasion malters and points of uncertainty

2 Acurrent laxation incoeme ol C1m (2019/20- £nil] and 2 deferred taxation credit of £nil [2019/20: £nill arose an prolits atiributable to joint ventures and funds The low 1ax charge
reflecis the Group's REIT slatus

Taxalion expense attributable to Underlying Profit for the year ended 31 March 2021 was £26m [2019/20. Enil]. Taxation income

attributable to Capital and other profit was £1m [2019/20: income of £4m). Corporation iaxation payable at 31 March 2021 was £7m

{2019/20- £17m] as shown on the balance sheet,

A REIT is required o pay Property Income Distributions {PI0s] of at least 90% of the {axable profits from its UK property rental business
within 12 months of the end of each accounting periad.

Following the temporary suspension of the dividend to best ensure we could effectively support our customers who were hardest hit
and protect the long term value of the business as a result of Covid-19, there was a shortfall in the reguired distributions for the year
ended 31 March 2020, We agreed with HMRC that we would remain compliant with the REIT reqime requirements threugh payment of
corporation tax at 19% on the underpayment of the PID requirement for the year to 31 March 2020 arising as a consequence of Covid-19.
The taxable PID underpayment is expected to be E£149m and the resulting carporation tax thereon of £28m has been paid in the year
ended 31 March 2021,

Fallowing the resumption of the dividend. #t is expected that the PID requirement for the year tc 31 March 2021 and subsequent years
will be satisfied in full an a tirnely basis through dividend payments
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

8 Staff costs
2021 2070
Staff costs lincluding Directors) £m tm
Wages and salaries 53 56
Social security costs 7 7
Pension costs . 3 [
Equity-seliled share-based payments 3 13)
46 b6

The average monthly number of emptoyees of the Company during the year was 326 (2019/20- 300) The average monthly number af
Group employees, ncluding those employed directly at the Group's properties and therr cqsts recharged to tenants, was 634 [2019/20;
472|. The average monthly number of employees of the Company within each category af persons employed was as fellows: Retail: 27;
Offices: 16; Canada Water. 17, Developments: 39; Storey. 10; Support Functions: 217. The average monthly number of employees of the
Group within each category of persans employed was as foltows: Retail. 27; Offices: 16; Canada Water: 17; Developments: 39, Sterey: 10,
Support Functions: 217, Property Management; 308,

The Executive Directors and Non-Executive Direclors are the key management personnel. Their emoluments are disclosed in the
Remuneration Report on pages 122 Lo 143.

Staff costs
The Group's equity-settled share-based payments comprise the following:

Scheme Fair valug measure

Long Term Incentive Plan [LTIR) Mcente Carlo model simulation and Black-Scholes cption valuation madels
Restricted Share Plan [RSP] Market vatue al grant date

Save As You Earn schemes (SAYE| Black-Scholes option valuation model

The Group expenses an estimate of how many shares are {ikely to vest based on the market price at the date of grant, taking account
of expected performance against the relevant perfarmance targets and service periods, which are discussed in lurther detail in the
Remuneration Report.

During the year and the prior year the Group granted performance shares under its Long Term Incentive Plan scheme. Performance
cond.t:ons are measured tver a three-year period and are a weighted blend of Total Shareholder Return [TSR], Total Praperty Return
[TPR} and Total Accounting Return [TAR] [see Directors’ Rernuneration Report for details). For non-market-based performance
conditions, the Group uses a Black-Scholes aption valuation method to ebtain faw values For market-based performance conditions, a
Monte Carlo modzlis used as this provides a mere accurate fair value for these performance condiiions. The key inputs used to obtain
fair values for LTIP awards are shown below.

2% June 2020 24 July 2019

Awards with  Awards with Bwards with

hotding no halding Bweards wath no holding

period pericd  halding perrad per.od

Share price £4.09 £4.09 £5.35 £5.35
Exercise price £0.00 £0.00 £0.00 £0.06
Expected volatility 28.0% 28.2% 17 1% 17 1%
Expected lerm [years| 3 3 3 3
Dividend yield 0.0% 0.0% 0.0% 0.0%
Risk free interesi rate 0.0% 0.0% 0.47% 0.47%
Fair value -~ TSR Tranche FTSE 350 £1.01 £1.18 £141 £1.54
Fair value - TSR Tranche FTSE 100 €1.30 £1.51 £1.40 £:53
Fair value - TPR and TAR Tranches £3.51 £4.09 £4.89 £5.39

Movements in shares and gptions are given i Note 20.
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9 Pensions

The British Land Group of Companies Pensien Scheme ['the scheme '} 1s the principal defined benefit pension scheme in the Group.
The assets of the scheme are held in a trustee-administered fund and kepl separate from those of the Company. Itis not contracted
out of SERPS [State Earnings-Related Persion Scheme), it is not planned to adrmit new employees to the scherne and during the year
the schemne was closed to future accrual, effective 1 September 2020. Active members were therefore moved to deferred status in the
year wilh future pension cantributions payable to the Defined Contribution Pension Schemes of the Group.

The Group has two other small defined benelit pension schemes. There are also two Defined Contribution Pensicn Schemes.
Contributions to these schemes are at a flat rate of salary and are paid by the Company.

The total net pension cost charged fer the year was £3m (2019/20 £6ml, of which E5m (2019/20: E5m] relates ta defined contribution
plans, £1m [2019/20 £1m) relates to the current service cost of the defined benefit schemes and a credit of £3m [2019/20 Eml relates
to a curtailment gain, presented as a past service cost, as a result of the closure of the dafined benefit schemes to future accrual.

The last full actuarial valuation of the scheme was performed by the scheme actuary, First Actuarial LLP, as at 31 March 2G18. The
employer does not expect to make any payments during the year to 31 March 2022, The major assumptions used for the actuariat
valuation were:

2021 2020 2019 2018 2007

% pa % pa % pa % pa % pa

Discount rate 2.0 23 2.4 2.6 2.4
Salary inflation - 39 48 49 49
Pensions increase 3.4 25 33 33 33
Price inflation 35 25 34 34 3.4

The assumptions are that a member currently aged 40 will live on average for a further 28.0 years if they are male and for a further
29.6 years if they are female. For a member who retires in 2040 at age 40, the assumptions are lhat they wil! live on average for a further
29 3 years afier retirement if they are male and for a further 31.0 years after retirernent if they are female.

Composition of scheme assets

2021 2020

€m Ern
Equities 48 40
Diversilied growth funds 42 50
Other assels 48 51
Total scheme assets 178 161

93.8% of the scheme assets are quoted in an active market. All ungquated scherne assets sitwithin equities

The amoun! inctuded in the batance sheet arising from the Group’s obligations in respect of its defined benefit schemes is as follows:

7021 2070 2019 2018 017

- Em Em Em Em £m

Present value of defined scheme obligations [152) [an [147] [147) {147)
Fair value of scheme assets 178 181 160 152 154
Irrecoverable surplus' 128) 1301 113} 15 -
Liability recognised in the balance sheet - - - - 113)

1 The net defined benehit assel must be measured at the lower of the surplus in the defined benefit schemes and the assel ceiling The assel ceiling is the preseni value of any
ecanemic benelits available in the form of refunds from the schemes or reductions ta luture conlributons to the schemes. The asset ceiling of the Group’s defined benefit
schernes s £nil [2019/20: Enill, therefore the surplus in the defined benefit schemes of £26m (2019/20. £30ml is irrecoverable

The sensitivities of the defined benefit obligation in relation to the major actuarial assumptions used to measure scheme liabilities are

as follows:

Increasafidecreasel in defineg
scheme abligalions

. Changa in 2021 2020
Assumption assumption £€m tm
Discount rate +0.5% 114 )
Salary inflation +0.5% - 1

RPI inflation +03.5% 12 12
Assumed lfe expectancy +1 year & 4
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

? Pensions continued

History of experience gains and losses

H-H 2020 019 2018 2017
(4] £m Em £m Em
Total actuarial {loss] gain recognised i the consolidated statement
of comprehensive income'2 {13 - - 9 112}
Percentage of present value on scheme liabilities 18.6%] 10 3% 0.1% 6 1% 7.2%
Y. Movemenis stated alter adjusting Jor irrecoverabibily of any surplys.
2. Cumulalive loss recognised in the statemen: of comprehensive income s £53m (2019/20- £40m).
Movements in the present value of defined benefit obligations were as fallows:
2029 2020
£m £m
AL 1 April i [147)
Current service cosl " (2l
Curtaitment gain 3 -
Interest cost [4] 14}
Actuanal {loss) gain
{Loss! gasn from change in financial assumpiions 128} 17
Gain on scheme liabilities arising from experience 1 -
Benefits paid [ 5
At 31 March 1152] {131]
Moverments in the fair value of the scheme assets were as follows:
011 2020
£m Em
At 1 April 151 1560
Interestincome on scheme assets 4 4
Contributians by employer 10 1
Actuanal gain g 1
Benefils paid 16} 15)
At 31 March 178 161

Through its defined benefd plans. the Group is exposed to 8 number of risks, the most significant of which are detaited below:

Asset volatility

The liabilities are calculated using a discount rate set with relerence to corporate bong yields; if assets underperfarm this yield, this will
create a delicit. The scheme holds a significant portion of growth assets lequities and diversified growth funds) which, although expected
to outperform cerporate bonds in the long term, create volatility and risk in the short term The allocation to growth assets is monitored
lo ensure it remains appropriale given the scheme’s long lerm objectives

Changes in bond yields
A decrease in corporate bond yields will increase the value placed on the scheme’s liabilites for accounting purposes. although this wili
be partially offsel by an increase in the value of the scheme’s bend holdings.

Infiation risk

The majarity of the scheme’s benefit obligations are binked to infiation, and higher inflation will lead to higher Liabilities [although, in most
cases, caps on the level of inflationary increases are in place ta protect against extrerme mflation]. The majority of the assels are aither
unaffected by or only leosely carrelated with inflation. meaning that an increase in inflation will also decrease the surplus

Life expectancy
The majority of the scheme’s obligations are to provide benefits for the life of the member, so increases in life expectancy will result
inan increase in the liabilities
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10 Property

Property reconciliation for the year ended 31 March 2021

Investment
and
Qffices and Canada davelepment Qwner-
Retail Residential Water Developments properties Trading Qccupied
Leveld Level 3 Level 3 Levell Level3  Froperiies Level] Talal
£m Em £m £m £m im tm Em
Carrying value at 1 April 2020 3,188 3,941 400 859 8,188 20 [-1:] 8,274
Additions
- proparty purchases 52 - - - 52 - 52
- development expenditure 3 13) 25 76 101 - 104
- capitalised interest and slaff cosls - - 4 7 " - - 1t
- capital expenditure on asset
management initiatives 20 B - [ k] - - 34
- right-of-use assets - 2 - - 2 - - 2
75 7 29 89 200 - 3 203
Disposals [4621] 1699] - {101 11,130} - (88] [1,1%6]
Right-of-use assels disposals - - 134) - 138} - - 138}
Reclassifications 14 - - (22] 18] ] - -
Revaluations included in income statament 1683) (202) 7 & (884) - (2 (884)
Revaluations included in GCI - - - - - - 1 1)
Mavement i tenant incentives and contracted
rent upbit balances 1 (5) - - {4} - - (&)
Carrying value at 31 March 2021 2,176 3,042 386 F22 6,326 24 2 4,354
Lease liabilities [Noles t4 and 51! {108)
Less valuation surptus on right-of-use assets? (sl
Valuabtion surplus on trading properties ?
Group property portfolio valuation at 21 March 2021 6,247
Nan-conirolling interests 1137
Group property portfolio valuation at 31 March 2021 attributable to sharehalders 5,110

i The £25m difference between lease tiabilibes of £108m and £133m per Motes 14 and 15 relates to a £25m lease hiability where the night-of-use asset is classihed as property.

piant and equipment,

2. Relates to properties held under leasing agreements. The farr value of right-af-use asseis is deiermined by calculating the present value of net rental cash Hows over the term
of the lease agreements. IFRS 14 right-of-use assels are not externally vatued, their fair values are determined by management, and are therefore net included in the Group

property portfolio valuation of £6.247m above.

Additions include capital expenditure in response to climate change, in line with our Sustainability Strategy te reduce both the embodied
carban in our developments and the operational carbon across the Group’s property portfolio. For further details, refer ta the
Sustainability section of the Strategic Report on pages 40 to 53.
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10 Property continued
Property reconciliation for the year ended 31 March 2020

Investment
ang
Officas and Canada develapmant Qwner-
Retail Residential Water Oevelapments groperugs Trading Qccupred
Level 3 Level 3 Level 3 Level 3 Level 3 Propertes Level 3 Torat
im £m tm £m £m £m fm £€m
Carrying value at 1 Aprit 2019 4317 3.776 318 520 B.931 87 73 9091
Additions
- property purchases 19 34 - Al 94 - - 94
- develsprment expenditure 1 2 24 129 156 - - 156
- capitalised interest and stafl costs - - 4 3 g - - 9
- capital expenditure on asset
management initiatives’ 3¢ 54 - 2 §2 - - 92
- right-of-use assels 5 48 21 - 74 - - 74
51 138 49 177 425 - - 425
Depraciation - - - - - - i 1l
Disposals (58] - - - (58} 67 - 1125
Reclassifications 45 14l - {261 3 - 151 -
Revaluations included in income statement 11.158] 35 33 5] 11,105] - - (1.108]
Revalustions ingluded wn OCL - - - - - - 1 1
Movement in tenant incentives and contracted
rent uplifi balances [19) [ - 3 110) ~ - 101
Carrying value at 31 March 2020 3,188 3,941 400 659 8,188 20 48 8,276
Lease liabilities [Notes 14 and 15| 1163}
Less valuation surplus on right-of -use assels? 120
Valuation surplus on trading properties 13
Graup preperty portfolio valuation at 31 March 2020 8,106
Non-cantrelling interests 1185]
Group preperty portfolio valuation at 31 March 2020 attributable to shareholders 1.921
1 Dffices capital expenditure includes £34m of flexible workspace fil-ou in the current vear which has been reclassifed from property, plant and equipment to property addihans.
2

. Relates 1o properties held under leasing agreements The fair value of right-of-use assels is delermined by calculating the present value of net rental cash flows over the term
of the lease agreements {FRS 16 night-of-use assets are not externally valued, their fair values are delerruned by rmanagemaent, and are therefore not includad in the Group
property portiolio va.uation of £8,106m above

Property valuation

The different valuation method levels are defined below:

Level 1:  Quoted prices (unadjusted] in active markets for identical assets or liabilities.

Level 2:  Inputs other than quoted prices included within Level 1that are cbservable for the asset or liability, either directly
li.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 leve.s are specified in accordarce with IFRS 13 "Fair Value Measurement’. Property vatuations are inherently subjective as

they are made on the basis of assumptions made by the valuer which may not prove to be accurate. For these reasons, and consislent
with EPRA’s guidance, we have classified the valuations of our praperty portfolio as Levet 3 as defined by {FRS 13. The inputs to the
valuations are defined as ‘unobservable” by IFRS 13 and these are analysed in a table on the following pages. There were no transfers
between levels in the year.

The general risk environment in which the Group operates remained heightened during the peried. which 1s largely due to the impact of
Cowid-19, uncertainty regarding the impact of the UK's exit from the EU, the signficant deleroration in the UK retail markel and weak
investment rarkets This enviranment has had, and may conbinue to have, 8 significant impact upon property valuations.

The Group's total property portfolio was valued by external valuers on the basis of fair value, in accordance with the RICS Valuation -
Global Standards 2019, publishec by The Royal Institution of Chartered Surveyors

178 British Land Annual Report and Accounts 2023




10 Praperty continued

The Covid-1% pandemic has continued to impact global financial markets and market activity in many sectors, with sorme real estate
markets having experienced lower levels of transactionat achvity and liquidity. In some cases, lockdowns’ have been applied - 1n varying
degrees - to reflect further ‘waves’ of Covid-19. While these may imnply a new stage of the crisis, they are not unprecedented in the same
way as the initial impact. As at the valvation date property markets are mostly functiening again, with transaction volurmes and other
relevant evidence relurning te levels which aur valuers consider te be an adequate guantum of market evidence upon which to base their
opinions of value. Accordingly, and for the avaidance of deubt, our valuers have nat reported their valuations as being subject to ‘material
valuation uncertainty’ as defined by VPS 3 and VPGA 10 of the RICS Valuation - Global Standards. Qur valuers have, however, highlighted
the market context under which their opinions have been prepared and, in recognition of the potential for market conditions to move
rapidly in respense to changes in the control or future spread of Covid- 19, the importance of the valuation date.

in prepanng their vatuations, our valuers have considered the impact of concessions agreed with tenants at the balance sheet date,
which mainly relate to rent deferrals and rent-iree periods, on valuations, primarily of retail assets. They have also given consideration
to accupiers in higher risk sectors, and those assumed tc be at risk of default, in determining the appropriate yields to apply.

At 31 March 2020 al! of our external valuation reports included & ‘material valuation uncertainty’ declaration, which emphasised that
less certainly - and 2 higher degree of caution - should be attached o the valuations than would normally be the case. n ught of this,
we reviewed the rangas used for our sensitivity analysis, and adopted expanded ranges to reflect this increased uncertainty. No such
declaration was included in aur valuation reports at 31 March 2021, with our external valuers concluding that there was an adequate
guanturn of market evidence upon which to base opimons of value. Consequently, for the purposes of our sensitivity tables, we have
determined it appropriate ta revert to the ranges adopted in report.ng pericds in which the ‘material valuation uncertainty’ dectaration
was not present, as we have the same level of certainty over our external valuations, being +/-5% far ERV, +/-25bps for NEY and +/-5%
for development costs.

There has been no change in the valuation methodolagy used for investment property as a result of Covid-19.

The information prowided to the valuers, and the assumptions and valuation models used by the valuers, are reviewed by the property
portfolio team, the Head of Real Estate and the Interir Chief Financial Officer. The valuers meet with the external auditors and also
present directly ta the Audit Comrnittee at the interim and year end review of results. Further details of the Audit Commuttee’s
responsibilities in relation to valuations can be found in the Report of the Audit Carmmittee on pages 116 to 121,

Investment properties, excluding properties held for development, are vaiued by adopling the investment method of valuation.

This approach invoives applying capitalisation yields to current and future rental streams net of incorne voids arising from vacancies or
rent-free periads 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’ professicnal judgement and market obsesvation. Other factors taken into
account in the valuations include the tenure of the property, tenancy details and ground and structural conditions.

In the case of ongoing developments, the approach applied 1s the ‘residual method’ of valuation, which is the investrnent method of
valuation as described above, with a deduction for all costs necessary o 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 methed of valuation, allowing for all associated risks, or the investrment method of valuation for the exisling asset.

Copies of the valuation certificates af Knight Frank LLP, CBRE, Jones Lang LaSalle and Cushman & Wakefield can be found at
britishland com/reports.

A breakdown of valuations split between the Group and its share of joint ventures and funds is shown below:

2021 2020

Jaint Joint

veniures venlures
Graup and funds Total Group and lunds Taial
€m £m €m Em im Em
Knight Frank LLP 1,375 40 1415 1420 54 1,474
CBRE 1,642 124 1,764 2097 183 2,280
Jones Lang LaSalle ;14 506 1,355 1348 765 2113
Cushman & Wakefield 2,381 2,378 4,759 3.241 2270 3,611
Tatal property portfolio valuation 6,247 3,048 9,29% 8,104 3,272 11,378
Non-controlling interests 1137) (28] {163} (185} [36] {221)
Total property portfolio valuation attributable te shareholders 4,110 3,022 9,132 7921 3.236 11,157
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FINANCIAL STATEMENTS cantinued

Notes to the accounts continued

10 Property continued

Infermation about fair value measurements using unobservabte inputs [Level 3) for the year ended 31 March 2021

Fair value at ERV per sqf Eguivalent yicid Costs to cornplele persg it
3 March 2021 Yaluation Min Hax Average ™in Max  Average Min Max  Average
Investment €m technique £ 3 "% % % 3 3 3
Ratail Investment
2,118  methodology 2 a2 18 5 14 8 - &b 17
Oihices Investment
2,918  methodology 9 176 58 A [ 5 - 475 8s
Canada Water! Residual
387 methodology 22 53 50 5 [} 5 162 343 260
Residential lnvestment
&6 methedology 2 2 2 5 5 5 - - -
Developments Residual
723  methodelogy 85 20 77 & 14 & 2 89 48
Total 6,212
Trading properties
at fair value 35
Group proeperty
portfolio valuation &, 247

1. Includes owner-occupied.

Information about fair value measurements using unobservable inputs [Level 3) for the year ended 31 March 2020

Faur value at ERvpersq it Equivaleni yield Costs o campleie per sg It
21 March 2020 Valuation Min Max  Average Min Max  Average Min Max  Average
Investment £m technique 3 £ £ % % % 1 £ £
Retail Investment
3128 methedology 2 87 21 4 1 7 - 85 15
Oifices' Investment
3,851  methodology 9 177 40 4 5 4 - 421 42
Canada Water Invesiment
366  methedology 15 3t 20 2 b 4 - - -
Residential Invesiment
70 methodology 38 38 38 4 4 4 - - -
Gevelopments Residual
560 methodalogy 48 b2 55 3 5 4 - 347 220
Total 8.073
Trading properties
at fair value 33
Group property
portfolio valuation 8104

1. Includes cwner-accypied

Information about the impact of changes in unobservable inputs (Level 3) on the fair value of the Group's property portfolio including
share of joint ventures and funds for the year ended 31 March 2021

Fair value at

Impact on valualions Impact on valuations Impact on valuations

3 March 2021 +5% ERV «5% ERY ~25bps NEY «250ps NEY <5% costs +5% costs
im Em €m &m m £m Em
Retail 2,579 §7 196} 1 (85) 2 {2)
Cffices’ 5,244 2346 (254) 348 (3271 17 &
Canada Waler 387 58 (&0l il (64] 77 (77}
Residential %3 1 "l 2 (1] - -
Developmenis B2% 62 161] 101 189) 25 (271
Group property portfolio valuation including share
of joint ventures and funds 9,132 54 [482] 4633 1544] 121 1122)

1 Inctudes tradirg propertes at lairvalue.
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10 Property continued
Informaticn about the impact of changes in unobservable inputs [Level 3] on the fair value of the Group’s property partfolio including
share of joint ventures and funds for the year ended 31 March 2020

Fair value &1 Irnpact on valuations Impact on valuations Impact an valualipns

31 March 2020 +10% ERY -10% ERV -50bps NEY  +50bps NEY -10% cos's +10% cosls

{m £m £m £m £m Em Em

Ratart 3,848 297 (287] 322 12741 4 14]

Offices! 5,800 353 (530) 878 [678) 26 127)

CanadaWaler 364 7 (e 8 18] 136 133]

Residential 99 2 (2} 4 131 - -

Davelopments 1,046 129 [128] 198 [155] 19 [19]
Group property portfolio valuation including share

of joint ventures and funds 11,157 988 [954] 1410 {1.118) 185 [183)

1. Incluges trading properties at fair value,
All other factors being equal:

- a higher equivalent yield or discount rate would lead to a decrease in the vatuation of an assel
- anincrease in the current or estirmated future rental stream would have the effect of increasing the cagitat value
- anincrease in the costs to complete would lead to a decrease in the valuation of an asset

However, there are interrelationships hetween the unobservable inputs which are partially determined by market conditions, which
would impact on these changes.

