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Places People Prefer

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

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

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

a unique year.

Visit brilishtand.com for more informalion

100 Liverpool Street
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2021 KEY FIGURES

Underlying EPS

18.8p

2020:32.7p

Dividend per share

15.04p

2020:15.97p

Total accounting return

(15.1)%

2020: 11.0)%

tFRS EPS

(111.2)p

2026: (110.0}p

EPRA NTA per share

648p

2020: 773p

GRESB rating

S*

Underlying Profit

£201m

2020: £306m

IFRS net assets

£3,983m

2020: £7.147m

Average embodied carbon in developments

640kg CO,e per sqm

IFRS loss after tax

£(1,083)m

2020: £0.114)m

Senior unsecured credit rating

A

2020: A

Beneficiaries from our
comimunity programmes

23,024

100 Liverpool Street
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INVESTMENT CASE

1.

The scale and quality
of our portfolio

Our Campuses provide modern, sustainable
space in great buildings with an engaging
public reatm Retail & Fulfilment tocuses

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

Read abou! our places on pages 4-5

Assets under management

£12.7bn

Total floor space

21.5m sq ft

Our operational
expertise

Our expertise across invesiment,
development, asset managerment, financing
and sustainability enabled us to navigate a
challenging year and pursue growth and
value opportunities.

Read abowt pur people on pages 26-27 and 3639

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 opportunities. We are leveraging our
competitive strengihs to invest behing

two strategic themes, our Campuses

and Retail & Futfilment.

Read mare ahout our strategy on pages 14-27

Retail & Fulfilment portfolio

S53%

retail parks

Lendon 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
to mitigate risk and accelerate returns.

Read abou! our pipeline of davelapments on pages 20-21

Development pipeline

9.3m sq ft

Loan to value

32.0%
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OUR PORTFOL!O

Campuses

Regent’s Place

13 acre office-led campus in

London’s Knawledge Quarter - -

Paddington Central

11 acre office-ted campus
close to Paddington Station

4 British Land Annual Repart and Aceounts 2021

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

Canrada Water

Masterplan

53 acre redevelopment
stheme in zone 2



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. Qur shopping centres include
well located open air and traditional
covered centres.

Portfolio highlights

£12.7bn

managed assets

$£9.1bn

B roadgate owned assets
32 acre office-led campus 2 1 S
adjacent to Liverpool Street . m
Station

sq ft of floor space

£425m

annualised rent

5.3 yrs

average lease length

Retail & Fulfilment

A modern, well located
UK netwoark

British Land Annual Report and Accounts 2021



CHAIRMAN'S STATEMENT

A clear focus for
the year ahead

“In this extraordinary year, 1 have
been immensely proud of the way
our people have pulled together.”

Tim Score
Chairman

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

The pandemic has acted as a catalyst for existing trends

like the growth of online shopping and rmore flexible working,
50 this year we have set out a new strategy. adopting @ more
active approach to value creation, investing behind two strategic
thernes, aur Campuses and Retail & Fulfilment. 1n doing so, we
benefit from a sound financial position and a strong leadership
tearn with a clear vision for the future.

Resilient performance

This was a highly chaltenging year in many respects but also
one of great progress. Earnings and net asset vatue per share
were lower. and at the height of the uncertainty we paused
dividend payments, which were resumed a few months later.
We sold £1