Pravision far impairment of tenant incentives and guaranteed rent increases

A provision of £23m (31 March 2020: £17ml has been made for impairment of tenant incentives and cantracted rent uplft balances
lguaranteed rents). The charge to the income statement in relation to write-offs and provisions for impairment for tenant incentives
and guaranteed rents was £8m [2019/20° £20m] |see Note 31, The Directors consider that the carrying amount of tenant incentives is
approximate to their fair value.

The tables below summarise tenant incentives and guaranteed rent increases balances and associated expected credit losses grouped
by credit risk ratings. The split between Offices and Retail has been disclosed on the basis that Qffices balances have a lower assumed
credit risk as a result of the impact of Covid-19 in comparison to Retail tenants and relate lo the significant majority of tenant incentive
balances at year end with an immaterial provision for impairment applied

202t

Retail Oflices Tolal

Tenant Met tenant Tenant Hel tenany Tenanl Nel tenani Percentage

ingentives' Provision incentives incenlives' Pravision incentives incentives'  Provisiam incentives provided?

Credit Risk £m m £m tm £m [ £€m £m m %
CVA?{ Administration [4 {4} - - - - 4 14) - 80%
High 22 (171 5 1 3l - 23 [18) 5 79%
Medium B i1t 7 1 - 1 ? k1] 8 15%
Low 50 - 50 63 - [X] 13 - 113 -
Total Group B84 (22) 62 65 1] bh 149 123} 124 15%
Joint ventures and funds 14 [3) 1 45 [3) 62 79 [} 73 8%
Total 78 (25] 73 130 [4) 126 228 [29) 199 13%

1. The tenant incentives balance ‘ncludes guaranteed rent increases
2. Company Voluntary Arrangemenis.
3 The percentage prowded is calculated using the unrounded tenant incentive and provision balance.
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10 Property continued

2020
Retait Otfices Total

Tenant Tenant Tenant Parcentage

Credit Risk incantives Pravisiz;: Net incenlives’ Pravision? Net incentives'  Pravision® B{l-el provideds
Lm L) m m im Lm m i) A

Cval/ Administration 4 (3t 1 - - - 4 (3] 1 0%
High 1 18] 5 - - - 1 (s) 5  51%
Medium 12 {2} 10 2 - 2 14 i) 12 14%
Low 36 - 38 74 - 76 12 - 112 -
Total Group 53 (11 52 78 - 78 141 {11} 130 8%
Joint ventures and funds 24 14) 20 43 12) 41 &7 {6 41 9%
Total a7 [15) 72 121 f21 119 208 17) 191 8%

1. The lenant incentives balance mcludes guarantead rent increases.

2. Company Voluntary Arrangements.

3 The £11m prowsion lor Total Greup in the table above rezresents provisions tor IMpairment of tenant incentives and guaranteed rent increases held by the Group Inthe year ended
31 March 2020, the Group atso held general provisions for impairment af tenani ncentives and guaranteed rent increases of £6m, resulbing in a total provision of £17m,

4, The percentage provided 15 calculated using the unvounded tenant inceniive and provisian batance.

The tenant incentive balance does not relate to arnounts tilled and therelore there is no concept of being past due. The expected credit

losses are determined in bne with the provisioming approach detailed in Note 1, with the key assumptians being the absolule probability

of toss assumed for each credit risk rating and a tenant's assigned rredit risk rating. A 10% increase/decrease in the loss rates assumed

tor each credit risk rating would result in a E2m increase/decrease ta pravis«ans for impairrent of tenant incentives This sensitivily

analysts has been performed on medium and high risk tenants and tenants in CVA or Admimistration anly as the significant estimation

uncartainly is whetly related to these. A 10% increase/decrease in the percentage share of high and low risk Retait tenants incentives

only, e, assuming 10% of tenant incentives move from medium to high risk and 10% of tenant incentives move from law to medium risk

and vice versa, would result in a £5m increase/decrease in provisions for impairment of tepant incentives. A rmovement in the share of

Offices tenant incentives within each cradil risk rating has not been considered as management believes there 1s less uncertainty

associated to the assumption on Offices tenants’ credit risk ratings. A 10% mcrease or decrease represenis management’s assessment

of the reasonable possible change in loss rates and movement in the percentage share of tenant incentives within each credit risk rating

The table below shows the movement In provis:ons for impairment of tenant incentives during the year ending 31 March 2021 on a Group
and on a proportionally consolidated basis,

Propertionatly

. . . B R . Groug consolidated
Movement in provisions for impairment of tenant incentives £m £m
Provisions for impairment of tenant incentives as at 1 April 2020 17 17
Write-offs of tenant incentives {2l &)
Increase in provision for impairment of tenant incentives 8 18
Total provision charge recognised in income statement L 18
Provisions for impairment of tenant incentives as at 31 March 2021 23 29

Additionat property disclosures - including covenant informaticn

At 31 March 2021, the Group praperty partfolic vatuation of £6,247m [2019/20: £8,106mj camprises freeholds of £3,127m (2019/20: £4.139m];
virtual freehotds of £1,055m 12019/20 £1,050m), lang leaseholds ot £1.945m [2019/20 £2.822m). and shart leaseholds of £120m {2019/20:
£95m| The hustorical cost of properties was £4,812m [2019/20: £5,981ml.

Cumulative interest capitalised against investment, development and trading properties amounts to £104m [2015/20 £103m).

Prope-ties valued at £1,017m 12019/20 £9461m) were subject to a secunity interest and other properties of non-recourse companies
amounted to £575m (2019/20 £772m), totzlling £1,592m (2013/20: £1,733m).

Inctuded within the property vaiuation is £7m [2019/20: £12m] in respect of accrued contracted rental uphift income and £142m [2019/20
€129m]in respect of ather tenant incentives. The balance a-ises through the IFRS treatment of leases containing such arangements,
which reguires the recognition of rental income on a straight-bne basis over the lease term, with the difference between this and the
cash receipt changing the carrying value of the property against which revaluations are measured
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11 Joint ventures and funds
Summary movement for the year of the investments in joint ventures and funds

Joint ventures Funds Total Equity Loans Total
£m £m £m £m {m m
At 1 Aprit 2020 2188 170 2,358 1,659 599 2,358
Additions 20% - 209 63 146 209
Digposals (&3] {12l {53) {13] [40) {53
Share of lass on ordinary activibies after taxation' 13301 {271 [357] (213) 1144) 1357
Distributions and dwidends:
- Capital l4) - [F4] [&] - (&)
- Revenue {26 18] {34 134) - 134)
Hedging and exchange movements 1 - 1 1 - 1
At 31 March 2021 1.997 123 2120 1,459 661 2,120

1. The share of loss on ordinary activities 2fter taxaton comprises equity accounted losses ol £213m and IFRS ¢ impairment charges against loans of £144m. relating to loans
owet by MSC Property Inlermedsate Holdings Limited |£131m) and WOSC Partners Lirnited Partnership [E83m) In accerdance with IFRS 9. management has assessed the
recoverabilily of loans to joinl venlures, Amounts due are expected to ke recavered by a joint venture selling its properties and invesiments and settling financial assets, net of

financial liabilities The net asseivalue of a joint venture is conslérad to be a reasonable approximation of the avaitable assets that could be realised to recover the amounts
due and the requirement to recagnise expecled credit osses.
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11 Jaint ventures and funds continued

The summiarised income slatements and balance sheels below and on the following page show 100% of the results, assets and lizbilities
of pint ventures and funds Where nacessary, these have bean restated to the Group's accounting policies.

Joint ventures’ and funds’ summary financial statements for the year ended 31 March 2021

Broadgile MSC Pregerty
REIT Intermediate WOSC Partners Livited
Lid Holdings L1d® Parinership’
Partners Euro Bluebell LLP Norges Bank MNorges Bank
1GIC) Investment tnvestment
Management Management
Property sector City Qffices  Shopping Centres WeslEnd
Broadgale Meadowhall QOffices
Group share 50% 50% 25%
Summarised income statements tm £m £m
Revenuet 218 BS 12
Costs 1791 149] 6]
137 36 6
Adminisirative expenses - - -
Nel interest payable [61) 1291 -
Underlying Prefit lloss] 74 7 )
Net valuatinon movernent i172] 14211 157]
Capital financing costs - - -
Profit [loss) on disposal of investment progerties and investments - -
Loss on ordinary activities belore taxation (98] {414) (51
Taxation - - -
Loss on ordinary activities after taxation 194} [414) (51)
Qther comprehansiva incame - 3 -
Total comprehensive expense (98] 14111 151]
British Land share of total comprehensive expense 148) 1205] {13]
British Land share of distributions payable 22 ] -
Summarised balance sheets
Investment and trading properties 4,50 779 163
Current asseis 12 17 4
Cash and deposits 160 20 5
Gross assels 4,674 B14 172
Current Liabilities 194] 137] 13)
Bank and securitised debt [1.306] 1552] -
Loans from jaint venture partners [988i {672 218
Otrer non-current biabililies - 17 (4]
Gross latilities {2,383) (1,078) {2251
Net asseis [lLabilities] 2,286 [242] 1531
British Land shara of net assets (liabilities] less shareholder lpans 1,143 - -

USS joint venlures include the Eden Walk Shopping Centre Unit Trust and the Fareharn Property Partnership.

Hgrcules Unit Trust joint ventures and sub-funds includes 5% of the results of Deepdale Co- Dwnersh:p Trust, Fort Kinnaird Lirnited Partnership and Va(ennne

Co-Cwnership Trust and 41.25% of Sirstalt Co-Ownership Trust. The balance sheet shows 50% of the assats of these (pint ventures and sub-fynds.

Included in the column heaced ‘Clher joini ventures and funds’ are contributions from the Iollowing: BL Goodman Lirmited Partnership, Bluebutton Property Management UK
Lirnted, City of London Olfice Unit Trust and BL Sainsbury’s Supersteres Limited

Revenue includes gross rental income at 100% share of £262m [2019/20: £284m.

In accordance with the Group’s accounting policies detailed in Note 1, the Group recognises a nil equity invesiment in joint ventures 10 @ net liability position at period end.
Ouring the year ended 31 March 2023 the Group entered inio a jant arrangement with Allianz SE, the new jant venlure halds properties which were previousty wholly awned by
The Groap

~ e N

ot
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uss

Hercules Unit Trust

Other

Total

BL west End The SouthGale Limited Joint jainuveniures joint veniures Total Graup share
Qilices Limitads Partnership veniures! and sub-lunds? and funds? 2021 N
Allianz SE Aviva Uriversities
Investars Superannuatinn
Scheme Group PLC
West End Shopping Shepping Retail
Offices Cenires Centres Parks
25% 50% 50% Various
{m Em £m £m £m €m {m
[ 10 12 30 - N 182
(1) [10) [10] 1141 - (1569} [85)
3 - 2 14 - 202 97
{1 i} - 8] (11 (94) (45)
4 1] 2 15 () 108 52
(28] 162] 157] (65l - {840} 1409)
8 - - [7) - 1 (1}
4] 1631 [55) 1571 11} (751 [358)
- - - - 3 3 1
114) (63} (55} [57) 2 (748) [357I
- - - - - 3 1
[14] {43) {551 (57 2 {745] (354)
(3] (321 {27] (29) 1 {354]
- - 3 8 3 38
520 144 131 234 - 6474 3.067
4 3 1 1 1 &4 22
[ 5 5 12 1 214 104
530 152 137 249 2 6,732 3,193
19] ] 151 (9! - 1141] 1781
[158] - - - - (2,018] [968)
[15] - 31 - 13] 1,727 (805)
[11] [28) - - - (40] 1271
11931 (32) [38) %) (3] 13,964 (1,878]
337 120 101 240 (1! 2,748 1,315
84 60 50 122 - 1,459

The barrowings of joint venlures and lunds and their subsidianas are non-recourse 1o the Group. All joinl variures are mcorparated in the United Kingdom, with the exception
of Braadgate REIT Lirnited and the Eden Walk Shapping Centre Unit Trustwhich are incorperated in Jersey. Gf the lunds. she Hercules Unit Trust {HUT] jeint ventures and
sub-funds are incorporated in Jersey.

These financial s:atemenis include the resulis and financial position of the Group's interest in the Fareham Property Partnership, the BL Goodman Limited Parinership and the
Gibraltar Limited Partnership. Accordingly. advaniage has been taken ol the exemptions prowded by Regutation 7 of the Partnarship lAccounis| Regulations 2008 nat to altach the

partraership accounts to these financial stalements.
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11 Joint ventures and funds continued

The summarised income staternents and balance sheets below and on the lollowing page show 100% af the results, assets and liabilities
aof joint ventures and funds. Where necessary. these have been restated to the Group's accounting policies.

Joint ventures” and funds’ summary financial stalements for the year ended 31 March 2020

Eroadgate MSC Property
REIT Intermediate  WOSC Parlners Limited
Lid Heldings Lid Partnership
Partners Eurc Bluebell LLP Norges Bank Narges Bank
{GIC) Investment Investment
Management Management
Praperiy seclor City Qffices  Shopping Centres West End
Broadgale Meadowhall Offices
Group share 50% 50% 25%
Summarised income statements em £m em
Revenuet 203 103 4
Cosls |78 {27 il
128 76 3
Admunistrative expenses i - -
Netinterest payable i63) 130] -
Underlying Profit 81 A 3
Net valuation movement 204 [542] 13)
Capital finanzing costs’ 112 - -
Profitlioss) on dispasal of investment properties and investments - - -
Pratfit [loss) on ardinary activities before taxation 253 (696) -
Taxation - - -
Profit \oss) on ordinary activities after taxation 253 1454) -
Other comprehensive income . - {2 -
Total comprehensive income lexpensel 253 [498]) -
British Land share of total comprehensive income lexpense} 127 [249} -
British Land share of distributions payable 17 A -
Summarised balance sheets
Investrent and trading properties 4.539 1,202 218
Current assels 8 8 3
Cash and deposits 209 20 &
Gross assels 4,776 1,230 225
Current liatabties (18] 130 14]
Bank and securitised debt {1,348) 15831 -
Loans from joini venture partners 18501 {409) (2171
Other non-current Liabilities - 21] [4)
Gross liabilit es 12,336) 1,043 1225)
Net assets 2,440 187 -
Brilish Land share of net assets less sharaholder loans 1,220 93 -

- USS joint ventures include the Eden Walk Shopping Centre Unit Trusi and the Fareham Property Partnership
Hercules Umit Trust jaint ventures and sub-funds includes 50% of the results of Jeepdale Co-Ownership Trust, Fort Kinnaird Limited Partnership and Valenting
Co-Ownershig Trust and 41 75% of Birstall Co-Ownership Trust The balance sheet shows 50% of the assets of these |0int ventures ard sub-tunds.

3. included i the coluwmr headed "Qther joint ventures and lunds’ ace Coririubions from the following. BL Goodrman Limited Parinership, Blustuiton Property Managemem UK
Lirruted, City o London Dffice Unit Tryst and BL Sainsbury's Superstores Limited and Pillar Retall Europark Fund IPREFI The Group's awnership share o PREF 1s 65%,
however as the Group s not able 1o exercise control over significant decisions of the fund, the Group equily accounts lor its interesi in PREF,

& Revenue includes gross rental incema at 100% share of £284rm {2018/19- £310m|

5. Capntal financing costs of £32m m ether joint ventures and funds relates to band redemplion costs in a jaic| venture wath Sainstury's,

N —
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uss Hercules Unit Trust Other Tatal

The SoulhGate Limited joni juint veatures j9int ventures Tolal Group share
Parinarship ventures! and sub-lunds® and lunds? 2020 2020
Aviva Universities
Inveslors Superannuatien
Scheme Group PLC
Shopping Shopping Retail
Centres Centres Parks
50% 50% Various
€m Em £m £m £m £m
18 14 32 9 ’ 83 LAl
15} (5l (8) - (124} [62)
13 9 24 9 259 129
[ - - {1 (3} (1
m - - 2 {94} (451
N 9 24 & 140 79
[45] 149) 1291 15l [549] [2B4)
- - - (321 44] [22]
- - 1 i2) (1) -
[34) 140] (104) (331 [454) (2271
{34] 1401 {1041 133) 1454) 1227)
- - - - [2] 1]
134 140] (104} 133) 1456} [228]
1171 120] {52 [17) 1228)
[ 4 13 134 180
208 188 32 - 6,687 J,288
2 . 1 2 - 44 24
] & 11 10 245 1
215 195 345 10 4,994 3,442
{4} (3 9] 13 [Kkall (85}
- - - - (1,951| 1975)
- 131) - 13l {1,510 1701)
(28] - - - (53| (25]
(32) (34} 9] (6) 13,685] [1,784)
183 181 336 4 3,21 1,657
H 80 171 2 1,657

The borrowangs of jomi ventures and funds and their subsidiaries are non-recourse to the Group. Al joint ventures are incerparated in tha United Kingdom, with the excephion
ol Broadgate REIT Limited and the Eden Walk Shopping Centre Unit Trust which are incorparated in Jersey. D the funds, the Hercutes Unit Trust IHUT] joint ventures and
syb-funds are incarporated in Jersey.

These financial statements include the results and linancial posilien of the Graup's interest in the Fareham Property Partnership. the BL Goadman Limited Partnership and the

Gibraltar Limiled Parlnership, Accardingly, advantage has been taken of the exemptions pravided by Regulation 7 af the Parinership [Accaunis| Regulations 2008 not to atiach the
partnership accounts to these financial staterments
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11 Joint ventures and funds continued
Operating cash flows of joint ventures and funds [Group share)

2021 2020

m £m
Rental income received from tenants 119 131
Qperating expenses paid te suppliers and employees 126} 1274
Cash generated from operations 9] 104
Interest paid 147 1561
Interest received - 1
UX corporation (ax paid 12) 12)
Cash inllow from operating activities 44 47
Cash inflow from operating activities deployed as:
Surplus [deficit] cash retained within joint ventures ang funds 10 12|
Revenue distributions per consolidated statement of cash flows 34 49
Ravenue distributions split between controlling and non-contralling interests
Attrbutable to non-centrolling Interests 2 2
Attributable to shareholders of the Company 32 47
12 Other investments

2021 2920
Falr value Fair value
through Amorhised inlangible through Amaortised Intangrle
profil or Lass cost assets Tatal profit or loss Cost assels Tolal
Em £m £m £m £m £m £m Erm

Al Y April 11 3 n 125 114 5 10 12¢
Additiens 3 - 5 8 4 2 4 10
Translers / disposats [109) (1) - 110) - 14) - (4]
Revaluation 1 - - 1 171 - - 7
Amartisation - - (4] (&) - - 13 13}
At 31 March [ 4 12 20 P11 3 " 125

The amount included in the fair value through profit or lass ralates to private equity / venture capital iavestments of €6m (2019/20: £2m]

which are categorised as Level 3 in the fair value hierarchy and government bonds of £nil (2019/20: £1éml which are classified as

Level 1 The fair values of private equity / venture capital investmenls are determined by the Directars.

As at 31 March 2020, fair value through profit or lass included £93m comprising interests as a trust beneficiary. The trust's assets

comprise freehold reversions 1 a pool of commercial properties, comprising Sainsbury's superstores. This interest was sold for £102m

in the year ending 31 March 2021,
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13 Debtors

z021 2020
. £m £m
Trade and ather debtors 38 2
Prepayments and accrued Income 14 19
Renial deposits : -
54 56

Trade and other debtors are shown after deducting a provision for impairment against tenant debtors of £57m (2019/20: £14m] Accrued
Income 1s shown after deducting a provision for impairment of £5m (2019/20. Enill. The provision for impairment is calculated as an expected
credit loss on trade and other debtors in accordance with IFRS 9 as set out in Note 1

The charge to the incorme statemant for the year in relation to provisions for impairment of trade recewables and accrued income was
£52m [2019/20: £4m), as disciosed in Note 3 Within this charge, £9m {2019/20: Enill represents provisions far impairment made against
receivable balances related to billed rental incame due on 25 March rent guarter day. Rental incoms is recognised on a straighi-line
basis over the lease term in accordance with IFRS 14, The majority of rental income relating Lo 25 March rent quarter day has, therefore,
not yet been recognised in the income statement in the current year and is instead recognised as deferred income, within current
Labilities as at 31 March 2021 As the rent due on 25 March has been billed to the tenant, however, the Group is required to provide

for expectad credit losses at the balance sheet date in accordance with IFRS 9. This creates a mismatch in the perod between the
recognibion of rentat income and the impairment of the asscciated rent receivable.

The increase in provisians for impairment of trade debtors and accrued income of E48m [2019/20: E3m| 1s 2qual to the charge ta the incoma
statement of £52m [2019/20: £4m, less write-offs of trade debtors of £4m (2014/20: £1m)).

The Direclors consider that the carrying amount of trade and other debtors is approximate to their fair value. Further details about the
Group's credif risk management practices are disclosed in Note 17.

The lables helow summarise the ageing profile for tenant deblors and associated expecled credit losses, grouped by credit risk rating, The
expected credit losses are determined in Line with the pravisioning approach detailed in Note 1. The majority of outstanding tenant debtors
relate to lenants in the Retai! sector

Provisions for impairment of tenant debtors
31 March 2021

Percentage
Tanant deblors Provision Net lenant debtor provided*
<0 0 - 182 18- » 3% «90 90-182 183 = » 345 «90 $0-1d2 183 - » 345
e days days 345days days Tatal days days 345 days days Taotal days days 145 days days Tatal Tatal
Credit risk tm &m &m  ftm  fm £m £m tm tm £m Cm £ &m tm £m W
CVAS
Administration ] 7 14 & 33 1é) 7 N4l (61  (33) - - - - - 100%
High 8 [ 4 1 17 14) [4) (4} m 13 [ - - - &4 75%
Medum 4 2 2 - 8 1) ( {2} - (4) 3 1 - - 4 &7%
Low 15 [ 4 1 24 [1) 1 [4) 1) (7) 14 3 - - 17 28%
Total Group 13 17 24 8 82 {12) [13) 124} (8] {57] 21 [ - - 25 89%
Joint ventures
and funds 12 3 75 27 (20 (m (5] 1S) 10 2 - - 12 56%
Total 45 20 31 13 109 M4 hay 3 13 172) n 13 - - 37 68%

). The percentage provided is calculated using the unrounded tenani deblor and provision balance.
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13 Debters continued
7% Mareh 2020

Percgnlag
Tenant debtars Provision Nel 1enant debtar pravided'
« 90 90- 132 183 -385 > 385 <90 90 - 182 187 - 345 > 365 <90 F0- 182 (B3- 365 » 365
T days days days days  Total days days days days Talal days days days days  Total Tatal
Credit risk £ £m fm €M fm £m £m £m £m £m £m £m 43 fm  Cm %
cva/
Administration 4 2 3 - 9 {2l 12] 13l - 7l 2 - - - 2 96%
High 2 l 1 - 4 [2] [1} (1 - 14] - - - - - 87%
Medium 9 - - - 9 {el - - - (2} 7 - - - 7 9%
Low 8 - - - 8 LH - - - Ll 7 - - -1 %
Total Group 23 3 4 - 30 17 13) (4] - 114} 16 - - - 16 47%
Joint ventures
and funds 7 2 1 - 10 (1] [ i1 - 3 [ 1 - - 7 0%
Total 30 5 5 - 40 18) (4] ] - 1171 22 i - - 23 43%

} The perceniage provided 5 calculated using the unrounded tenant deblor and provision batance.

Provisions for impairment of accrued income

The table below summarises accrued income and associated expected credit losses, grouped by credit nisk rating. The expected credit
losses are determined in line with the provisioning approach delailed in Note ¥ Accrued income relates to concessions offered to
tenants in the form of the deferral of rental payments, Rental income ) elating o the year ending 31 March 2021, which has not yet been
invoiced, 1s recagnised on an accruals basis in accordance with the underlying lease. ’

31 March 2021t 31 March 2020

Actrued Met accrued Percentage Accrued fet accrued Perceniage

. incame Pravision intame provided' incame Provisian ngome provided
Credit risk £m £m £m % £m £m £m %
Cva/ Administratior 1 1l - 100% - - - -
High 4 &) - 100% - - - -
Medium 2 - 2 25% - - - -
Low 2 - 2 10% - - - -
Total Group 9 {5] 4 56% - - - -
Joint ventures and funds 1 [1) - 100% - - - -
Total 10 (3] 4 0% - - - -

1. The percentage prowded is calculaied using the unrounded accrued income and prowision balance

The table below summarnses the movement in grovisioning for impairment of tenant debiors and accrued income during the year ending
31 March 2021

Proportianatly

- . . . . Gravp consal dated
Mavement in provisions for impairment of tenant debtors and accrued income £m £m
Provisions for impairment of tenant debtors and accrued income s al 1 Aprit 2020 14 17
Write-offs of 1enant debtors 4 141
Increase in provision for impairmens of tenant deblors 47 59
Increasain provision for impairment of accrued income 5 [
Total increase in provision charge ~ecogrised in income staterment 52 65
Provision for impairmant of tenant debtors and accrued income as at 31 March 2021 62 78
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13 Debtors continued

The impact of Cavid-19 has given rise to an increase in rental debtors due from tenants as a result of delays in receiving payment.
Provisioning far impairment of rental debtors 1s considered to be an area of significant estimation at the balance sheel date and, as

a result, we include sensitivity tables, below, toillustrate the impact of changes in assumptions on provisions for impairment of rental
debtors and accrued income recognised at the balance sheet date.

The key assurnplions within the expecled credit loss medel include the loss rates assumed for each credit risk raiing and ageing
cambination and a tenant’s assigned credit risk ratings. The sensitivity table, below, iltustrates the impact on provisions as a resull of
firstly, changing the absolute loss rate percentages for each ageing and credit risk category and secongly, the impact of changing the
percentage share of high and low risk debtors for Retail tenants anly, i.e. assuming 10% of debtors mave from medium to high risk and
10% of debtors move from low to medium risk and vice versa. A 10% increase or decrease represenls management’s assessment of the
reasonable possible change in loss rates

Impacl on provisions Impact on provisions

10% Increase in % 10% Decrease in %

Provision at 10% Increase in  10% Becrease inlass share of high risk share of high risk

A1 March 2011 lass rates’ rates' tenant debtars? tenant deblors?

£m €m Cm £m £m

Provision for impairment of tenant deblars 57 1 (3] 5 L]

Provision for impairment of accrued income 5 - (1} 1 4}
Group total provision far impairment of tenant debtors

and accrued income 62 1 n (] [8)

t. This sensilivity analysis has been performed on medium and high risk lenaats and lenants in CVA or Adminisiralion anly as the sigmificant estimation uncestainty is wholly
related to these

7. This sensilivity analysis has been perlormed on Retail ienants only. A movernent in the share of Dffices tenant debtars within each credit risk rating has nct been considered as
management believes there is less uncertainty assaciated ‘0 the assumplion on Offices tenants” credit risk ratings

14 Creditors

021 2020
£m £m

Trade creditors 55 59
Other taxation and social security 25 27
Accruals 48 89
Deferred incarne 62 58
Lease liabilities 5 7
Rentat deposiis due to tenanis 4 17
219 253

Trade creditors are interest-free and have settlement dates within one year. The Directors consider that the carrying amount of trade
and other creditors is approximate to their fair value.

15 Other non-current liabilities

2021 2020
£m £m

Lease liabilities 128 156
128 15¢

British Land Annual Report and Accounts 2021 "



FINANCIAL STATEMENTS continved

Notes to the accounts continued

16 Deferred tax
The movement on deferred tax is as showr below:

Deferred tax assets year ended 31 March 2021

1 April DBebited ta Lredited A1 March
2020 incorme to equity 021
im fm (1] £em
Temparary differences 5 1] - -
5 (5] - -

Deferred tax liabilities year ended 31 March 2021
£m £m Em £m
Property and investment revaluations 16) - é -
[6) - L] -
Net deferred tax liabilities 1) 15) [ -

Deferred tax assets year ended 31 March 2020

1 April Detried to Credited 11 March
T income! o equity’ 2020
£m £m €m £m
(nterest rale and currency derivative revaluations 1 [ - -
Temporary differences [ (3] - 5
7 [2) - 5

Deferred tax liabilities year ended 31 March 2020
Cm £m Em £m
Properly and investment revaluations (6l - - 8]
{8l - - 1)
Net deferred tax assets [liabilities| 1 12 - H]

1 A€Imcreditin respect of the deferred tax asset, credited to income. resulis from the change in the tax rare used fo calculate the deferred tax to 19% 12018/19: 17%!
2. A€imdebitin respect of the deferred tax liability. debited 1o equity, resulls from the change in the tax rate used to calculate deferred tax to 19% (2018/19 17%).

The following corporation tax rate has been substantively enacted: 19% effective from 1 April 2017. The deferres tax assels and Lisbilities
have been calculated at the tax rate effeclive in the period that the tax is expected to crystallise.

The Greup has recognised a deferred tax asset calculated at 9% [2019/20: 19%] of £nil {2019/20: £4m} in respect of capital losses from
previous years ava lable for offset against future cap-tal profit. Further unrecognised deferred tax assets in respect of capital losses of
E£137m {2019/20 £135m) exist at 31 March 2021,

The Group has recognised deferred tax assets on derivative revaluations to the exteni that future matching taxable profils are expected
to arise. At 31 March 2021, the Group had an unrecognised deferred tax asset calculated at 19% [2019/20 19%!) of £45m [2019/20: £52m)
in respect of UK revenue tax losses from previous years.

Under the REIT regime, development praoperties which are sold within three years of completion do not benefit from tax exemption
AL 31 March 2021, the value of such preperties is E801m [2019/20: £254m) and if these propertias were to be sold and no tax exernption
was available, the tax atising would be £0.3m (2019/20: £21mm)

192 British Land Annual Report and Accounts 2021




17 Net debt

2021 2020
Footnoie Lm Em
Secured on the assets of the Group
5.264% First Mortgage Debenture Bonds 2035 361 375
5.005%% First Mortgage Amortising Debentures 2035 89 #1
5.357% First Martgage Debenture Bonds 2028 24 249
Bark loans 1 358 515
1.049 1230
Unsecured
4.635% Serwor US Dollar Notes 2021 pi 157 180
4.766% Senior US Dollar Notes 2023 2 102 17
5.003% Senior US Dollar Notes 2024 2 &7 80
3 81% Senior Notes 2026 M 13
3.97% Seniar Notes 2024 112 115
0% Convertible Bond 2020 - 347
2.375% Sterling Unsecured Bond 2029 298 298
4.16% Senior US Dollar Notes 2025 2 77 89
2.67% Senior Notes 2025 37 37
2.75% Senior Notes 2026 37 37
Flgating Rate Senior Notes 2028 80 80
Floating Rate Senior Notes 2034 102 102
Facilities and overdrafis 181 677
1,381 2272
Gross debt 3 2,410 3,502
Interest rate and currency derivative liabilities 128 169
interest rate and currency derivative assels 11351 (2311
Cash and shert term depasits 45 {154) (193
Total net debt 2,249 3.247
Net debi attributable to non-cantrolling interests {70] 11071
Net deht attributable to shareholders of the Company 2,179 3,140
Tatal net debt 2,249 3,247
Amounts payable under leases (Notes 14 and 15] 133 143
Total net debt lincluding tease liahilities) 2,382 3.410
Net debt attributable to non-controlling interests (including lease liabilities) (75) 11121
Net debt attributable to shareholders of the Company lincluding lease liabilities) 2,307 3,298
1. These are non-recourse borrowings with no recaurse for repayment ta other companies or assets in the Group.
2021 2020
£m £m
Hercules Unit Trust 58 515
158 01%

2. Princaipal and interest on these borrawings were fully hedged inla Sterbng at a floating rate at the time of issue,

3. The principal amouni of gross debl at 31 March 2021 was £2.291m (2019/20: £3.2%4rm). Included in this is the principal amaunt of secured borrowings and other borrowings of
non-receurse cornpanies of £998rm of which the berrowings of the partly-owred subsidiary. Hercules Unit Trust, net beneficially owned by the Group are £79m.
4. Included within ¢ash and short term depesils is the cash and short lerm depasits of Hercules Unit Trust, of which £8m is 1the propartion nat bengheially owned by the Graup.

5 Cash and depasits rol subject to a security interest amount ta £145m (2019/20- £173m]
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17 Net debt continued
Maturity analysis of net debt
2021 2020
&m £m
Repayable: within one year and on demand 161 637
Beiween: one and two years 169 188
two and five years B4 829
five and ten years 738 1141
teri and [ifteen years 494 107
fifteen and twenly years - 600
2,249 2,865
Gross debt 2,410 3,502
Interest rate and currency derivatives ] 162)
Cash and shert term deposits (154) 193]
Net debt 2,249 3,247
0% Convertible bond 2015 [maturity 2020}
On 9 June 2020, the £350 million convertible bonds were redeemed at parin cash.
Fair value and bock value of net debt
2021 2020
Fair value Book value Didference Fair value Eogk value (hiference
£m Em Em Ll Em Em
Debentures and unsecured bonds 1,978 1.871% 107 2.022 1,964 58
Convertible bonds - - - 347 347 -
Bank debt and other floating rate cebt 544 539 7 1.197 1191 6
Grossdebt 2,524 2,410 114 3.566 3502 &4
Interest rate and currency dervalive liabiiies 128 128 - 149 169 -
Interest rale and currency derivative assets (138 [138) - (231} (231 -
Cash and short term deposiis (154) (154l - (193} (193) -
Net debt 2,363 2,249 114 3.311 3247 13
Net debt attributable 10 non-conirolling interests (701 170} - 147) 1071 -
MNet debt attributable to shareholders of the Company 2,293 2179 114 3.204 3140 &4

The fair values of debentures, unsecured bonds and the convertible hond have heen established by abtaining quoted market prices
from brokers. The bank debt and other floating rate debl has been valued assuming it could be renegotiated at contracted margins.

The derivatves have been valued by calculaling the present value of expected future cash flows, using appropriate markeat discount rates,
by an independent treasury adviser.

Short term debtors and creditors and cther investments have been excluded from the disclosures on the basis that the fair value is
equivalent to the bock value The fair value hierarchy level of debt held at amortised cost is Level 2 [as defined in Note 10,

194
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17 Net debt continued
Group loan to value [LTV]

2021 0N
£m £m
Group loan to value {LTV] 25.1% 28.9%
Principal amount of gross debt 2,7 3.294
Less deht attributable to non-controlling interests 179) 113
Less Lash and shin b tenun Jepasits [balance sheet) {1541 1193
Plus cash atiributable to non-controlling interests 8 6
Total net debt for LTV calculation 2,066 2994
Group property portfolio valuation {Ngte 10] 6,247 8.106
Investments in joint ventures and funds {Nete 111 2120 2358
Other investments and property, plant and equipment |balance sheet]! 26 131
Less property and investrents attributable lo non-controlling interests {153) (221]
Total assets for LTV calculation 8,230 10,374

1. The [24m difference berween other investmenls and plant, property and equipment per the balance sheet iotaling £50m, relates to a right-of-use asset recognised under a
lease which is classified as property. plant and equipment which is nat included within Total assats for the purpases of the LTV calculatron.

Proportionally consolidated loan to value [LTV)

2021 2020
£m Em
Proportionally consolidated loan to value LTV 32.0% 34 0%
Principal amount of gross debt 3,242 427
Less debt attributable to non-controlling inierests (791 (113
Less cash and short term deposits 12581 322)
Plus cash atlributable o non-contrelling interests 16 6
Total net debt for praportional LTV calculation 2,938 3,842
Greup property portfolic valuation [Nate 10) 6,247 B, 106
Share of property of joint ventures and funds [Note 10] . 3,048 3,272
Other invesiments and property, plant and equipment |batance sheet)® 24 13
Less property attributable te nan-controlling interests (1631 [221]
Total assets for proportional LTV calculation 9,158 11,288

1. The E26m dilference between other investments and plant, property and equipmeni per the balance shaet totalling £50m, relates 1o a righi-of -use asset racognised under 3
lease which is classilied as property, plant and equipment which is not mcluded within Total assets for the purpeses el the LTV calculation,
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17 Net debt continued
British Land Unsecured Financial Cavenants
The two financial covenants applicable to the Group unsecured debt including convertible bonds are shown below:

021 2020
£m Em

Net Borrowings not ta exceed 175% of Adjusted Capital and Reserves 3%% 40%
Principal amourt of gross debt 2,291 3.294
Less the relevant proportian of barrowings of the partly-owned subsidiary/non-controlling interests 179l 1113)
less cash and deposits |balance sheeil (154l 1193}
Plus the relavanl proportion of cash and depasits of the partly-owned subsidiary/non-contralling intarests 8 4
Net Barrowings 2,066 2994
Share capital and reserves [balance sheet) 5,983 7147
EPRA deferred tax adjustment [EPRA Table Al - 4
Trading progerty surptuses (EPRA Table A) ? 13
Exceptional refinancing charges [see below| 188 199
Fair value adjustmenis of financial instruments (EPRA Table A) 15 141
Less reserves attributable to non-controlling interests (balance sheet) 1591 11121
Adjusted Capital and Reserves 4,236 7.394

In calculating Adjusted Capital and Reserves far the purpose af the unsecured debt financial covenants, there is an adjustrnent of £188m
{2019/20: £199ml to reflect the curnulative net amortised exceptional items relating to the refinancings in the years ended 31 March
2005, 2006 and 2007.

2021 7020
Em Em

Net Unsecured Borrowings not ta exceed 70% of Unencumbered Assets 25% 0%
Principal amaunt of gross debi 2,21 3294
Less cash and depasils nol subject to a secunity interest [being £145m less the relevant proportion of cash and deposits
of the partly-owned subsigiary/nan-controlling interests of £6m) (139] [169}
Less principal amount of secured and non-recourse borrowings (998} 11,154}
Net Unsecured Borrowings 1,154 1,969
Group property portfolio valuation (Note 10] 6,247 8,106
Investrnents in joint ventures and funds [Note 11§ 2,120 2338
Other invesiments and property, plant and equipment [balance sheet]’ 28 131
Less investments in joint venlures 2,120 [2.3581
Less encumbered assets [MNote 10] 11,592} 11.733]
Unencumbered Assets 4,681 4804

1 The £24m difference batween olher invesiments and plant, properly and equipment per he batance sheel totalling £50m, relates to a right-of -use asset recagimsed under a
lease which 15 classified as progerty, plant and equipment which is not included wilhin Unencumbered Assels for the purposes of the covenant calculation.
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17 Net debt continued
Recanciliation of movement in Group net debt for the year ended 31 March 2021

Arrangement

Foreign costs
2020 Cash flows Transfers! El!hlﬁgﬁ Fair vatug amartisation 2021
£m £m Em £m £m Em £m
Short tarm borrowings 637 [637) 141 - [2) 2 141
Long term borrowings ) 2,845 (387} {181) (44) [46) 2 2,249
Cervatives! 152} 14 - (1) (3 - {7l
Total liabilities from financing activibiest 3,440 (9901 - - [51) 4 2,403
Cash and cash equivalenls [193) 39 - - - - (154)
Net debt 3,247 (9511 - - [51) [ 2,249

Reconciliation of mevement in Group net debt for the year ended 31 March 2020

Arrangement

Foreign <osls
W19 Cashilows Transfers? exchange Fairvalue  amortisation 2020
£m £m £m £m Ern Em £m
Short term borrowings g9 (121 637 - 22 - 637
Long term barrowings 2,932 507 (6371 21 37 5 2865
Derivatives? [24) 4 - 21] [21] - {62]
Tatal liabelities from financing actmvities® 3.007 390 - - 38 5 3,440
Cash and cash equivalenis (242 49 - - - - (193
Net debt 2,765 439 - - 38 5 3.247

1. Cash fiows on derivatves include £Z6m of net receipls on derivative interest.

2. Cash flaws on derivatives include [17m af net receipts on dervative interest.

3. Translers comprises debt maturing from long term lo shoet term barrowings.

4, Cash flows of £990m shown above represents net cash ffows on capital paymanis in respect of interest rate derivatves of £10m, decrease in bank and other berrowings of
€1,218m and drawdowns on bank and other barrowings of £214m shown in the consalidated stalement of cash flows, alang with £24m of net receqits on derivatve interest.

5 Cash llows of £3%0m shown above represents net cash flows on capital paymants in respect of interest rate derivatives of £14m. decrease in bank and other borrawings of
£189m and drawdowns on bank and other borrowings af £576m shown in the consotdated statement of cash flows, along with £17m of net receipts on derivalive interest.

Fair value hierarchy

The table below provides an analysis of financial instruments carrred at fair value, by the valuation methcd. The fair value hierarchy
levels are defined in Note 10.

2021 2020

Level 1 Level 2 Level 3 Tatak Level | Level 2 Laval 3 Total

£m Em £m im £m £m £ im

Intgrest rate and currency derivalive assets - [135) - {1358] - {231] - (2311
Other investments - fair value through profit

or loss (Note 12) - - (6] [6] 114) - 195 1y

Assets - [135) [6) {141] (18] {231) (95) (342|

Inigrest rate and currency derivative liabilities - 128 - 128 - 169 - 169

Convertible bonds - - - - 347 - - 347

Liabilities - 128 - 128 347 169 - 516

Total - (7) 18] (13) 331 (62} (93] 174
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17 Net debt contiriued
Categories of financial instruments

N 2020
Em Em
Financial assets
Amortised cost
Cash and short term deposits 154 193
Trade and other debtors [Note 13 42 44
Otharinvestments [Note 12) 2 3
Fair value through protit or loss
Derivatives in destgnatied farr value hedge accounting relationships'? 126 - 209
Derivatives not in designated hedge accaunting relationships 9 22
Other investments [Nate 12) [ 111
39 584
Financial liabilities
Amortised cost
Creditors (Mote 1) . ’ 1961} {180j
Gross debt [2,410] 13,155)
Lease Liabilities [Notes 14 and 15} 1133) [163i
Fair value through profit or loss
Oerivatives not in designated accounting relationships (128) (167)
Convertible bond - 1347)
Fair value through other comprehensive income
Derivatives in designated cash flow hedge accaunting relationships'? - 12i
12,812 l6014]
Tatal (2,473) 13,430)

1 Darivalive assets ana fiabilties in desigrared hedge accounting relaiionshigs sit within the derivative assets and derivative liabilities balances of the consolidated halance sheet,
1 Thefair value of dernvalive assels i designated hedge accounting retationships reprasents the accumulaled amount of tair value hedge adjustments on hedged items

Gains and losses on financigl instruments, as classed above, are disclosed in Note 4 [net financing costs), Note 13 [debtars).

the consolidated income statement and the consolidated statement of comprehensive income. The Directors consider that the

carrying amounis of ather investments 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 attributable to the equity holders of The British Land Company PLC,
comprising issued capital, reserves and retained earnings Risks relating to capitat struclure are addressed within Managing risk in
delivering our strategy on pages 78 to 87. The Group's objectives, policies and processes for managing debt are set out in the Financial
policies and principles on pages 75 1o 77

Interest rate risk management
The Group 15 considering the processes for transiion of existing LIBOR based debt and dervatives to reference SONIA, alongside
emerging market practice,

The Group uses interest rate swaps and caps to hedge exposure to the variaibty in cash flows on floaling rate debt, such as revobaing
bank facilities, caused by movements in market rates of interest. The Group’s objectives and pracesses far managing interest rate risk
are set out in the Financial palicies and principles en pages 75 to 77. :

At 31 March 2021, the lair value of these derwatives is a net lizbility of £124m . Interest rate swaps with a fair value of Enl have been
designated a5 cash flow hedges under IFRS ¢.

The ineffectiveness recognised in the INcome slatement on cash flow hedges in the year ended 31 March 2021 was Enil (2019/20- £nil).
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17 Net debt continued

The cash flows occur and are charged to profit and (oss until the maturity of the hedged debt. The table below summarises variable rate
debt hedged at 31 March 2021.

Variable rate debt hedged

2011 2020

£m Em

Cutstanding:  at one year ' 875 855
at two years 1,080 1,005

at five years 250 250

3l ten years 250 250

Fair value hedged debt
The Group uses interest rate swaps tc hedge exposure an fixed rate financial babilities caused by mevernents in market rates of interest,

At 31 March 2021, the fair value of these derivatives s a net asset of £132m. Interest rate swaps with a fair value of £12ém have been
designaied as fair value hedges under IFRS 9 [2019/20: asset of £209m)].

The cross currency swaps of the 2021/2023/2025/2026 US Private Placements fully hedge the foreign exchange exposure at an average
floating rate of 142 basis points above LIBOR. These have been designated as fair value hedges of the US Private Placements.

Interest rate profile — including effect of derivatives

202% 2020

£m €m

Fixed or capped rate 2,249 2217
Variable rate {net of cashl - 730
2,269 3,247

All the debt 15 effectively Sterling denominated except for £6m of USD debt of which £ém is at a variable rate (201%/20° £5m).

At 31 March 2021 the weighted average interest rate of the Sterling fixed rate debt1s 4.2% [2019/20: 3.2%). The weighted average periad
for which the rate is fixed is 9.2 years [2019/20. 8.0 years]. The flcating rate debt is sel for perieds of the Company’s choosing at the
relevant LIBOR lor simelar} rate.

Proportionally consolidated net debt at fixed or capped rates of interest

202 20
Spol basis 100% 81%
Average over nexi five-year lorecas! pericd 78% 75%
Sensitivity table - market rate movements
2021 2020

Increasse Decrease Increase Decrease
Mavement in interest rates [bps)t 78 178) 58 158]
Impac! on underlying annual profit [€m) % 10 12l 15
Movernart in medium and long lerm swap rates lbpsl? 161 {181) 173 {173)
Impact on cash flow hedge and non-hedge accounied derivative
valuations (Em} 74 60] 106 181]
Impact on convertible bond valuations [Em]? - - 1 )

I. The movernent used for sensitmty analysis represents the largest annual change in the three-month Sterling LIBOR over the last 10 years.
2. This movernent used for sensitrty analysis represents the 1argest annusl change in the seven-year Sterling swap rate aver the last 10 years.
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17 Netdebt continued

Foreign currency risk management

The Groug's policy is to have no material unhedged net assets or Liabilities denorminated in foreign currencies The currency risk on
overseas investments is hedged via fareign currency denorminated borrowings and derivatwves. The Group has adopted net investment
hedging in accordance with IFRS 9 and therefore the partion of the gain or lass an the hadging instrurnent that is determined to be ar
effective hedge is recognised directly in equity The ineffectve portion of the gain or less on the hedging instrument is recegnised
immediately in the income statement.

The table below shows the carrying amounts of the Group's foreign currency denominated assets and labilities. Prowded contingent tax
on gverseas nvestments s not expectad to oceur 1t will be ignared for hedging purposes. Based on the 31 March 2021 position a 27%
appreciation [largest annual change over the last 10 years] in the USO relative to Sterling would result in a Enil change [2019/20: Enil]

n reported profits

Agsels Uabibbes
2021 2020 o 2020
~ . Em £m &m £m
USD denominated 8 [ [] 5

Credit risk managerment

The Group’s approach to cred't risk management of counterparties is referred to in Financial policies and principles on pages 75 to 77
and the risks addressed within Managing risk in delivering our strategy on pages 78 to 87. The carrying amcunt of financial assets
recorded in the hinancial statements represents the Group's maxrmum exposure to credit sk without takung account of the value of
any collateral obtained.

Banks and financial institutions:
Cash and short term deposits at 31 March 2021 armounted to £154m (2019/20: £193ml. Deposits and interest rate deposits were placed
with financial institutions witk BBB+ or better credit ratings,

At 21 March 2021, the fair value of all Interest rate derivative assets was £1335m (2019/20: £231m).

At 31 March 2021, priar to taking into account any offset arrangements, the largest combined credit exposure to a single counterparty
arising from money market deposits, Liquid investments and derrvatives was E67m (2019/20: E94m). This represents 0.8% (2019/20: 0.8%)
of gross assets.

The deposit exposures are with UK banks and UK branches of international banks.

Trade receivables:

Trade receivables are presented net of provisions for impairment for expected credit losses Expecied credit losses are caleulated on
initial recagnition of trade receivables and subsequently in accordance with IFRS 9. taking into account historic and forward-looking
informatian. See Note 13 for further details and credt risk related disclosures,

Lease incentives:

Lease incentives are included within the investmment property balance and provisians for impa-rment for expected credit losses for lease
incentives are recagnised within trade receivables. Expected credit losses are calculated on initial recognition of tenant incentives and
subsequently In accordance with IFRS 9, taking nto account historic and forward-looking information. See Note 10 for turther details
and credit risk related disclosures.

Liquidity risk management
The Group's approach to liquidity risk management is discussed in Financiat policies and principles on pages 75 to 77, and the risks
addressed within Managing risk in delivering our strategy on pages 78 o 87.

The following table oresents a maturity prefile of the contracted undiscounted cash flows of iinancial liabilittes based on the earliest date
on which the Group can be requred (o pay The table intludes both interest and principat flows Where the interest payable is not fixed,
the amount disclosed has been datermined by reference te the projected interest rates implied by yield curves at the reparting date.

Far derivative tinancial instruments that settle on a net basis le.g wterest rate swaps) the undiscounted nel cash flows are shown and
for derivatives that require gross setilement {e.g cross currency swaps] the undiscounted gross cash flows are presented. Where
payment obligations are in foreign currencies, the spot exchange rate ruling at the balance sheet date 15 used. Trade creditars and
amounts owed to joint ventures, which are repayabie within one year, have been excluded from the analysis.

The Group expects to meet its financiat babilities through the vanous available liquidiy sources, including a secure rentalincome profite,
asset sa2les. undrawn cormmitted borrowing facilities and, in the longer term, debt refinancings
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17 Net debt continued

Liquidity risk management continued

The future aggregale minimum rentals receivable under non-cancetlable operating leases are shown in the table on the lollowing page.
Income from joint ventures and funds s not included on the following page Additional liquidity will arise from lelting space in properties
under construclion as well as fram distributions received from joint ventures and funds.

2021

Within Frilgwing Three to Qver live
one year year five years years Total
£m Em £m £m &m
Debt? 161 7 785 1,213 2,330
Interest on debt 74 73 189 270 408
Derivative payments 148 15 199 145 07
Lease liability payments ] 9 29 29 375
Total payments 391 248 1,202 1,957 3,820
Derivative receipls 1191) {25) {221) [74) [811)
Net payment 202 243 981 1,883 3,309
Qperating leases wilh Llenants 290 241 505 555 1,59
Liguidity surplus (deficit) a8 (2] 1476} 11,328] {1,718]
Cumulative liquidity deficit a8 86 [330) {1,718}
2020
Within Following Three to Qver five
one year yaar fwe years yaars Toetal
£m £m Em fm fm
Debr! 438 179 5814 1,980 3378
Interest on debt 20 81 4k 356 742
Oerivative payments 11 156 132 258 537
Head lease payments 11 10 25 465 51
Tolat payments - 750 426 953 3059 5,188
Derivative receipts (31} {207| (179} 1193) (6101
Net payment 719 219 774 2866 4,578
Operating leases with tenanis 406 342 724 211 2,383
Liguidity surplus [deficit] 1313 123 1501 §1.955] [2.195]
Cumulative liquidity surplus (deficit) [313) 1190) 12401 {2.195]

1. Gross debi of £2,410m [2019/20: £3.502ml represents the toral of £2.330m (2019/20: €3.378m, less unamentised issue costs of £10m [2019/20- £10ml. plus fair value
adjustments to debt of E30m (2019/20: £134m.

Any short lerm liguidity gap between the net payments required and the rentals receivable can be met through other Liquidity sources

available 1o the Group. such as committed undrawn borrowing facilities. The Group currently holds cash and short term deposits af

£154m of which £145m is not subject io a security interest (see laotnote 5 to net debt table on page 193]. Further liquidity can be

achieved through szles of property assels or invesiments and financing activity,

The Group's property portlolio is valued externally at £6,247m and the share of joint ventures and funds’ property is valued at £3.048m.
The committed undrawn barrowing facilities available to the Group are a further source of liquidity, The maturity profile of committed
undrawn borrowing facilities is shown below.

Maturity of committed undrawn borrowing facilities

2021 2020
{m fm

Maturity date: over live years 347 50
' between four ang five years . 1,049 1,046
belween three and four years 294 -

Total facilities avaiable for more than three years 1.6%0 1.096
Between two and three years - 20
Belween one and two years - -
Within pne year - -
Total 1,690 E1T6
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17 Net debt continued

Liquidity risk management continued

The undrawn facilities are cornprised of British Land undrawn fazilities of £3.690m plus undrawn facitities of Hercules Unit Trust
totatling £mil.

18 Leasing
Operating leases with tenants

The Group leases out all of its investment properbies under cperating leases with a weighted average lease length of five years
{2819/20. six years). The fulure aggragate mimmurn rentals receivable under non-canceliable operating leases are as follows:

2021 020
£m Em

Less than one year 290 406
Between one and two years } F 342
Belween three and live years 505 724
Belween six and ten years 92 638
Between elever and filteen years 110 192
Belween sixteen and twenty years kK| 52
After twenty years 20 29
Total 1,591 2383

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 ne contingenl rents were payable in either period. The lease payments mainly relate
tg head leases where the Group does not own the freehold of a property.

2021 2020
Minimum Minimum
iease . lease
paymenis interest Principal paymdnls interest Principai
Em £m £m £m fr Em
British Land Group
Less than cne year 8 3 5 " 4 7
Between one and (wo years 9 3 § 19 4 [
Between two and live years 29 9 20 25 "2 13
Mare than five years 329 227 102 445 328 137
Total 375 242 133 SN 348 163
Less future finance charges {242) 1348)
Present value of lease obligations 133 1563
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19 Dividends

As announced on 7 October 2020, dividend paymentis were resumad in the year ended 31 March 2021 following the temporary
suspension in March 2020 Under the Group’s revised dividend policy, going forward the dwvidend will be paid semu-annually, fixed at 80%
of Underlying earmings per share based on the most recently cornpleted six-month period.

The Final dividend payment for the six-rmenth period ending 31 March 2021 will be 4.64p. Payment will be made on 6 August 2021 to
shareholders on the register at close of business on 25 June 2021. The Final dividend will be a Property Income Distribution and no
SCRIP alternative will be offered.

PI0) dividends are paid, as required by REIT legislation, after deduction of withholding tax at the basic rate [currently 20%], where appropriate,
Certain classes of sharehclders may be able to elect to receve dividends gross. Please refer ta our website britishtand.com/dividends
for details.

Pance per 2001 2020
PFayment date Dividend shara Em Em
Current year dividends
04.08.2021 2021 Final 8.64
19.02.2021 2021 Interim 8.40 78
15.04
Prior year dividends
07.02.2020 2020 2nd interim 7.9825 74
D8.11.2019 2020 1stinterim 7.9825 74
15.97
02.08.2019 2019 4th interim 775 73
03.05.2017 2019 3rd interim 7.75 74
Dividends in consolidated statement of changes in equity 78 295
Dividends sellled in shares - -
Dividends settled in cash 78 295
Timing difference relating tc payment of withhetding tax 12 -
Dindands in cash flow statement 76 295
1. Dividend sptit half PID, half non-PID.
20 Share capital and reserves
2021 2020
Number of ordinary shares inissue at | April 937,938,097 940,587,072
Share issues 43,895 1,146,135
Repurchased and cancelled - [23,795,110)
At 31 March 937,981,992 937,938,097

Of the issued 25p ordinary shares, 7,376 shares were held in the ESOP trust [2019/20: 7.376), 11,246,245 shares were held as treasury
shares [2019/20: 11,266,245] and 926,708,371 shares were in free issue (2019/20: 926,584,476. No treasury shares were acquired by the
ESOP trust during the year. All issued shares are fully paid.

Hedging and translation reserve

The hedging and translaticn reserve comprises the effective porticn 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 fram the transtation of the financial
statements of foreign operations. The foreign exchange differences also include the translation of the liabilities that hedge the
Company's net investment in a foreign subsidiary.

Revaluation reserve
The revaluation reserve relates 1o ewner-occupied properties and investments in joint venlures and funds. £30m has been transferred
frorn the revaluation reserve to retained earnings in the year ended 31 March 2027, relating to the disposal of owner-occupied properties.

Merger reserve
This comprises the premium on the share placing in March 2013. No share prermium 1s 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 capitat and reserves continued

At 31 March 2021, oplions over 2,990,894 ordinary shares were cutstanding under employze share aption plans The aptions had 2
weighted average lte of 2.1 years. Details of cutstanding share options and shares awarded to employees including Executive Directors

are set oyt below and an the following page.

Exercise daies

A1 April Veslec bu Exeraised! At 31 March Exercise
Oale ol grang 2020 Granied nol exercisad Vested Lapsed 2027 price lpenzel From To
Share options Sharesave Scheme
72.06.15 5.379 - - - 193791 - 49700 010920 010321
20.06.14 2,960 - - - 12,960) - 408.00 01.09.19  01.03.20
20.06.16 11,348 - - ~ 16,118] 5,230 408.00 0109.21 0103.22
21.06.17 112,499 - - 12,8331 109,666 - 508.00 01.05.20 01.03.21
21.0617 21,197 - - - {8,148 13,049 508.00 01.09.22 010323
290618 56.932 - - - {33,506} 23,426 549.00 010921  0103.22
290618 33928 - - - 10,9271 23,001 549.00 010923 010324
18.06.19 284,702 - - 12,2510 (161,830} 120,621 435.00 01§22 0103323
18.06.19 145,080 - - - (1295000 19,580 435.00 0109.24 0103.29
07.07.20 - 495,740 - - {26.675) 469,085 336.00 01.09.23  01.03.24
07.07.20 - 391,932 - - 1,785 350,147 336 00 01.09.25 010326
&£74.025 047472 - [5.084] [492.494) 1,024,119
Long Term Incentive Plan - aptions vested, not exercised
11.06 10 34,258 - - - 1342581 - 44700 110613 11.06 20
161210 32,853 - - - (32853 - 51000 161213 1412.20
28.06.11 795,199 - - - [3.893] 791,304 575.00 280614 280821
19.12.11 48,617 - - - 11,108] 47,509 £51.00 191214 1912 21
14,0912 798.803 - - - [13,084) 785719 538.00 14,0915 140922
20.12.12 KEAHK) - - - 15,9181 33,095 563.00 201215 2001222
05.06.13 180,250 - - - 171.4621 108,588 401.00 £5.08146  05.0823
051213 133,578 - - - N&9501 116,618 £00.00 05.12.18 051223
28.06.17 96,212 - - - 96,212} - 51717 280620 280627
2,158,783 - - - 1275,950] 1,882,833
Long Term Incentive Plan - unvested oplions
72806 17 1032912 - - - 1032912} - 61717 280620 28.0627
260618 83942 - - - - B1942 481.40 260621 26.06.28
1,114,854 - - ~ [1032912) B3942
Total 3949662 847 672 - 15,084) 11,801,356 2,990,894
Weighted average exercise
price of dptions [pence) 563 336 - 476 572 495
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20 Share capital and reserves continued

Share price
At 1 Agnl Exercrsed! A3 March 2l grani date
Date of grant 2020 Granled Veslad Lapsed 2021 [pence)  Vesling date
Performance Shares Long Term Incentive Plan
28.06.17 1.657,70% - - 11,657,709} - 61717 28.06.20
2560618 1,036,370 - - 12860041 752,388 681.40 240621
23.07.19 1,040,588 - - [215293) 825,295 535.60 23.07.29
2206.20 - 1,247130 - (3973400 849,790 40890  22.0630
3734 4667 1247330 - §2.556.3468) 2,427,451
Restricted Share Plan
26.06.18 590171 - - {38.358) 551,812 68140 26.06.21
19.06.19 762,293 - - 122,993 739,300 538.20 19.06.29
22.06.20 - 849 946 - [27,884) 842,062 41240 250630
1,352,444 269 944 - 189,235) 2,133,175
Total 5087131 2117078 - 12,643,581 4,560,626
Weighted average price of shares {pence) 509 410 - 585 511

21 Segmentinformation

The Group allocates resources to investment and asset management according to the seclors it expects fa perform over the medium
term. Its three principal sectors are Offices, Retail and Canada Water. The Retail sector includes leisure, as this is often incorporated

into Retail schemes. The Gtherfunallocated sector includes residential properties.

The relevant gross rental income, net rental incorne, operating result and progerty assels, being the measures of segment revenue,
segment result and segment assets used by the maragement of the bus:ness, are set out on the following page. Management reviews
the performance of the business principally on a proportionatly consolidated bass, which includes the Group's share ot joint ventures
and funds on a line-by-line basis and excludes non-contralling interests in the Group’s subsidiaries. The chief operating decision maker
tor the purpose of segment information 1s the Executive Commitiee.

Gross rental income is derived from the rental of buildings. Operating result is the net of net rental income, fee income and
administrative expenses. No customer exceeded 10% of the Group's revenues in erther year.

From 1 April 2021, the Group intends to change to reporting under two principal sectors, Campuses and Retail & Fuliilment, in line with

changes to how management sntends to review the performance of the business.
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21 Segment infarmation continued
Segment result

Off.ces Retail Canada Water Otherfunallecated Taial
2021 220 2021 2020 2021 2020 2021 2026 200 2020
£m o im £m £ m Em m £m cm Em

Grass rental income
British Land Group 154 166 195 236 7 9 3 4 351 415
Share of joint ventures and funds 84 1 56 7 - - - - 142 142
Total 242 237 251 307 7 g 3 4 503 557
Net rental income
British Land Group 134 145 126 189 5 8 - 4 245 346
Share cf joint ventures and funds 69 63 28 bb - - - - 97 129
Total 203 2068 154 255 5 8 - & 362 475
Operating result
British Land Group 133 146 APy 193 1 3 [48) [42] 207 300
Share of joint ventures and funds &9 57 28 40 - - - ~ 97 17
Total 202 203 149 253 1 3 (48] {42 304 417

. . . 2021 2020
Reconciliation to Underlying Profit m £m
Operating result 304 417
Net financing costs (103) 1111}
Underlying Profit 20 306
Reconciliation to loss on ordinary activities before taxation
Underlying Profit 201 306
Capital and olher (1,257)  11.434)
Underlying Profit attributable to non-controlling interests 3 12
Loss on ordinary activities before taxation 11,083) (1,114}
Reconciliation te Group revenue
Gross rental incoma per operating segment result 503 557
Less share of gross remtal incorme of joint ventures and funds (1421 [142|
Plus share of gross rentalincome aitributable Lo non-controlling interests \L] 18
Gross rental income [Note 3) a77 433
Trading property sales proceeds - 87
Service charge income 64 b4
Management and performance fees [from joint ventures and fungs] 7 B
Other fees and cemmissions 20 21
Revenue [consolidated income statement) 468 613

A reconciliattan between net financing costs in the conselidated income statement and net financing costs of £103m (2019/20. £111m|
in the segmental disclosures above can be found within Table Ain the supplementary disclosures. Of the tolal revenues abave,

£mL12019/20: £ril) was derived from outside the UK.
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21 Segment information continued
Segment assets

Offices Retait Canada Waler Otherfunallocated Total
2021 2020 2021 020 2021 2020 2021 2020 2021 2020
tm Em £m Lm £m £m tm £m £m Em
Property assets
British Land Group 3.622 4,470 1,988 2.960 387 364 121 147 6,118 7.961
Share of joint ventures and funds 2,418 2323 504 913 - - - - 3,022 3.234
Total 6,040 6,793 2,592 3,873 387 364 121 147 2,140 11177
Reconciliation to net assets
2021 2020
British Land Group £€m £m
Property assets 9140 11377
Qther nan-current assels 51 131
Non-current assets 92191 11,308
Other net current Liabilities 1208 [252)
Agjusted net debt (2,938 {3.894]
Other non-current Labilities - -
EPRA net tangible assets (dituted) 6,050 7,202
Non-controlling interests 59 2
EPRA adjustments [124) (147}
Net assets 5,783 7147

22 Capital commitments

The aggregate capital commitments to purchase, construct or develop investrment property, fo~ repairs, maintenance or enhancements,
or for the purchase of investments which are contracted for bul not provided. are set out below:

07 2020

£m £m

British Land and subsidiaries 282 72
Share of joint ventures 51 56
Share of funds - -
333 128

23 Related party transactions

Details of transactions with joint ventures and funds are given in Notes 3, é and 11. During the year the Group recognised joint venture
management fees of E7m [2019/20: £8m). Directors are the key management persannel and have the authority and responsibility for
planning. directing and controlling the activities of the entity. Details of Directors” rernuneration are given in the Remuneration Report
on pages 122 to 143, Details of transactions with The British Land Group of Companies Pension Scheme, and other smaller pension

schemes, are given in Note 9.

24 Contingent liabilities
Group, joint ventures and funds

The Group, joint ventures and funds have contingent liabilities in respect of 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 Labilities.

British Land Annual Report and Acceunts 2021

207



FINANCIAL STATEMENTS continued

Notes to the accounts continued

25 Subsidiaries with material nan-contralling interests

Set out below is sLmmarised financial information for each subsidiary that has nan-controlling interests that are material to the Graup.
The information below 1s the amount before intercompany el.mninabons and represents the consolidated results of the Hercules Unit
Trust group.

Summarised income statement for the year ended 31 March

Hercules Unil Trust

2021 2020
£m &m

Loss on ordinary activities after taxation 1214) (366}
Atlributable 1o non-controlling interests 152) 1871
Attributable to the shareholders of the Company 1162) 279

Summarised balance sheet as at 31 March

Hercules Linit Trust

2021 2020

£m Em
Total assets 627 1.002
Total liabilities [402] 19464]
Net assets 225 438
Non-controlling interests (59 {112}
Equity attributable to shareholders of the Company 166 ~ 326

Summarised cash flows

Hercules Unit Trust

nn 070

£m £m

Met increase / [decrease] in cash and cash equivalents 10 111]
Cash and cash equivalents at 1 April 29 40
Cash and cash equivalents at 31 March 3 23

The Hercules Un't Trust is a closed -ended property Unit Trust. The unit price at 31 March 2021 is £127 (2019/20: £280]. Non-controlling
interests coliectively own 21.9% of units in issue. The Briish Landg Company PLC owns 78.1% of units in issue, each of which confer

equal veting rights, and therefore is deemed to exercise control over the trust.

Post 31 March 2021, the Group expecis to purchase the remaining 21.9% of units in1ssue under the terms of the Unit Trust Agreement,
in-line with a decision to extend the Trust fellowing & umtholder vote in February 2021, The unit purchase price 1s expected to be
rnaterially in-ling with the unit price as at 31 March 2027 which corresponds to an anbcipated aggregate purchase price and ret

assets to be acquired from the non-centrolling interests of £40m.

26 Subsequent events

There have been na significant events since year end.

08
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27 Audit exemptions taken for subsidiaries

The foliowing subsidiaries are exernpt from the requirements of the Companies Act 2006 relaling to the audit of individual accounts by

virtue af Section 479A of that Act

Companies House

Companies House

Name reg numbar HName reg number
17-19 Bedford Street Limited 07398971  British Land Superstores {Non Secuntised)

18-20 Craven Hill Gardens Limited 07667839 Number 2 Limited 06514283
20 Brock Street Limied 07401897  Caseplane Limited 05641132
39 Victaria Street Limited 07037133  Cavendish Geared Limited 02779045
Aldgate Place [GP| Limiled 07829315  Orake Circus Leisure Limited 09190208
Bayeast Property Co Limiied 00635800 FRP Group Limited 02844685
8F Propcao [No. 1) Limited 05270158 Hempel Holdings Limited 05341380
8F Prapea INo. 31 Limited 05270194  Hempel Hotels Limited 02728455
BF Propca INo_ 4] Limited 05270137 Hyfleet Limited 02835919
BF Propea INe. 5] Limited 05270219  nsistmetal 2 Limited 04181514
BL Aldgate Development Limited 05070564  Linestair Limited 05636174
Bl Aldgate Hoidings Limited 05876405  Longford Street Residential Limited 08700158
BL Bradford Forster Limited 07780265 Moerage (Property Developmenits) Limited 01185513
8L Broadgate Fragment 1 Limited 09400407  Osnaburgh Street Limited 03886735
BL Broadgate Fragment 2 Limited 09400541  PC Canal Limited 09712919
BL Broadgate Fragment 3 Limited 09400411  Pillar iFutham) Limitad 02850420
BL Broadgate Fragment 4 Limited 09400409  Pillar Projects Limited 02444288
BL Broadgate Fragment 5 Limied 09400413  Plymouih Retall Limited 10348357
8L Broadgate Fragment é Limited 09400414  Regent's Place Holding 2 Limited 11864307
8L CW Davelepments Infrastructure Limited 12253583  Regents Place Management Company Limited 07136728
BL CW Developments Limited 10664198  Regents Place Residental Limited 11241644
BL CW Developments Plat Al Limited 10782150  Regis Praperty Holdings Limited 00891470
BL CW Developments Plat A2 Limited 10782335  Shoreditch Support Limited 02360815
BL CW Developments Plot G1 Limited 10782458  Surrey Quays Limied 05294243
BL CW Developments Plot §1/2 Company Limited 10997679  1BL |Lisnagelvin] Limited 03853983
BL W Develaprents Plot K1 Company Limited 10997465  TBL [Maidstene] Limited 03854615
BL CW Devs Plots F1 23 Company Limited 12253559  TBL Properties Limiied 03863190
BL CW Developments Plots H1 H2 Company Limited 12141281 Teesside Leisure Park Limited 02672136
8L CW Developments Plois L1 L2 L3 Cornpany Limited 12140906  Topside Street Limited 112533428
BL CW Lower GP Company Limited 10663292  United Kingdem Property Company Limited 00265486
BL Davidson Limited 04220125 Wardrobe Place Limiled 00483257
BL Eden Walk Limited 10620935

BL Gaodman [LP] Limited 15056902

BL Hotdings 2010 Limited 07353964

BL Osnaburgh S! Residential Limited 06874523

BL Paddington Holding Company 2 Limited 11863746

BL Paddington Property 1 Limited 11863429

BL Paddington Property 3 Limited 11883747

BL Piccadilly Residential Limited 08707494

BE Retail Indirect {nvestments Limited 12288466

BL Shoreditch Development Lirnited 05326670

8L West End Investments Limited 07793483

BL Whiteley Retail Limited 11254281

BLO [A] Limited 00447242

BLOD [Ebury Gatel Limited 03863852

BLO Property Holdings Limited 00823907

BLSSP [PHC 5] Limitad 04104061

BLU Securities Limited 03323061

Boldswitch Limited 02307094

British Land City Offices Limited 039440469

British Land Ceparimeant Stores Limited (35212262

British Land Qffices [Non-Cityl Limited 02740378
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

27 Audit exemptions taken for subsidiaries continued

The following partnerships are exempt from the requirements to prepare, publish and have audited individual accounts by virtue
of regulation 7 of The Partnerships {Accounts) Regulations 2008. The resulis of these partnerships are consolidated within these
Group accounts.

Name Marne

BL Chess No. 1 Limited Partnership Paddington Block B Limited Partnership
BL CW Lower Lienited Partnership Paddington Centrat | Limited Partnership
BL CW Upper Limited Parinership Paddington Central || Limited Partnership
BL Lancaster Limited Partnership Paddingion Kiosk Limited Partnership

BL Shoreditch Limited Partnership Power Court Luton Limited Partnership
Hereford Shepping Centre Limited Parinership The Aldgate Place Limited Partnership
Paddington Block A Limited Partnership The Hercules Properly Limited Parinership
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Company balance sheet
As at 31 March 2021

2021 2020
Note £m Em
Fixed assets
Invesiments and loans to subsidiaries o 33,142 34,800
Investments in joint ventures 8] 106 404
Other investments ] 41 31
Interest rale andg currency derivative assels E 135 23N
Deferred tax assats - 5
33,424 35,471
Current assets
Deblars G 5 13
Cash and shorl term deposits E 89 142
94 155
Current liabilities
Short term borrowings and overdralts E {181) 15)
Creditors H {701 (71
Amounts due te subsidiaries [27,376) 128,682
(27,6070 (28,758
Net current liabilities {27.513] (28,603
Total assets less current liabilities 5,911 6,868
Neon-current tiabilities
Debentures and loans E {1,891) 12.635)
Lease liabil lies 125) -
Interest rate and currency dervative Labilit es E 1128) [149]
12,044) {2,860)
Net assets 3,847 4,068
Equity
Called up share capital I 234 234
Share premium 1,307 1,307
Other reserves L] 15
Merger reserve 213 213
Relained earnings 2,118 2319
Total equity 3,867 4,068
The loss after taxation tor the year ended 31 March 2021 for the Company was £113m lyear ended 31 March 2020 £896m loss).
i do—ﬂ— WM Wik~
Tim Score
Chairman Interim Chief Financial Officer
The financial statements on pages 211 to 222 were approved by the Board of Directors and signed on its behalf on 25 May 2021.
Carngany number 621920
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FINANCIAL STATEMENTS continued

Company statement of changes

For the year ended 31 March 2021

in equity

Share Share Other Merger Prolit and loss Tatat
capital premium reserves reserve account equity
£m Em fm £m £ £m

Balance at 1 April 2020 234 1,307 {5) 213 2,319 £,068
Dwidend paid - - - - 78} 78]
Fair value of share and share cption awards - - - - 3 3
Net actuarial less on pension schemes - - - - [IR] t13]
Loss for the year after taxalion - - - - 113 (113
Hatance at 31 March 2021 234 1,307 {5] 213 2,118 3,867
Balance al 1 April 2019 240 1,302 (5 213 3.63 5381
Shara 1ssues - 5 - - - 3
Purchase of own shares {6 - - - 119 (123l
Dividend pard - - - - {299) (295}
Fair value of share and share option awards - - - - (2] 121
Loss for the year after taxation - - - - [8%6) 18%5]
Batance at 31 March 2020 234 1.307 151 213 2317 4,048

The value of distnbutable reserves witnin the grofit and loss accountis E818m [2019/20 £918m) {unaudited) An explanation of how

distributable raserves are determined, and any Lmitatrens, is set oui on page 214 of Note A, wathin the Distributable reserves section.

212
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Notes to the financial statements

[A]l Accounting policies

The financial statements for the year ended 31 March 2021 have been prepared on the historical cost basis, excepi for the revaluation
cf derivatives which are measured at {air value. These firancial staternents have been prepared in accordance with The Companies Act
2006 as applicable to companies using Financial Reporting Standard 101 Reducec Disclosure Framewark {'FRS 101

The financial statements apoly the recognition, measurement and presentation requirements 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 Aci
and take advantage of the FRS 101 exemptions. Instances in which advantages of the FRS 161 disclosure exemnptions have been taken
are set cut below.

The Company has taken advantage of the exemption under 5.408 Companies Act 2006, i prepare an individual profit and loss account
where Group accounts are prepared.

The Company has taken advantage of the following disclosure exemptions under FRS 101:

{a
b

the requirements of 1AS 1 to provide a balance sheet at the beginning of the period in the event of a prior penod adjustment

the requirements of 145 1 to provide & statement af cash flows for the period
le] the requirements of IAS 1 to provide z statement of compliance with IFRS
Id

fel the requirements of paragraphs 30 and 31 of IAS 8 Accounting Policies, Changes in Accounting Estimates and Errors to disclose naw
IFRSs that have been issued but are not yet effective

the requirements of IAS 1 to disclose information on the managerment of capital

If] the requirements in IAS 24 Related Party Disclosures to disclose related party transactions entered inlo between two or more
members of a group, provided that any subsidiary which s a party io the transactizn is wholly-owned by such a member

lg! the requirernents of paragraph 17 of IAS 24 Related Party Disclosures to disclose key managemant parsennel compensation
Ih
li} tnerequirements of paragraphs 91-99 of IFRS 13 Fair Vzlue Measurement to disclose information of fair value valuation techniques
and inputs

the requirements of IFRS 7 1o disclose financial instruments

New standards effective far the current accounting period do not have a material impact on the financial staterents of the Company.
The accounting policies used are otherwise cansistent with those contained in the Company's financial staterments for the year ended
31 March 2020
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FINANCIAL STATEMENTS continued

Notes to the financial statements continued

A} Accounting poticies continued

Going concern

The financial statements are prepared on a going concern basrs. The balance sheet shows that the Company is in 3 net current tiability
pesitian, This results from loans due te subsidiaries of £27 374m which are repayable on demand and therefore classified as current
liabilities. These liatilities are not due to external counterparties and there is no expectabon or intention that these loans wil. be repad
within the next 12 months. The net current Liability position also results fram the $220m of Senior LIS Doliar Loan notes that are reaching
maturity within the next 12 months. The Company has access to £1.8bn of undrawn facilities and cash, which provides the Directors with
comfort that the Company will be able to meet these current liabilities 25 they fail due. As a conseguence of this, the Oirectors feel that
the Company is well placed to manage its business risks successlully despite the current economic climate Accordingly. they believe
the going concern basis is am appropriate one. See the full assessment of preparation on a going concern basis in the corporate
goverpance section on page 100,

Investments and loans
Investments and laans in subsidiaries and joint ventures are stated at cost less any impairment. Impairment 1s calculated in acecardance
with IFRS 2. Impairment of investments is calculated in accordance with |45 3&. Further detail is provided below.

Significant judgements and sources of estimation uncertainty

The key source of estimation uncertainty refates to the Company’s investments in and loans to subsidiaries and joint ventures. In
estimating the requirement for impairment of investments, management make assumptions and judgernents an the value of these
investments using inherently subjective underlying asset valuations, supported by independent valuers with reference to investment
properties held by the subsidiary or joint veniuras which are held al lair value, The assurmigtions and inputs used in determining the fair
vatue are disciosed in Note 10 of the consolidated financial staternents.

In accordance wrth IFRS 9, management has assessed the recoverability of amounts due ta the Company from its subsidiaries and

joint ventures. Amounts due to the Comnpany from subsidiaries and joint venlures are recovered through the sale of properties and
investments held by subsidiaries and joint ventures and through settling financial assets, net of financial Labilities, that the subsidiaries
and joint ventures hold with counterparties other than the Company. This is essentially equal to the net asset value of the subsidiary or
joint venture and therefore the net assel value of the subsidiary or joint venture is considered to be a reasonable approximaiion of the
available assats that could be realised ta recaver the amauats due and the requirement Lo recognise expecled credit losses. As a result,
the expected credit loss 1s considered to be equal to the excess of the Company’s interest in a subsidiary or joint venture in excess of the
subssdiary or joint venture's fair vaiue.

At 31 March 2021, the Company has recognised a £1,123 million impairment i the Company’s linancial statements, in relation to
investment in joint veniures and subsidiaries and intercompany loans. The impairment 15 predorminantly as a result of the decline in
the value of the investment property held by each subsidiary and joint venture.

Distributable reserves

Included in the retained earnings the Cormpany had distributable reserves of £818m as at 3t March 2021 [2079/2020 £918m)] [unaudited)
When making a distribution to sharehetders. the Directors determine profits available for distribution by reference to "Guidance on
reatised and distributable profits under the Cornpanies Act 2G04” issued by the nstitute af Chartersd Accountants in England and

Wales and the Institute of Chartered Accountants of Scotland in Aprit 2017,

The profits of the Company have been received predominantly in the form of interest income, gains on disposal of investments,
management and admunistration fee income and dwidends from subsidiaries. The availability of distributable reserves in the Company is
dependent on those dwvidends meeting the definition of qualifyirg consideration within the guidance and on avadable cash resources of
the Group and other accessible sources of funds. Additionz(ly. the Company does not recognise internally generated gains in the currant
and prior years from intra-Group sales of investments or Investmant properties as distributable unti! they are realised, usually through
onward sale to extena. third parties. The distributable -eserves are therelare subject to any future restrictions or Lirmitaticns &t the

teme such distribution is made. '

(B) Dividends
Cetails of dividends paid and proposed are inctuded in Note 19 of the consolidated financl statements.

(C] Employee information

Enployee costs include wages and salaries of £35m {2019/20- £36ml, social secunty cos:s of £5rn12019/2C. ££m) and pension costs of
£1m [2019/20: £4m). Details of the Executive Directars’ remuneration are disclosed in the Remuneration Repert on pages 122 to 123,
Dretails of tne number of employees of the Company are disclosed in Note 8 of the consslidated financial statements.

Audit fees in relation to the parent Company only were £0.5m [2019/20. £0.3m)
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(D) Investments in subsidiaries and joint ventures,

loans to subsidiaries and other investments

Sharesin Loans lo lavestments in Glher

subsidiaries subsidiaries  joint ventures  nvesiments Taraf

- Em Em £m £m £m

Cn T April 2020 18,856 15,944 404 31 35235
Additiong - 535 35 30 600
Oisposals - 11,403] - 18] {1,419
Amorlisation - - - 14) 4]
Provision for impairment [34) 1756 1333} - 11,1231
As at 31 March 2021 18,822 14,320 106 41 33,289

The historical cost of shares in subsidiaries is £1%,090m (201%/20: £19.090m). The historical cost of investments in joint ventures is
E£439m (2019/20: £404m) net of provision for impairment of £333m [2019/20: £nill. The historical cost includes £236m (2019/20. £204m)
of loans to joint ventures by the Company. Resulls of the jeint ventures are set out in Nate 11 of the consclidated financial statements.
The historical cost of other investments is £71m [2019/20: £57ml.

[E] Netdebt

2023 2020
€m £m

Secured on the assets of the Company
5.264% First Mortgage Debenture Bonds 2035 361 375
5.0055% First Mortgage Amortising Qebemtures 2035 89 el
5.357% First Mortgage Debenture Bonds 2028 241 249
691 715

Unsecured

4.635% Senior US Doltar Notes 20217 157 180
4.766% Senior US Dollar Noleg 2023" 102 17
5.003% Seniar US Dollar Noleg 024! &7 80
3.81% Senior Notes 2026 m 13
3.97% Senior Notes 2026 112 115
2.375% Sterling Unsecured Bond 2029 298 298
4.16% Senior US Dollar Noles 2025 77 89
2 67% Senior Notes 2025 37 37
2.75% Sernior Nates 2026 37 <37
Floating Rate Senicr Notes 2023 10} 80
Floating Rale Senicr Notes 2034 102 102
Facitities and gverdralis 181 677
1,361 1,925
Gross debt 2,052 2,640
Interest rate and currency derivative liabilities 128 165
Interest rate and currency derivative asseis {135} {2311
Cash and shart lerm deposits [89) 143)
Net debt 1,956 2.432

1. Principal and interest on these barrawings were fully hedged into Sterling at 3 floating rate a1 the time of issue.
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FINANCIAL STATEMENTS continued

Notes to the financial statements continued

[E} Net debt continued
Maturity analysis of net debt

2021 2020
&m £m
Repayable within one year and on demand 161 5
between: one and two years - 188
wo and five years 457 599
{ive and {en years 738 1.141
ten and fifteen years 495 107
fifteen and twenty years - 500
1,%1 2,635
Gross debt 2,052 2.640
Interest rate and currency derivatives 1)) 1651
Cash and short term deposits 18%) 1421
Net debt 1,954 2432

[F) Pension
The Bruish Land Group of Companies Pansian Scheme and the Oefined Contnbution Pensian Scheme are the principal pension
schemes of the Company and details are set out in Note 9 of the consolidated financial statements,

{G] Debtors

n[n 2020

m £m
Trade and olher debtors 2 13
Prepayments and accrued income 3 -

5 13

Trade and other debtors are shown after deducting a provision for impairment against tenant debtors of £2m [2039/20: £nill. The
provisicn for imparrment is calculated as an expected credit loss an trade and other debtors in accordance with IFRS 9.

{H] Creditors

o iivi]

im £m

Trade creditors 15 &
Corporation tax 3 15
Other taxation and social security 15 21
Accruals and deferred income 7 29
70 71

[N Share capital

Qrdinary shares

im of 25p cach

Issued, called and fully paid
At 1 Apnil 2020 234 937,938,097
Shareissves - 43,895
At 31 March 2021 234 937,981,992
Ordinary sharas
£m of 25p each

Issued, called and fully paid
At 1 April 2019 240 960 589,072
Share issues - 1144135
Repurchased and cancelled 6] 23,795,110
At 31 March 2020 234 937.938.097
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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 materizl labilitizs will
arise from the contingent Liabilities

At 31 March 2021, the Campany has Enil of capital commitments
[2019/20: Enill.

Retated party transactions are the same for the Company as for
the Group. For detaits refer to Note 23 of the consolidated
financial statemeants.

{¥) Disclosures relating to subsidiary undertakings

The Company's subsidiaries and other related undertakings

at 31 March 2021 are listed on the next page. Companies which
entered the liquidation process post 31 March 2021 are marked
with an asterisk {*]. All Group entities are inciuded in the
consolidated financial results

Unless atherwise stated, the Company holds 100% of the voling
rights and beneficial interests in the shares of the following
subsidiaries, partnerships, associates and joint ventures. Unless
otherwise stated, the subsidiaries and related undertakings are
registered in the United Kingdom.

The share capital of each of the companies, where apphicable.
comprises ordinary shares unless otherwise stated

The Company holds the majanty of its assets in UK companies.
although some are held in overseas companies. In recent years
we have reduced the number of gverseas companies in the Group
Unless noted otherwise as per the following key, the registered
address of each company is York House, 45 Seymaur Street,
London W3iH 7LX.

1. &7 Esplanade, St Hetier, Jersey JE1 0BD.
2 &4 Esplanade, St Heler, Jersey JE1 0BD.
3. 14 Porte de France, 4360 Esch-sur-Alzelle, Luxambourg
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FINANCIAL STATEMENTS continued

Notes to the financial statements continued

Direct holdings

Indirect holdings

Company Name

UK/Dverseas Tax
Resideni Status

Company Name

UA/Overseas Tax
Resident Slatus

BEL Bluebutten 2014 Limited

BL Davidson Limited

BL European Fund Management LLP

BL Guaranteeco Limited

BL Intermediate Holding Company Limited
BL intermediate Holding Company 2 Limited
BL Shareditch Development Limited

BLSSP [Funding] Limited

Bluebutton Properly Management UK Limited
150% interest]

Boldswitch [No 1] Limited
Boldswitch Limited

British Land {White] 2015 Limited [Jersey|
[Founder Shares})

British Land City

British tand City 2005 Limited

British Land Company Secretarial Limited
dritish Land Properties Limitad

British Land Real Estate Limited

British Land Securities Limited
Broadgate (Fundingi PLC

Broadgate Eslates Insurance Mediation
Services Limited

Hyfleet Limited

Kingsmere Productions Limited
Linestair Lirmited

London and Henley Holdings Lirmited

Meadowhall Pensions Scheme
Trustee Limited

MSC Property Intermediale Holdings Limited
[50% interest)

Regis Property Roldings Limited
The British Land Carparation Limited

218 British Land Annual Report and Accounts 2021

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
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Restdont
UK Tax Resident
UK Tax Resident

T & 4 & 7 Triton Limited

10 Brock Street Limited

10 Triton Street Limited

17-19 Bedford Street Limited
18-20 Craven Hill Gardens Limited
20 Brock Street Limited

20 Triton Strest Limited

338 Euston Road Limited

350 Euston Road Limited

39 Victoria Street Limited

Adamant Investment Cerporation Limited

Aldgate Place [GP) Lirmited
Aldgate Land One Limited
Aldgale Land Two Limited
Apartpower Limited
Ashband Limited

B.L. Holdings timited
BLCT 12497 Limited {Jersey)'
Barnclass Limited

Barndrill Limited

Bayeast Property Co Limiied
BF Propco [No 1] Limited
BF Propeo [No 19] Lirnited
BF Propco [No 31 Limited
8F Propco (No 4] Limited
BF Propco {No 5l Limited

BF Properties [Na 4} Limited
BF Properties (No 5} Limited

Birstall Co-Ownership Trust
[Member interest] [41.25% interest|

BL ISPl Cannon Street Limited

BL Aldgate Development Limited
BL Aldgate Investment Limited

BL Bradford Forster Limited

BL Broadgate Fragment 1 Limited
BL Broadgate Fragment 2 Limitad
BL Broadgate Fragment 3 Limited
BL Broadgate Fragment 4 Lirmited
BL Broadgate Fragment 5 Limited
BL Broadgate Fragment é Limited
BL Eroadway Investment Limited
BL Chess L.mited

BL City Offices Holding Company Limited

BL CW Developments Infrasiruciure
Company Limited
BL CW Devetopments Limited

BL €W Developmients Flot A Limited
BL CW Developments Plot A2 Limited

BL CW Developments Plot D1/2
Company Limited

BL CW Developments Ploi G1 Limited

BL CW Developments Plat K1
Company Limited

BL CW Developments Plots F1, F2, F2

Company Lirnited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LK Tax Resident
UK Tax Resident
UK Tax Residenti
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Res.dent
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Residant



Company Namg

UK/Qverseas Tax
Rasident Status

Company Name

UK/Ovarseas Tax
Resident Status

BL CW Developments Plots H1, H2
Company Limited

BL CW Developments Plois L1, L2, L3
Company Limited

BL CW Holdings Lirnited

BL CW Holdings No2 Company Limited
BL CW Holdings Plot A1 Company Lirmnited
BL CW Hotdings Plol A2 Company Limited
BL CW Roldings Plot D1/2 Company Limited
BL CW Haldings Ptot G1 Company Limited
BL CW Holdings Plot K1 Company Limited
BL CW Hotdings Plots F1, F2. F3
Campany Limited

BL CW Holdings Plots H1, H2

Company Limited

BL CW Haldings Plots L), L2, L3
Company Limited

BL CW Lower GP Company Limiied

BL CW Lawer Limited Partnership
{Partnership interest)

BL CW Lower LP Company Limited
BL CW Upper GF Company Lirnited

BL CW Upper Limited Partnership
{Partnership interest)

BL CW Upper LP Company Limiled

8L Department Stores Holding
Company Limited

BL Doncaster Wheatley Limited

BL Drummond Properues Limited

8L Ealing Limited

BL Eden Waik Limited

Bl European Holdings Limited

8L Fixed Uplift Fund Limited Parinership
(Partnership interest)

BL Fixed Uptilt General Partner Limited
BL Fixed Uplift Nominee 1 Limited

BL Fixed Uplift Nominee 2 Limited

BL Goodman [General Pariner] Lirnited
[50% interest]

BL Goodman Limited Partnership

[50% interest)

BL Goodman [LP) Limited

BL HB Investmeants Limited

BL HC (DSCH) Lirnited

BL HC [DSCLI Limited

BL HC Botlview Limited

BL HC Hampshire PH LLP [Member interesil
BL HC Heatth Ang Fitness Holdings Limited
BL HC Invic Leisure Limited

BL HC PH CRG LLP [Member intarest)

BL HC PH LLP {Member interest|

B HC PH No 1 LLP [Member interest]

BL HC PH No ? LLP [Member interest]

BL HC PH No 3 LLP [Member interest]

Bl HC Property Holdings Limitad

BL Health Clubs PH No 1 Limited

BL Healih Clubs PH Mo 2 Limited

UK Tax Resident

UK Tax Resident
UK Tax Residaent
U¥ Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
LUK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
LK 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 Rasidenl

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

BL High Street and Shopping Centres Holding

Company Limited
BL Holdings 2010 Limited
BL Lancaster Investmanlts Limited

BL Lancasier Limited Parinership
IPartnership interest)

BL Leisure and Industrial Holding
Campany Lirmited

Bl*Logistics Investment Limited
BL Meadowhall Holdings Limited
BL Meadawhall Limited

BL Newpart Limited

BL Offices GP Limited

BL Office (Non-Cityl Holding Campany Limited

BL Office Holding Company Limited

BL Osnaburgh St Residential Ltd

BL Paddington Holding Company 1 Limited
BL Paddington Holding Campany 2 Limited
BL Paddington Property 1 Limited

BL Paddington Property 2 Limited

BL Paddington Property 3 Limited

BL Paddington Property 4 Limited

BL Piccadilly Residential Limited

BL Piccadilly Residential Management
Co Lirnited

BL Residential Invesiment Limited

BL Resideniial Management Limiled
BL Restduat Hotding Cempany Limited
BL Retail Halding Campany Limited
BL Retail Indirect Investments Limited
BL Retail investment Holdings Limited
8L Retail Properties Limited

BL. Retail Property Holdings Lirmited

BL Retail Wareheusing Holding
Company Limited

BL Sainsbury Superstares Limited
[50% intarest

8L Shoreditch General Partner Limited
8L Shoreditch Limited Partnership
[Partnership interast|

BL Shoreditch No. 1 Limkted

BL Shorediich No. 2 Limited

BL Superstores Holding Company Limited
BL Triton Building Residertial Limited

BL Tunbridge Welis Limited

BL Unithclder Na. 1 [J} Limited {Jersey)’
BL Unitholder Ng. 2 [J§ Limited (Jerseyl'
BL Universal Limned

BL Wardrobe Court Holdings Limited

BL West [Watling Housel Limited

BL West End Investments Limited

BL Weslt Eng Offices Limited Partnership
BL Wesi End Offices Limited 125% interest
BL Whiteley Limited

BL Whiteley Retan Limited

BL Woclwich Limited

BL Woalwich Nominee 1 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
LK 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 Resdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residen:

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LUK Tax Resident

Overseas Tax Resident
Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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FINANCIAL STATEMENTS continued

Notes to the financial statements continued

Campany Name

UK/Dverseas Tax
Resident Slaius

Company Mame

UK/Overseas Tax
Resideni Slaius

BL Wooalwich Morminee 2 Limited
Blackglen Liruted

Blackwall [}

Blaxmill (Twenty-runel Lim:ted

BLD (Al Limiled

BL0 {Ebury Gate) Limited

BLD [SJI lnvestments Lirmited

BLD iSJ) Limited

BLD Properties Limited

BLD Properly Holdings Limited

BLSSP [PHC 5] Limited

BLU Estates Limited

BLU Property Management Limited

BLU Securities Limited

British Land [Joint Ventures] Limiteg
British Land Acquisitions Limited

British Land Aqua Partnership {2] Limited
British Land Aqua Partnership Limited
British Land City Offices Limited

British Land Censtruction Limited

Briush Land Department Steres Limited
British Land Developments Limited
British Lang Fund Management Lirmited
British Land Hercules Limited

British Land In Town Re:ail Limited
British Land Indus:rial Limited

British Land Investment Management Limited
British Land Offices (Non-Cityl Limited
British Land Offices (Nan-Cityl No. 2 Limited
British Land Offices Limited

British Land Offices No.1 Limited

British Land Property Adwisers Limited
British Land Property Management Limiied
Broadgate [PHC 8] Limited

Braadgate Adjoining Properties Limited
Broadgate City Limited

Broadgale Court Investments Limited
Broadgate Estates Limited

Broadgate Estates Paople
Management Limited

Broadgate Investment Holdings Limited
Broadgate Properties Limited
Broadgate REIT Limited [50% interest)?
Broadgate Square Limited

Broughton Retail Park Limited (Jersey) (Units)
[78.14% interest)®

Broughlon Unit Trust [78.14% interest)
Brunswick Park Limited

BYP Developments Limited

Canada Water Qffices Limited
Casegoed Enterprises

Caseplane Limited

Cavendish Geared Il Limiled

Cavendish Geared Limited

Caymall Limited
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UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Rasidert
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Kesident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK, Tax 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

Overseas Tax Resident
Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Cheshine Properties Limited

Chester Limited*

Chrisilu Nosminees Limited

City of London Office Unit Trust [Jersey)
[Units) [35.94% interest]!

Clarges Estate Property Management
Co Limited

Comgenic Lirmnited

Carnish Residential Properties
Trading Limited

Crescent West Propertias

Deepdale Co-Ownership Trust
139.07% interest}

Derby Investmeant Holdings Limited
Drake Circus Centre Lirmited

Drake Circus Leisure Limited

DOrake Property Holdings Limited

Drake Property Nominee (No 1] Limited
Dreke Property Nominee [No. 2] Limited

Eder Walk Shopping Centre General Partner
Lirnited [50% interes:]

£den Walk Shopping Centre Unit Trusl?
(50% interest) Lerseyl [inits)
Elementvirtue Limited

Cik Milt Hgham Limited

Estate Management (Brick] Limited
Euston Tower Limiteg

Exchange House Holdings Limited

Fort Kinnaird GP Limited [3%.07% interest)
Fort Kinnaird Limited Partnership
[39.07% interest]

Fort Kinnaird Nominee Limited
139 07% interest|

Faur Broadgate Limited

FRP Group Limited
Garamead Properties Limited
Gardenray Limited

Gibraltar General Partner Limited

{39 07% interesl)

Graltar Nominees Limited {39.07% interesl]
Giltbrook Retail Park Notlingham Limited
Glenway Limited

Hempel Holdings Limiied

Hempel Hotels Limited

Hercules Property UK Hoidings Limited
Hercules Property UK Limited

Hercules Unit Trust {78.34% interest}
{Jerseyl [Units)!

Hereford Qld Market Limiled

Hereford Shopping Centre GP Limited

Hereford Shopping Centre
Ltmiled Parinership

HUT Investmenis Limited {Jerseyl
[78 14% interast]'

Indusinial Real Estate Limited
Insistmetal 2 Limited

UK Tax Residant
UK Tax Resident
UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resicent

UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax 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

Overseas Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident



UK/Overseas Tax UK/Qverseas Tax
Company Name Resident Stalus Company Name Resident Status
Ivarydell Limited UK Tax Resident  Piliar [Cricklawged) Limited UK Tax Resident
Ivorydell Subsidizary Limited UK Tax Resident  Pillar [Dartiord) Limited UK Tax Resident
Jetbloarn Limited UK Tax Resident  Pillar [Fulham| Limited UK Tax Resident
Lancaster General Pariner Limited UK Tax Resident  Piliar Broadway Limited UK Tax Resident
London and Bentey {UK] Limited UK Tax Resident  Pillar Cily Limited UK Tax Resident
London and Henley Limited UK Tax Resident  Pillar Dartford No.1 Limited UK Tax Resident

Lonebridge UK Limited

Longford Street Restdenbal Limited
Ludgate Investment Holdings Limited

| udgate West Limited

Maylair Properties

Mayflower Relail Park Basitdon Limited

Meadowgank Retail Park Edinburgh Limited

Meadowhall Centre (1999} Limited
Meadowhall Centre Lirmited

Meadowhall Centre Pensicn Scherne -
Trusteas Limited

Meadowhall Estates [UK] Limited
Meadowhall Group [MLP] Limiled
Meadowhall Holdings Lirmnited
Meadowhatl IMLP} Limited

Meadowhall Qpportunities Nominee 1 Limited
Meadowhall Qpportunities Nominee 2 Limited

Mercar

Mercari Holdings Limited

Minhill Investments Limited

Moorage (Property Developmenis| Limited
Nugent Shopping Park Limited

One Hundred Ludgate Hill

One Sheldon Square Limited lierseyl
Orbital Shopping Park Swindon Limiied
Osnaburgh Street Limited

Paddington Block A IGP| Ltd

Paddingtan Block A LP |Partnership interesl

Paddington Block B {GP} Lid

Paddington Block B LP [Partnership inierest

Paddington Cenlral | [GP} Limited

Paddington Central | LP [Partnership interest)

Paddington Centrat | Unit Trust
IJersey?[Units]‘
Faddington Central Il IGP] Limiled

Paddington Central Il LP
|Partnership intarest]

Paddingtan Central Il Unit Trust
Jersey! [Units]
Paddington Central IV Unit Trust
(tersey| [Units]

Paddingion Kiosk (GP] Ltd
Paddingion Kiosk LP (Partnership interestt

PaddingtonCentral Management Company
Limited [88.9% interasi]

Parwick Holdings Limitad
Parwick Investiments Limited
PC Canal Lrniled

PC Lease Nominee Ltd

P Partnership Mgminee Ltd
Piccadilly Residential Limited

UK Tax Resident
UK Tax Resident
LK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

QOverseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residemnt
UK Tax Resident
UK Tax Resident

Overseas Tax Restdent

UK Tax Resident

UK Tax Resident

Overseas Tax Resident

Overseas Tax Restdent

UK Tax Resident
UK Tax Residenti

UK Tax Resident
UK Tax Rasident
LK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Pillar Denton Limited

Pillar Developments Limited
Pillar Europe Management Limited
Piltar Fort Limited

Pillar Gallions Reach Limited
Pitlar Gtasgow 1 Limiled
Pillar Hercules No.2 Limited
Pillar Nugent Limiled

Pillar Prajects Limited

Pillar Property Groug Limited
PillarStere Limited

Plymouth Retail Limited
Power Court GP Limited

Power Court Luton Limited Parinership
[Partnership interest)

Power Court Nominee Limsted

PREF Management Company SA
[Luxembourgl”

Project Sunrise investments Limited
Project Sunrise Limited

Project Sunarise Properties Lirmited
Prudential Property Investments Limited
Reboline Limited

Regent’'s Place Holding i Limited
Regent's Place Holding 2 Limited
Regent's Place Holding Company Limited

Regents Place Management Company
Limsted {89.9%)

Regenis Place Residential Limitad
Rigphone Limited

Rahawk Properties Limited
Salmax Progerties

Seymour Street Homes Limited
Shepping Centres Limited
Shareditch Support Limited

Six Braadgate Limited

Southgate General Partner Lirmnited
[50% interest)

UK Tax Resident
UK Tax Resident
U¥ Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residenl
UK Tax Resident
UK Tax Resident
LUK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residant
UK Tax Resident
UK Tax Residant
UK Tax Restdent
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

Southgate Property Unit Trust [Jerseyl (Units}
150% inierest)!

Speke Uit Trust [67.34% interest)
(Jerseyt (Units)?

St. Stephens Shapping Centre Limited
Stacktan Retail Park Limited

Storey London Offices Limited

Storey Cifices Limited

Storey Spaces Limited

Surrey Quays Limited

QOverseas Tax Resident

Overseas Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Tailress Limited UK Tax Resident
TBL [Brarley] Lirmiled UK Tax Residant
TBL IBuryl Limited UK Tax Resident
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FINANCIAL STATEMENTS continued

Notes to the financial statements continued

Company NMame

UW/Qvarseas Tax
Resident Status

TBL ILisnagelvin) Limited

TBL [Maidstone] Limited

TBL Heldings Limited

TBL Properties Limited

Teesside Leisure Park Limsted [51% interest]
The Aldgate Place Limited Partnership
|Partnership interest)

The Dartford Partnership IMember interest]
150% interest]

The Gibrattar Limited Partnership
IPartnership interest] [39.07% intarestl

The Hercutes Property Limited Partnership
|Partnershipl

The Leadenhail Cevelopment Company
Limited {30% interest]

The Liverpoot Exchange Company Limited
The Mary Street Estale Limited

The Retail and Warehouse Company Limited
The Whiteley Co-Ownership [IMember interest|
{50% interest

Tellgate Centre Colchester Limited

Topside Sireet Limited

Tweed Premier 4 Limited

Unicn Properiy Corporalion Limited

Union Property Holdings [Lendon] Limnited
United Kingdom Praperty Company Limited
Valentine Co-ownership Trust

[Member interest] {39 97% interest]

Valentine Unit Trust [Jersey] [Units]
[78.14% nterest]'

Vicmitee Limited

Vintners’ Place Limited

Wardrabe Court Limited

Wardrobe Holdings Limited

Wardrobe Place Limited

Wates City of London Preperties Limited
Westbaurne Terrace Partrership
[Partnership interest]

Whiteley Shopping Centre Unit Trust
(Jersey) [Units)'

WK Holdings Limited

WOQSC GP Limited [25% interest]

WOSC Partners LP [Fartnership interest|
{25% wnterest)
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UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resideﬁt
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

Overseas 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

U¥ Tax Resident
UK Tax Resident

UK Tax Resident




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 2021

The follewing pra forma information is unaudited and does not form part of the consclidated primary statements or the notes thereto,

It presents the results of the Group, with its share of the results of joint ventures and funds included on a line-by-line basis and excluding
non-contrelling interests.

Year ended 1 March 2021 Year ended 31 March 2020
Joint Less norn- Less non-

venlures caentralling Proportionally Joint venlures conlretling  Proporiienally

Group and funds interests  consolidated Group and funds interests consolidated

im £m £m £m £m Em £m £m

Gross rental income! 382 142 (18] 508 436 142 118) 540

Properly operating expenses 105) 145) 9 {141} (701 (13 1 182

Net rental income 277 97 17 kTY 346 129 {17 478

Administrative expenses 174) - - [74) 173) 1] - [74]

Nel fees and other income 1 - - LAl 12 - 1 13

Ungeared income return 214 97 7 304 305 128 [18) 417

Net financing costs 162) {451 4 1103) 166] {49 & [[RA1]

Underlying Profit 152 52 13 201 239 79 (12 a4

Underlying taxation [26) - - 124) - - - -

Underlying Profit after taxation 126 52 {3) 178 239 79 (12) 306

Valuation mavement [1,298) 11,389)

Qther capitat and taxation [net)? 87 57
Result attributable to shareholders of

the Company [1,034) [1,026]

1. Group gross rental income includes £5m (21319720 £3m) ef all-inclusive rents relaling Lo servce charge income.

2 Includes other comprehensive income, movement in ditution of share options and Lhe movement in ilems excluded for EPRA NTA

Summary balance sheet based on proportional consolidation as at 31 March 2021

The following pro formsa information is unaudited and does not form part of the consobdated primary statements or the notes thereto.
It presents the composition of the EPRA Net Tangible Assels of the Group, with its share of the nel assets of the joint venture and fund
assets and liabilities included on a line-by-line basis, and excluding non-conirelling interests, and assuming full dilution.

Mark-to-
marketon
Share derivatives Yaluation EPRA EPR&
ufjoint  Less nan- and retated surplus en NTA NTA
ventures cenlrolting Shara debt Lease trading 31 March 31 March
Group  and funds intarests options adjustments liabilitles preperties Intangibles 2021 2020
£m Em £m £m £m £m £m £m £m £m
Retail properties 2,183 646 {163) - - (74) - - 2,592 3.873
Qffice properties 1,682 2,421 - - - (53] 9 - 4,040 6,793
Canada Waler properties kv - - - - - - - an7 364
Other properties 121 - - - - - - - 121 147
Total properties' 6,354 3,067 1163} - - (127) 9 - 9140 11,177
Investmenis in joini ventures
and funds 2,120 12,120) - - - - - - - -
Other investments 20 30 - - - - - (12) 3a 125
Other net (liabilities) assels [262) {74) 5 14 - 127 - - 1194) [246)
Net debt 12,249} 903} 99 - 115 - - - (2,938)  (3.854)
Net assets 5983 - (59] 14 15 - 9 (121 6,050 7,202
EPRA NTA per share [Note 2] 648p 773p

L. Included wathin the total property valye al €9,140m (2019/20 £12.177m] are right-of-use assets net of lease babilives of EBm {2019/20: £20m). which in substance. relate o
properties hetd under leasing agreements. The fair value of right-ol-use assets are determined by calculating the present value of net rental cash flows over lhe term of the
lease agreements.
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FINANCIAL STATEMENTS continued

Supplementary disclosures continued

Unaudited unless otherwise stated

Tahble A continued
EPRA Net Tangible Assets movement

Year ended Year ended
3t March 2024 31 March 2020
Pence Pence
£m per share £m per share
Opening EPRANTA 7,202 773 8,639 904
Incorme return 175 19 306 a3
Capital return 1,249) [138] 11,323 1139]
Dividend paid 178) (8 1295] 3N
Purchase of own shares - - (1251 é
Closing EPRA NTA 4,050 648 7.202 773
Table B: EPRA Performance measures
EPRA Performance measures summary table
2021 010
Pence Pence
€m per share £m per share
EPRA Earnings -~ basic 175 18.9 304 328
- diluted 175 18.8 306 327
EPRA Net Initial Yield 4.6% 4.6%
EPRA topped-up’ Net Initial Yield 5.2% 5.1%
EPRA Vacancy Rate 8.3% 63%
202 2020
Not assel Net asset
value per value per
Notassets share Nel assels share
Em Ipancel m |pence)
EPRA NTA 4,050 448 7,202 773
EPRA NRY 6,599 707 1872 845
EPRA NDV 5,678 409 6,762 726
Calculation and reconciliation of EPRA/IFRS earnings and EPRA/IFRS earnings per share
. 2021 2020
[Audited) &m £m
Loss attributable to the shareholders of the Cormpany (1,031 1,027}
Exclude:
Group - current laxation 25 14]
Group - delerred taxation 5 2
Jeint ventures and funds - taxation 4] -
Group - valuation rovement 858 1,105
Group - profii on disposal of investment properiies and invesiments [28} [t
Group - profit on disposal of trading properties - (7
Joint ventures and funds - net valuaton movement lincluding result on disposals) 410 284
Joint ventures and funds - capnal hnancing costs - 2
Changes in faw value af financial instruments and asscciated close-qut costs (124 41
Naon-controlling interasts in respect of the above [55) 199)
Undertying Profit 20 306
Group - underlytng current taxation (28] -
EPRA earnings - basic and diluted 178 306
Loss attnipuiable to the sharehalders of the Company (1,.031) 11.0271
Dilutive effect of 2015 converuble bend - -
IFRS earnings - diluted (1,031) 11.027)
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Table B continued

2021 2020

Number Number

millien million

Weighted average number of shares 938 945
Adjustment for treasury shares 1) 111]
IFRS/EPRA Weighted average number of shares [basic) 927 934
Dilutive effect of share optiens - -
Dilutive effect of ESOP shares 3 3
EPRA Weighted average number of shares (diluted) 930 937
Remove anti-dilutive elfect [3] i3]
IFRS Weighted average number of shares (diluted) 927 934

Net assets per share (Audited)

EPRA published its latest Best Practices Recemmendations in October 2019 which included three new Net Asset Valuation metrics,
EPRA Net Tangible Assets [NTA), EPRA Net Reinstatement Value [NRV) and EPRA Net Disposal Value INOV). These metnics are effective
from 1 January 2020 and have been adopted in the current year A reconciliation between the new EPRA net asset valuation metrics and
the previous measures is shown on the following page.

2021 2020
Fance Pence

£m per share £m per share
Balance sheet netassets 5,983 7147
Deferred tax arising on revaluaticn movements - [
Mark-to-market on derivatives and re.ated debl adjustments 118 141
Dilution effect of share cptions 14 18
Surplus on trading properties 9 i3
intangible assets (121 il
Less non-controlling interests {591 112l
EPRA Net Tangible Assets {NTAJ} 6,050 b48 7.202 773
Intangible assets 12 1
Purchasers costs 537 459
EPRA Net Reinstatement Value [NRY) 4,599 707 7.872 845
Deferred tax arising on revaluation movernaents i (1 i9
Purchasers’ costs 15371 16391
Mark-to-markeat on derwalives and related debt adjusimenis 1115} [144
Mark-to-imarkel on debl 1268) (301)
EPRA Dispasal Value [NDV| 5,678 409 6,742 724

EPRA NTA is considered to be the most relevant measure for the Group and is now the primary measure of net assets, replacing

the previously reported EPRA NAV metric EPRA NTA assumes that entities buy and sell assets, thereby crystallising certain levels of
unavoidable deferred tax. Due to the Group's REIT status, deferred tax is only provided at each balance sheet date on properties outside
the REIT regime. As a result deferred taxes are exciuded from EPRA NTA for properties within the REIT regime. For properties outside
of the REIT regime, deferred tax is included to the extent that il is expected to crystallise, based on the Group’s track record and tax
structuring. EPRA NRV reflects what woutd be needed to recreate the Group through the investment markets based on its current
capital and financing structure. EPRA NODV reflects sharehalders’ value which would be recaverable under a disposal scenario, with
deferred tax and financial instruments recognised at the full extent of their liability.

2021 2070
Number Nu'hber

million million

Number of shares at year end 938 938
Adjustment for ireasury shares 1] (11
IFRS/EPRA number of shares [basic) 927 $27
Ontutive effect of share oplions 3 3
Oilutive effect of ESOP shares 3 2
IFRS/EPRA number of shares [diluted] 933 932
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Supplementary disclosures continued
Unaudited unless otherwise stated

Table B contitued
Reconciliation of new EPRA net asset valuation metrics to previous metrics

31 March A1 Marcn
2 2020
m £
EPRA Nel Tangible Assels 6,050 7202
Adjustment for;
Intargibles 12 11
EPRA Net Asset Value 6,062 7.213
Per share measure 450p 714p
31 March 31 March
non 2020
m Em
EPRA Net Renstatament Value 6,599 71872
Adjustment for-
Purchasers’ costs (537} [659]
EPRA Net Asset Value 6,062 7,213
Per share measure 650p T7hp
As the Group’s EPRA NDV is the same as the EPRA NNNAV, there are no reconciling iterns.
31 March 31 March
2021 2020
(4] Em
EPRA Net Disposal Value 5,678 6762
EPRA NNNAV 54678 6,742
Per share measure 50%9p 725p
EPRA Net initial Yield and ‘topped-up’ Net Initial Yield (UnaLdited)
o 020
fm £m
Invesiment property ~ wholly-owned 6,118 7941
Investment property - share of joint ventures and furds 3,022 3,236
Less developments, residential and land {1,224} {1,140)
Caompleted property partfolio 7.916 10.037
Altowance faor estimated purchasers cosls 548 724
Gross up completed property porttolio valuation [A) 8,564 10,761
Annualised cash passing rental income 425 517
Properly outgaings 129) 21
Annuatised net rents (B} 396 436
Rent expiration of rent-free penods and fixed uplifts’ 51 49
“Topped-up’ net annualised rent [C] 447 545
EPRA Net Initial Yield (B/Al 4.6% 4 6%
EPRA ‘topped-up’ Net Initial Yield (C/A] 5.2% 5.1%
Including fixed/minirmurm uplifts recewed in beu of renial growth 5 10
Total tapped-up’ netrents (D) 452 555
Overall ‘topped-up’ Net Initial Yield [D/A) 5.3% 5.2%
‘Topped-up’ net annualised rent &a7 545
ERY vacant space 42 38
Reversions 12 13
Total ERV {E) 501 5946
Net Reversionary Yield (E/A) 5.9% 5.5%

1 The weighted average penod over which rent-iree periods expire is ane yea~ 1201%/20: one year)
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Table B continued
EPRA Net Initial Yield INIY] basis of calcutation

EPRA NIY 15 calculated as the annuaiised net rent (on a cash flow basisl, dvided by the gross value of the completed property partfolic.

The valuation of our compleled property portfatio 1s determined by our external valuers as at 31 March 2021, plus an allowance for

estimated purchasers costs Estimated purchasers costs are determined by the relevant stamp duty bability, plus an estimate by our
valuers of agent and legal fees on notional acquisition. The net rent deduction allowed for property outgoings is based on our valuers’

assumptions on future recurring non-recoverable revenue expenditure.

In calculating the EPRA ‘topped-up” NIY, the annualised net rent is increased by the total contracted rent from expiry of rent-free periods
and future contracted rental uplifts where defined as not in lieu of growth. Overall ‘topped-up’ NiY 1s calculated by adding any other

cantracted future uplift to the topped-up’ net annualised rent.

The nel reversionary yield is calculated by dividing the total estirnated rental value [ERV} for the completed property portfolio,

as determined by our external valuers, by the gross compieted property porifolio valuation.

The EPRA vacancy rate is calculated as the ERV of the unrented. lettable space as a proportion of the lotal rental value of the comgpleted

property portfolic.

EPRA Vacancy Rate
2021 2020
fm Em
Annuzlised potential rental value of vacani premises 42 38
Annualised potentizl rental vatue for the campleied property portfalio 507 403
EPRA Vacancy Rate 8.3% 6.3%
The above i stated for the UK portiolio only. A siscussian of significant factors affecting vacancy rates is included within the Strategic
Report [page 57I.
EPRA Cost Ratics [Unaudited}
2021 2020
£m Em
Property operaling expenses 9% 69
Administrative expenses 74 73
Share of jeint ventures and funds expenses 45 14
Less: Performance and management fees [from joini veniures and fundsl (7} 181
Nel other fees and commissions la} (sl
Ground rent costs and operating expenses de facto included in rents (21} (1]
EPRA Costs [including direct vacancy costs] (Al 183 127
Direct vacancy costs [31) (30
EPRA Caosts [excluding direct vacancy costs| (B) 152 97
Gross Rental Income less ground rent costs and operaling expenses de factio included inrents 3 398
Share of jeint veniures and funds [GRI less ground rent casts| 142 142
Total Gross Rental {ncome less ground rent costs [C) 483 540
EPRA Cost Ratio [including direct vacancy costs] {A/C) 37.9% 23.5%
EPRA Cost Ratic [excluding direct vacancy costs) [B/C) 311.5% 18.0%
Impairment of tenant debtors, lenanl incentives and accrued income (D) 83 26
Adjusted EPRA Cost ratio lincluding direct vacancy costs and excluding impairment of tenant debtors, accrued
income, tenant incentives and guaranteed rent increases) (A-DI/C 20.7% 18.7%
Adjusted EPRA Cast ratie lexcluding direct vacancy costs and excluding impairment of tenant debtors, accrued
income, tenant incentives and guaranteed rent increasesl| (B-D)/C 14.3% 13.1%
Overhead and operating expenses capitatised lincluding share of joint ventures and funds) [ 5

In the current year, employee cosis i relation to staif ime on development projects have been capitalised inte the base cost of relevant
development assets. In addition to the standard EPRA Cosl ratios [bath including and excluding direct vacancy costs), adjusted versions
of these ratios have aiso been presented which remove the impact of the impairment of tenant debtors, tenant incentives and accrued

income which are exceptional items (n the current year, to show the impact of these tems on the ratios.
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Unaudited unless otherwise stated

Table C: Grossrental income

021 2028
Em £m
Rent recevable’ 493 558
Spreading of tenant incentives and guaranteed rent increases 1 i3]
Surrender premia & 5
Graoss rental income - 508 560
1 Group gross rentalincome includes £5m |2019/20: £3m)of all-inclusive rents relating to service charge income.
The current and prior year information is presented on a proportionally consolidated basis, excluding non-controtling interests.
Tahle D: Property related capital expenditure
Year ended 31 March 2021 Year ended 11 March 2020
Jaint daing
ventures ¥enlures
Group and funds Talal Group and funds Tatal
&m £m £m £m £m &m
Acquisitions 52 - 52 94 54 148
Development 104 25 129 156 128 282
Investment properties
Incremental lettanle space 1 - 1 1 - 1
Noincremental \etlable space jLh] 28 59 82 20 102
Tenantincentives 2 ] 7 9 & 15
Other material non-allocated types of expenditure 5 1 6 5 t 4
Capitalised Interest [ 2 8 4 4 8
Total praperty related capital expenditure 201 &1 262 351 n 542
Conversion from accrual io cash basis 34 14 48 g i1 20
Taotal property related capital expenditure on cash basis 239 75 310 340 222 587

The above is presented on a preportionally consolidated basis, excluding nan-¢ontrolling interests and business combinations. The
‘Other rraterial non-allocated types of expenditure’ category contains capitalised staff costs of £6m [2019/20 £6m|.

28 British Land Annuat Report and Accounts 2021



OTHER INFORMATION [UNAUDITED)

Data inctudes Group's share of Joint Ventures and Funds lincludes Hercules Umit Trust}

FY21 rent collection’

Rent due beiween 25 March 2020 and 26 March 2921 Difices Retail’ Toiat
Received 9% 1% 81%
Rent deferrals 1% 5% 3%
Rent forgiven - 9% 5%
Moved Lo administration - 3% 2%
Qulistanding - 12% 7%
Total 100% 100% 100%
£225m £305m £530m
Collection ol adjusled bilting® 100% 83% 90%
March 2021 rent collection?
Rent due between 25 March and 18 May Qlfices Ratail’ Total
Received 98% 72% 84%
Rent deferrals - - -
Rent forgiven - 1% 1%
Customer paid monthly 1% 5% 3%
Qutstanding 1% 22% 12%
Total 100% 100% 100%
£45m £50m £95m
Caoltection of agjusted billing? 9% 76% 87%

1. As at 18 May.

7 includes nan-office cuslomers [pcated wilkin our Landon campuses.

3 Total billed rents exclusive of rent deferrals, rent fargiven and tenants moved to monthly payments

Since 1 Aprit 2020 Pr ce [100%I Price {BL Share) annual Passing Rent
Purchases Seactor {m £m Em'
Completed
Al Ratail Park, Biggleswade Retail 49 49 5
Heritage House, Enfield? Logistics 87 87 2
Exchanged
Hercules Unit Trust unils 148 148 12
Total 284 284 19
1. BL share of annualised renl 1opped up for rent frees.
2. Exchanged and completed post period end
Since 1 April 2020 Price [100%} Price (AL Sharel Annuat Passing Reni
Sales Sector im £m !
Completed
Tescos, Milion Keynes & Peterporough Retail 149 149 9
Parifolic of Sainsbury’s stores? Retail 102 102 -
B&Qs, Various Retail 100 100 8
Beaumont Leys [Bradgate Mal) Retail 63 63 5
Beaumonil Leys [Flelcher Mal|? Retail 9 g 1
David Lloyd. Northwood Retail 91 51 2
Tesco, Brslington Retail 42 42 3
Valentine Retail Park, Lincoln Retail 24 9 1
Picton Placef/James Street, Londan Retail 74 14 i
Studlands Retail Park, New Market Retail il il i
Debenhams, Cheimsfard Retail 4 4 -
Deepdale Retail Park lunit A}, Preston Retail 4 2 -
Marhle Arch House, York House & 10 Portman Sq  Offices 535 40 12
Clarges, Mayfair Oifices 177 177 5
Yalding House, Landon Oifices 42 42 2
Orwell House, London Offices 23 23 1
Clearwater Development, Theale Residenliai 12 12 -
1. BL share o} annualised rent iopped up for rent frees,
2. The poritolio was the indirect oweaership [25.5%] of the reversionary interest of 26 Sainsbury’s stores.
3. Exchanged and completed post periad end,
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OTHER INFORMATION |UNAUDITED) continued

Since [ April 2020 Frice [100%] Pirce [BL Sharel Annual Passing Rent
Saies Settor tm Em £m'
Exchanged
St Anne’s, Regents Place Residential [ b -
Total 1,368 1,217 81
1 BL share of annualised reni topped up for rent frees
Partfolio Valuation by Sector

Group Vs & Funds Tatal Crange'
AL3T March 2021 £m Em £m HI H2 F¥
West End 3.297 167 3,468 12 5] 0.8) (3.2]
City 37 235 2,568 {60} o7 {6 8}
Qffices 3,614 2,418 6,032 13.1) [0.8] (3.8}
Retail Parks 831 536 1367 N3 16.9) [18.6!
Shopaiag Cenlre 409 487 894 38.1] [19.9] 135.71
Superstores 47 - L7 10.2) 17 0.7
Department Stores 10 - 10 134 31 1323) 155.3i
High Street 9t 1 92 (14.01 19.8] 22 4!
Leisure 142 18 180 [11.3} 3.3 142
Retail 1,550 1,042 2,592 14.9) [11.4) [24.7]
Residential® 121 - 121 9.1} (1.9 {10.4)
Canada Water 387 - 387 [6.0) 34 2.5
Total 5,472 3,460 9,132 17.3) [3.8] [10.8]
Standing investments £,55¢ 3,357 7,918 8.1} 4.5} {12.4}
Developments L1123 103 1,218 {0.9} 1.9 0.6/

1 Valualion movement during the year lafter taking account of capital expanditure) of properties held at tha balance sheet gate, including developments [classified by

end usel, purchases and sales,
2 Stand-alone residential,

Gross Rental Income’

12 marths te 11 March 2821

Annualised as at 31 March 2021

Acggunling Basis £m Group Vs & Funds Te:al Group J¥s & Funds Tatal
West End 131 18 149 114 7 123
City 14 80 95 4 77 83
QOffices 147 98 245 122 84 204
Retail Parks 84 31 135 7 44 17
Shogping Centre 50 43 93 40 40 80
Supersiarss 3 - 5 3 - 2
Oepartment Siores 1 ~ 1 1 - ]
High Street 5 - 5 5 - 5
Leisure 12 " 13 12 3 12
Retail 157 95 252 132 87 219
Residential? 3 - 3 1 - 1
Canada Water 7 - 7 - - -
Total 4 193 507 255 171 424

Canada Water is now excluded from the standing invesiment analysis as it is valued a5 a develogment asset on a residualised basis

1. Gross rentalincome will difler from annualised valuation rents due to accounting adjustments for fixed & min:mum contracted rental plifts and lease incentives

2 Stand-alone rasidenuat

230 British Land Annual Report and Accounts 2021



Portfolio Net Yields'?

EPRA net iniiial  EPRA topped up Qveralltopped up

Nel equivalent

Net equivalent

et reversionacy

yield net iniwat peld retsnial yield yield  yield mavement yeld £RY Growlh
As at 31 March 7021 % %! %' % hps * %"
West End 37 4.4 4.4 4.5 13 5.3 20
City 3.0 38 38 44 2 5.0 (1.8}
Dffices 3.4 4.1 41 &5 9 5.1 0.7
Retail Parks 7.8 8.1 87 7.5 45 7.4 115.2)
Shopping Cenire 68 71 73 7.6 143 7.0 12031
Superstores 59 73 7.3 9.7 131) 59 0.2
Departmant Slores [0 4) 0.4 0.4 9.4 (23) 151 123.5)
High Gtreet 48 50 5.0 6.0 42 6.5 117.71
Leisure 4.3 6.4 70 69 20 55 10,3
Retail 7.1 7.5 7.4 7.4 81 7.1 114.8)
Total Lé 5.2 53 5.4 33 5.9 [7.56)
On a proportignally consolidated basis including the Group s share of joint veniures and funds
Canada Water 1s now excluded from the standing investment analysis as 1t is valued as a develapment asset on a residuvalised basis
1. Including nolional purchaser’s casts
2. Excluding commiited developments. assets held lor development and residential assels.
3. Including rent cantracted from expiry of renl-free periods and tixed uplifis net m lieu of rental growth,
4. Including fixed/minimum uplifts lexcluded from EPRA defindign].
5. As calculaled by MSCY.
Total Property Return (as calculated by MSCI)
12 mmonths 1o 31 March 2021 Difices Retait Total
% British Land M5C) British Lard MSCI British Land M5CI
Capial Return (3.8} |45) [24.7) (12.9] {10.8) 13.2]
- ERV Growth 0.7 11.0] [16.8] 19.01 |7.6] [2.8]
- Yield Movernent' "9 bps 20 bps 81 bps 30 bps 33bps 1bps
Income Return 3.0 3.8 7.3 5.5 4.2 495
Total Property Return (0.8} [0.8) 119.1) (8.1] §7.0] 1.2
0On a proporuenalily consolidated basis including the Group's share of joini ventures and funds
1. Net equivatent yield movement
Top 20 Tenants by Sector
Az at 3 Maren 2021 % ol retail reni % of oftice renl
Retail Offices
Nexl 54 Facebook 8.4
Walgreens [Bools) 47 UK Government 69
M&S Pic 4.2  Dentsu Aegis’ 4.8
Tasco 31 Visa 4.3
4 Sainsbury 3.1 Herbert Smith Freehills 35
JD Sports 2% Gazprom 29
Dixans Carphone 2.9 Microsofl Corp 2.7
Frasers Group 26 TPICAPPic 25
TIX Tk Maxx] 25 SMBC 2.4
Virgin 20 Vodafone 22
Asda Group 2.0 Deutsche Bank 21
Hutchison Whampea Ltd 1.9 Henderson 19
DS Furniture 1.9 Reed Smith 18
TG Fridays 1.8 The Interpublic Group [(McCannl 17
River Island 1.6 Mayer Brown 146
H&M 1.5 Ctrip.com [Skyscanner| 15
Primark 1.5 Mimecast Ltd 14
Wilkinson 1.5 Credit Agricole 13
Homebase 1.5 Xinghsher 1.3
Pets at Home 1.2 Milbank LLP 1.2

I Taking into account their pre-let of 310,000 sy It a1 1 Tritun Syuare, aod the biesk of existing space al 10 & 20 Trison 5t, % contracted rent wevld rise to 8.9%
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OTHER INFORMATION (UNAUDITED) continved

Major Hotdings _

BL Share sqf Rent [100%] Occupancy Lease
As 31 31 March 2021 % 006 £moa'* rale %I length yrs’*
Broadgate st 4,468 184 92.0 73
Regent' s Place 100 1,740 78 961 38
Paddington Central 100 958 1 98.4 53
Meadowhall, Sheffield 50 1,500 72 949 4.1
Drake’s Ciccus, Plymouth 100 1.190 14 870 5.4
Glasgow Farl 78 510 16 91.7 5.4
Ealing Broadway 100 540 13 90.7 34
Teesside, Stockicn 100 562 14 90.9 32
New Mersey, Speke 48 502 13 958 4.4
Giltbroak, Mottingham 100 198 7 100.0 5.4
1. Annualised EPRA contractad rent including 100% of Jont Ventures & Funds.
2. Includes accammodation under offer or subject to asset management
3. Weighted avarage to lirst breaw.
4. Excludes Zommitted and near term developments.
Lease Length & Occupancy

Average lease lengin yrs Occupancy rate %

AS a1 31 March 2021 To expiry Tobreak  EPRA Qcoupancy Oceupancy'sd
West End 5.5 43 963 96.6
City 8.4 7.2 84.6 90.7
Offices 4.7 5.5 ¥1.3 94.1
Retail Parks 6.4 L7 933 347
Shopping Centre 5.7 4.4 21.0 933
Superstores 63 6.3 96.6 956
Department Stores 239 229 97.0 %7.40
High Sireet 37 3.1 g1.0 93.7
Leisure 130 128 4.0 940
Retail 6.5 5.1 92,5 #4.1
Total 6.6 5.3 91.8 4.1

Canada Water is now excluded [rom the standing invesiment analysis as it 1s valuad as a developmenl asset on a residualised hasis

1. Space allocaled to Storey 15 shown as occupied where there 1s a Slarey tenant in place atherwise it is shown as vacant Total occupancy would rise from 94.1% fo

%5 4% it Storey space were assumed o be fully let
2. Includes accormmadation urder offer or subject (o asset managament.

3 Where occupiers hava entered administranon or GVA but are siill lable for rates, these are traatad as accuped. I units 1n ademinisiratian are trealed as vacacl, then
the occupancy rate for Retail would reduce from 94 1% to 90 6%. and lotal occupancy would reduce from 94. 1% to 92.4%.

Porifolioc Weighting

2020 202t 2021
As al 31 March * % €m
Wesl End 377 kYR 3.464
Chiy 3.0 281 2568
OFfices 60.7 §6.0 6,032
Retail Parks 4.5 190 1.387
Shapping Centre 135 9.8 894
Superstores 08 0.5 47
Depariment Stores 0.2 0 0
High Street 12 1.0 97
Leisure 2.4 20 180
Retail 387 28.4 2.592
Residential! 1.3 1.3 121
Canada Water 3.3 4.3 387
Total 100.0 100.0 9,132
Landon Weighting 71% 77% 6,984

1. Stand-alone resigential
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Annualised Rent & Estimated Rental Value [ERV)

Annualised rent lvaluzlion basis] ERY Average rent
Em' Em Epst
As al 31 March 2021 Group s & Funds Tatal Tolal Coniracted® ERY
West Eng? 108 7 15 ‘65 5%.9 £9.0
City? 7 N 78 124 845 552
Offices’ 115 78 © 193 289 57.4 62.5
Retail Parks 74 50 124 114 22.2 19.4
Shopping Centre 42 43 85 88 241 241
Superstores 3 - 3 3 17.8 14.4
Department Stores 1 - 1 2 0.7 3.1
ligh Street 5 - 5 7 1.5 14.5
Leisure 12 1 13 i 17.3 146
Retail 137 94 2N 225 204 19.3
Residential® 1 - 1 1 12.7 1.4
Totat 253 172 425 515 28.1 30.6

Canada Waler is now excluded {from Lhe standing investment analysis as it is valued as 3 development asset on 3 resiguatised basis

1. Gross rents plus, where renl reviews are putstanding, any increases to ERV las delermined by the Group's external valuersl, less any ground rents gayable under
head leases. excludes contracted rent subject ta renl free and future uplift.

2. Annualised renl, plus rent subject to rent [ree.

3. €psf metrics shown lor office space only.

4. Stand-atone residential.

Rent Subject to Open Market Rent Review'

For periad to 31 March 2022 201 2024 2025 2026 2022-24 2022-26
As a1 31 March 2021 £m £Em £m €m Em fm £m
West End 7 22 4 15 1 23 49
City - 1 14 8 27 17 52
Offices 7 23 20 23 28 50 101
Retail Parks 11 9 6 7 4 26 39
Shopping Centre 4 8 3 3 2 17 22
Superstores - 1 1 - - 3 2z
Department Stores - - - - - - -
High Street - - - - - - -
Leisure - - - 1 - - 1
Retail . 17 18 10 1" B 45 (14
Residential 1 - - - - 1 1
Total 25 &1 30 34 36 96 165

On a proportionally cansolidaied basis including the Group's share of jpint ventures and funds
Canada Water is row excluded fram the standing invesbment analysis as it is valued as a development assel on a residualised basis

1. Reflects standing investment anly.

Rent Subject to Lease Break or Expiry’

For periad Lo 31 March 022 200 024 2025 2026 2022-24 022-2
As at 31 March 2021 £m £m Em £m Em £m £m
West End 29 24 12 9 12 65 84
City 7 4 13 4 14 24 44
Dffices 36 28 25 13 28 B? 130
Relai Parks 17 15 ' 24 12 14 56 82
Shopping Cantre 16 15 10 8 13 4t &2
Superstores - 2 - - - 2 2
Department Stores - - - - - - -
High Street 2 1 1 1 - 4 5
Leisure - - - - 1 - 1
Retail 35 3] 15 21 28 102 152
Residential - - - - - - -
Total kA 61 60 34 56 192 282
% of contracted rent 14.8 12.8 12.8 7.2 11.8 40.4 69.4

On a proportionally consalidaled basis including the Group's share of joint ventures and funds
Canada Water is now excluded from the standing investment anaiysis as it is valued as a development assel an a residualised basis

1. Reflects standing investment only.
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OTHER INFORMATION {UNAUDITED] continued

Recently 'Cump\e\ed and Committed Developments

A5 at Bl Share 100% sq It Current Valua Cost io come ERY Pre-let
1 March 2021 Seciar % ‘000 PC Calendar Year £m £m! €m’ m
160 Liverpocl Street Office 50 520 Q32020 403 - 19.4 15.5
Total Recently Completed 520 403 - 19.4 15.5
1 Trilon Square? Ofiice 100 365 Q22021 443 32 22.8 Z1.9
Nortan Folgate Office 100 334 Q32023 120 229 22.2 -
1 Broadgate Office 50 544 Q2 2025 94 227 201 50
Total Committed 1,247 457 488 65.1 249
Other Capial Expenduiure? 34
V. From 1 Apnt 2021. Cost te come excludes notional interest as interest is capitalised indwidually om each development at our capitalisation rate.
2. Estimated headling rental value net af rent payable under head leases {excluding tenant incentives)
3. Capex cornmtted 2nd underway within our investrment portfolo relating to leasing and asset management
4. Compleled pos| year end in May
Near Term Development Pipeline

Bt Share 00 sq ft  Ea-tiest Stars  Curreni Value  Cost to Come ERV UndarLf;.I:' Planning
As at 11 March 2021 Sector ‘coo an Site £m Em' £m? €m  Status
5 Kingdom Street Office 100 438 Q22022 17 J4d 301 - Consented
Aldgate Place, Phase 2 Residential 100 136 Q3202 28 99 6.5 - Consented
Canada Water, Plot AR Mixed Use 100 272 Q3202) 30 218 6.7 - Consented
Canada Water, Plol A2? Mixed use 100 248 Q32021 16 120 10.4 - Consented
Canada Water Plal K17 Residential 00 42 Q32021 - 25 - - Coansented
Total Near Term 1,156 17 806 53.7 -
Other Capital Expenditure? 97

. Fram 1 april 202). Cast (o come excludes notional interes| as interest is capitalised individuatly on each development at aur capitalisation rate

1
2. Estimated headline rental valug net of rent payahle under head leases (excluding [enant incentives).
2

. The London Borough af Southwark has confirmad they will not be investing in Phase 1 The BL ownerstip share will change aver lime as costs are incurred and is

expecied lo be ¢ 98-99% by PC.

4. Forecast capital commitmants within our investment partfolio over the next T2 months ralating o leasing and asset enbancement,

Medium Term Development Pipeline

BL Share 100% Sq [t
As 3t 31 March 2021 Seciqr % 000  Pianning Siatus
2-3 Finsbury Avenue Cftice 50 704 Consented
Eden Walk Retail & Residential Mixed Use 50 432 Consented
Ealing - 10-40 The Broadway Mixed Use 100 303 Pre-submission
Eal'ng - Internatonat House Office 100 185 Pre-submission
Gateway Building Leisure 100 105 Consented
Euston Tower Qther 100 420 Pre-submission
Canada Water - Future phases’ Mixed Use 100 4,498 Consented
Total Medium Term 5,847

1. The London Borough of Sauthwark has the right to invest in up to 20% of the completed develapmenl. The BL pwnership share will change over time depending an

lhe level of contributions made, but will be no less than 80%
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SUSTAINARILITY PERFORMANCE MEASURLCS

EPRA best practice recommendations on
sustainability reporting

We repart on all assets where we have
day-to-day operaticnal or managemeni
influence tour managed portioliol and
all developments over £300,000 with
planning permission, on siie or
cempleted in the year. The exception

in this table is Energy Performance
Certificates, where we report on all
assets under management. As at

31 Mareh 2021 aur mananed portiolio
comprised 84% of our assets under
managemenl, Please see the scope

column for indicator-specific
reporting coverage

We have received Gold Awards for
sustainability reporting from the European
Public Real Estate Association [EPRAI,
nine years running. For our full EPRA
sustanability reporting, methodology

and the 2021 DNV Assurance Statement,
please see our Sustainability Accounts
2021 at britishland com/daia. Selected
data has been independently assured

Environmental performance!

since 2007. Selected data in the
Sustainability Accounts for 2021 has
been sndependently assured by DNV
in accordance with the International
Standard on Assurance Engagements
[ISAE} 3000 revised - Assurance
Engagements other than Audits

and Reviews of Historical Financial
Information’ {revised!, issued by the
International Auditing and Assurance
Standards Beard.

2021 2020 2019 {assels nr?.u:nclr;]
Total electricity consumption {MWh} 123,328 151,504 154,532 108/112
Total district heating and cooling
consumption [MWHh| 0 0 0 108/112
Total fuel consumption (MWh) 38,134 37.313 35,290 81/82
Building energy intensity (kWh] Qffices |per sgmi 210 257 305 35/35
Shopping centres [per sgm) ¥5 126 118 99
Retail Parks [per car parking space) 129 149 149 31731
Shopping villages To be reported from 2027
Relail, High Street To be reporied from 2022
Total direct [Scope 1) greenhouse
gas emissicns (tonnes C0.e) 4,463 4,945 4,556 109/113
Total indirect {Scope 2} greenhouse gas Location based 12,435 15.373 20.258 109/113
emissions {tonnes CO;¢] Market based 839 4469 549 109/113
Greenhouse gas intensity from building Offices [per sgm. whote building) 0.067 0.087 D.113 36/34
energy consumption (tonnes COe) Shopping centres [per sqmi 0.0 0.031 0.034 949
Retail Parks |per car parking space} 0.032 0.040 0.044 3131
Shopping villages To be reported from 2022
Relait, High Streal To be reported from 2022
Total water consumption (m?) 656,932 814,658 553,282 73175
Building water intensity QOffices 50.5 12.11 14.09
(m? per FTE or 10,000 visitors) Shopping cenires 16.74 17.42 ne
Retail Parks 41.79 893 nr 60761
Shopping villages 52.31 46,45 nr
Retail, High Strest - - -
Total non-hazardous waste by Re-used and recycled 3,189 10,045 10,818 89/92
dispasal route [tonnes and %] 53% 58% 57%
Incinerated 2,878 7.368 8182
47% 42% 43% 89192
Landfilled 1 2 2
1% 0% 0% 89/%2
Total hazardous waste by Re-used and recycled 40 ] S §9/92
disposal route [tonnes and %) 79% B84% G6%
Incinerated 10 2 7
21% 16% 56% 89/92
Landfilied 0 4} 0
0% 0% 0% 89/92
Sustainably certified assets - Ato B 24% 25% 22%  2578/2845
Energy Performance Certificates CtoE 1% 70% 7% 25978/2845
t% by flaor area) FloG 5% 5% 5% _ 2578/2865
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SUSTAINABILITY PERFORMANCE MEASURES continued

Social performance?

Scope
a2 2020 2019 lassers or units)
Employee diversity - gender Male 50% 4£9% 47% -
Female 50% 51% 53% -
Gender pay ratio [total remuneration,  Executive Directors WE nfa nfa -
median female to male)} Senior management 81% B89% 8% -
Middle and non-management 9% 1% 4% -
Employee training - average hours 16 242 6.2 -
Employee training - annual
performance review 100% 100% 100% -
New employees and New hires rate (%! 5% 16% 20% -
employee turnover Departures rate (%! 1% 12% 19% -
Employee health and safety Absentee rale 0% 1% 1% -
injury frequency rate | o 0 0 -
Lost day rate 0 0 3.68 -
Waork-relaled fatalities 0 2 0 -
Asset health and safety Proportion subjeci (o health and safety
review (%i 100% 1G30% 100% 1164/114
Incidents of non-compliance 0 0 Q 1147114
Proportion of managed portiolio
[floor area) where community
activity implemented 76% 80% 83% 99199

. As per EPRA hes| practice recommendations. tatal energy and water data covers energy and water procured by British Land. Energy and carbon intensity dala

cavers whole building tor Otfices and comman parts lor Retail, Water intansity data covers whote buildings for Qffices and common parts for Retall Per sqm
comprises nel inlernal areas for Olfices and common parts lor Retail. From 2021, intensity metrics are no lenger degree day adjusied and previgus years have

been restated.

2. Employee data has been restated using headcount rather than FTE.

Governance indicators

Annypal Repart and Accounts 2020

Compaosition of the highest governance body

Board's Executive and Nen-Executive Directors pages 90-92 and 115

Nominating and selecting the highest governance bady

Appoiniment process for new Direclors pages 112-115

Pracess for managing conflicts on interest

Board procedure for managing canflicts of interest page ¥7
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TEN YEAR RECORD

The table below summarises the last ten years’ results, cash flows and balance sheets

w2t 2020 2019 013 2017 2016 2815 2014 2001 2012
£m Em £m £m £m Em £m Em im Em
Incame!
Gross rental income 508 560 574 613 643 554 518 597 567 572
Net rental income 347 478 532 976 610 420 585 562 541 544
Net fees and other incame 1" 13, 10 15 17 17 17 15 15 17
Inleres! expense [net) [103) 111 1121} (128| [151] 1180) (201) 1202 {206) {218]
Administrative expense [74) [74) 181) 83 |86} (74] (e8] (78] (76) [76)
Underlying Profit 201 306 340 380 390 363 313 297 274 269
Exceplional costs
(natincluded in Underlying Profin) - - - - - - - - - -
Dividends declared 78 148 298 302 296 287 277 264 234 231
Summarised batance sheets'
Total properties at valuation® 140 11177 12316 13716 13,940 14648 13477 12,040 104%% 10337
Net debt [2,9381 (3.854] (3,521 (3.973F 142231 (4,755 14918] [4.B90)  (4268]  [6.6901
Other assets and liabilities [152) [¥10] |"44) 1183} [219] 194 276 [123] (266) 3]
EPRA NTA / NAV [fully diluted|* 4,050 7,213 B.649 %.560 9.498 10,074 7.035 7,027 5,967 5.381
Cash flow movement - Group only
Cash generatled from operations 218 404 617 351 379 341 318 243 197 211
Cther cashflows from operations 1691 129) 14) Y [14) {471 (331 (24} 17] 15]
MNet cash inflaw from
operaling aclivitips 149 375 413 353 363 294 285 219 190 204
Cash inflow [outflow| from
capital expendityre, invesiments,
acquisitions and disposals 910 1361) 187 346 470 230 f111) 16460) [202] 1547
Equity dividends paid [76) 1299 (298) 1304) (295 {2351 1228) [159] {2031 12121
Cash [outflow] infow from
management of liquid resaurces
ang linancing 11,0221 232 1345] [404) [538) 1283) 20 407 213 430
IDecreaselincrease in cash? 139} |49 137 19 - b {34l 7 [2) 77
Capital returns
{Reduction] growth in nel assets? 116.00% D461%  [95]% 07% (571% 115% 284% 178%  105% 5.5%
Total accounting return 15.10% [1101%  [331% 8 9% 2.7% 14 2%  245%  20.0% 4 5% 9.5%
Total accounting return -
pre-exceplional 1511% N10)%  [(3.31% 8.9% 2.7% 142%  245% 200% 4.5% 9.5%
Per share information
EPRANTA/NAV per share’ 448p 77ip 905p 967p 915p 9p 829p £88p 596p 595p
Memorandum
Diwvidends declared in the year 15.0p 16.0p 1.0p 30.1p 29.2p 28.4p 27.7p 27.0p 26.4p 26.1p
Dividends paid in the year 8.4p 31.5 30.5p 29.6p 28.8p 28.0p 27.3p 26.7p 263p 26.0p
Diluted earnings
Underlying earnings per share 16.8p 32.7p 349 37.4p 37.8p 34 0p 30.4p 29.4p 30.3p 29.7p
IFRS {loss] earnings per share* {111.21p [1100lp  {30.0lp 48.5p 147p 11970 1673p 1102 31.5p 53.8¢
1. lncluding share af jaint ventures and lunds ‘
2. Represents movement in diluted EPRA NTA in 2021 and movement in diluted EPRA NAY from 2020 10 2012,
3. Including surplus over book value of trading and development properties,
4. Including restatement in 2014.
5. Hepresents movemaent in cash and cash equivatents under IFRS and movements in cash under UK GAAP.
6. EPRA NTA s disclosed in 2021 and EPRA NAY is disclosed trom 2020 1o 2012
7. EPRA NTA per share is disciosed 1n 2021 and EPRA NAV per share 13 disclosed from 2020 to 2012
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SHAREHOLDER INFORMATION

Analysis of shareholders —
31 March 2021

Number Balange as at

020/ of holdings % 31 March 2021 %
1-1.006 4L 488 56.72 1,826,034 019
1.001-5,000 2,092 24.44 4,622 456 0.49
5.001-20.000 548 493 5,541,286 059
20,001-50,000 202 257 6,670,530 0N
50.001-Highest 581 734 919321688 98.01
Total 7.912 100.00 937,981,992 100.00
Holder Iype

Individuals 5,402 48.28 9.571.102 1.02
Naminee and

institutional investors 2610 3172 928.410.890 98 %8
Total 7912 1G0.00 937981992 100400

1 Excluding 11,266,245 shares held in treasury

Registrars
British Land has appointed Equinit Limited [EQ) to administer
its shareholder register. EQ can be contacted at:

Aspect House
Spencer Road
Lancing, West Sussex BN99 6DA

Tel. 0371 3B4 2143 |UK callers]
Tel: +44 (01121 415 7047 (Overseas callers)

Lines are open fram 9.00am to 9.00pm Monday to Friday
excluding public holidays in England and Wates.

Website- shareview co.uk
By registering with Shareview, shareholders can.

- viewyour British Land shareholding online
- update your details
- elect (o receive shareholger mailings electronically

EQ is also the Registrar for the BLD Property Holdings
Limited Stack.
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Share dealing facilities

By registering with Shareview, EQ also provides existing and
prospective UK shareholders with a share dealing tacility for
tuying and selling British Land shares onling or by phone.

Far more information, contact EQ at shareview.co.uk/dealing or
call DB45 603 7037 [Menday to Friday exctuding public holidays
from 8.00am to 6.00pml. Existing British Land shareholders will
need the reference number given on your share certificate 1o
register. Simular share dealing facilities are provided by other
brokers, banks and financizal services.

Website and shareholder communications

The 8ritish Land corporate website contains a wealth of
material for shareholders, including the current share price,
press releases and information on dwvidends. The website can
be accessed at britishland corn.

British Land encourages its shareholders to receve
shareholder communications electronically. This enzbias
sharehalders to receive information quickly and securely as
well as in a more environmentally friendly and cost-effective
manner. Further information can be obtained from Shareview
or the Shareholder Helpline,

ShareGift

Shareholders with a small number of shares, the value of
which makes it uneconomic to sell them, may wish to consider
danating their shareas to charity. ShareGift is a registered
charity (No. 10526881 which collects and sells unwanted shares
and uses the proceeds to support a wide range of UK charities.
A ShareGift denation form can be obtained from Equiniti

Further information about ShareGift can be obtained from their
website, sharegift.org

Hanorary President

in recagnition of his work building British Land nto the industry
leading company it1s today, Sir John Ritblat was appointed as
Honorary President on his reticernent from the Board in
December 20064,

Registered office

The Briish Land Company PLT

Yark House

43 Seymaur Street, Landon WiH 7LX

Telephone: +44 (0120 7486 4466
Registered number 621920

Website: britishland.com




Dividends

As a REIT, British Land pays Property Income Distrigution [PID]
and non-Praperty Income Oistribution Inon-PiD) dividends.
Mare information an REITs and PIDs can be found in the
Investors section of our website al britishland.corm/
investors/dividends.

British Land dividends can be paid directly into your bank or
building soctety account instead of being despatched to you by
chegue. Moare information about the benefits of having dividends
paid directly into your bank or building society account, and

the mandate form le set this up, can be found in the Investors
seclion of our website at britishland cam/investors/dividends/
dividends-direct-to-your-bank.

Scrip Dividend Scheme

British Land may offer 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 sharehotders
to receive additional shares instead of a cash dividend,

For more information please visit the lnvestors section

of our website at britishland.com/investors/dividends/
scrip-dividend-scheme.

Unsolicited mail

British Land is required by law ta make its share register
available on request to other organisations. This may result
in the receipt of unsolicited mail. To limit this, shareholders
may register with the Mailing Preference Service. For more
information, or ta register, visit mpsonline.org.uk.

Shareholders are also advised to be vigilant of share fraud
which includes telephone calls offering free investment advice
or offers to buy and sell shares at discounted or highly inflated
prices If it sounds too good to be true, it often is. Further
information can be found on the Financial Conduct Authority’s
website fca org ukfscams or by calling the FCA Consumer
Helpline on 0800 111 6748

Tax

The Group elected for REIT status on 1 January 2007, paying

a £308m canversion charge to HMRC in the same year. As a
consequence of the Graup’'s REIT status, tax is not levied within
the corporate group on the qualifying property rental business
but is instead deducted from distributions of such income

as Property Income Distributions {Pi0) to shareholders Any
incame which does nat fall within the REIT regime is subject
to tax within the Group in the usual way. This includes profits
on property trading activily, properly related fee income and
interest income. As outlined in Niote 7 to the accounts, there
was a shortfall in PID payments far the year to 31 March 2020.
We remained compliant with the K&Il reqime through the
payment of additional corporalion tax, We continue to pass

all REIT tests ensuring that our RET status is masntained.

We work proactively and apenly to maintain a constructive
relationship with HMRC. We discuss matters in real-time
with HMR(C and disclose all refevant facts and circumstances,
particularly where there may be tax uncertainty or the law is
unclear HMRC assigns risk ratings to all large companies
We have a low appetite for tax risk and HMRC considers us

to be "Low Risk™ [a status we have hetd since 2007 when the
rating was first introduced by HMRC),

Further information on our Tax Strategy can be feund in
Qur Approach to Tax Strategy at britishland.cam/governance.
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SHAREHOLODER INFORMATION continued

Forward-looking statements

This Annual Report contains certain [and we may make other
verbal or writlen] 'forward-looking” statements These forward-
looking statements include all matters that are not historical
fact. Such staiements rellect current views, intentions,
expectaticns, forecasts and beliefs of British Land concerning.
amang other things. our markets, activiies, projections,
stralegy, plans. initiatives, objectives, performance, financial
condition, Liquidity, growth and prospects, as well as
assumptions about future events. Such forward-locking’
statementis can sometimes, but not always, be identified by
their reference ta a date or point in the future, the fulure tense,
of the use of forward-laoking terminolegy, including terms
such as believes’, ‘considers’, ‘eshimates’. ‘anticipates’,
‘expects’, ‘forecasts’, 'intends’, ‘continues’, ‘due’, ‘potential’,
‘possible’, ‘plans’, ‘'seeks’, ‘projects’, ‘budget’, ‘goat’. 'quidance’,
‘trends’, “future’, "outlook’, ‘schedute’, target’, ‘aim’, ‘'may’,
lkely to', ‘will’, 'would’, "could’, "should’ er similar expressions
orin each casa their negative or other variations or comparable
terminology. By their nature, forward-looking statements
involve inherent known and unknown risks, assumptions

ard uncertainties because they relate to future events and
circumstances and depend on circumstances which may

or may not occur and may be beyand our ability to control,
predict or estimate. Forward-looking statements should be
regarded with caution as actual cutcomes or results, or plans
or objectives, may differ materially from those expressed in

or tmplies by such statements Recipients should not place
reliance on, and are cautioned abcul relying on, any
forward-looking statements.

important factors that could cause actuat results (including
the payment of dividends), perfarmance or achieavements of
8ritish Land to differ materially from any outcomes or results
expressed or implied by such forward-looking statements
include, among other things [al general business and political,
social and economiz conditions globally, [b) the cansequences
of the United Kingdom's withdrawal from the European Union,
{c) industry and market trends lincluding demand in the
property investment market and property price volatility],

[d) competition, (el the behavicur of other market participants,
{fl ehanges in government and other regulation including in
relation to the environment, health and safety and taxation (in
particular, in respect of British Land’s status as a Real Estate
investment Trust], lg) inflation and cgnsumer confidence, [h}
tabour retations and work stonpages, il natural disasters ang
adverse weather conditions, [j] terrerism and acts of war,

(k) British Land's averall business strategy, risk appetite and
investment choices in its portfolioc management, (1} legal or
other proceedings against or affecting British Land, Im) reliable
and secure ITinfrastructure, In} changes in occupier demand
and tenant deafault, [0) changes in hinancial and equity markets
including interest and exchange rate fluctuations, [pl changes
In accounting practices and the interpretation of accounting
standards, [g] the avallability and cost of finance and Ir] the
consequences of the Cowd-1% pandemic. The Company's
principal risks are described in greater detail in the section of
this Annual Repart heaged "Risk Management” on pages 78-87
linclusivel Forward-laoking statements in this Annual Report,
or the British Land website or made subsequently, which are
altributable to British Land or persons acting on its hehalf,
should therefore be construed 1n light of all such facters
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Information contained in this Annual Report relating to

British Land or its share price or the yield on its shares are not
guarantees of, and should nat be relied upon as an indicator of,
future performance. and nothing in this Annual Repart should
be consirued as a profit forecast or profit estimate. or be taken
as implying that the earnings of British Land for the current
year or future years wilt necessarily match or exceed the
historicat ar published earnings of British Land. Any forward-
looking statements made by or on behalf of British Land speak
only as of the oate they are made. Such forward-looking
statements are expressly qualified in ther entirety by the
factors referred to above and no representation, assurance,
guarantee or warranly Is given in relation to them [whether

by British Land or ay of its associates. Birectors. officers,
employees or advisers], including as to their completeness,
accuracy, farrness, relishitity, the basis on which they were
prepared, or their achievement or reasonableness. Other

than in accordance with our legal and regulatory obligations
lincluding under the UK Financial Conduct Authority’s Listing
Ruies, Oisclosure Guidance and Transparency Rules, the

EU Market Abuse Regulation, and the reguirements of the
Financial Conduct Author.ty and the London Stock Exchangel,
British Land does notintend or undertake any obligation to
update or revise publicly forward-looking slatements to

raflect any changes in British Land’s expectations with regard
thereto or any ¢changes in informatian, events, conditions,
circumstances or other information an which any such
statement is based [regardless of whether those torward-
looking statements are alfected as a resultl. This document
shail nat, under any circumstances, 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 ys correct as at any ime subsequent to

this date.

Nothing in this document shall constitute, in any jurisdiction,

an offer or soticitation to sell or purchase any securities or other
financial instrurments, nor shatl it constitute a recommendation,
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 ng other persons
British Land, its Directers, officers, employees or advisers do
not accept or assume responsibility to any other person to wha
this document 15 shown or into whose hands it may come, and
any such responsibility or lability 15 expressly disclaimed



Follow us on social media @BritishLandPLC
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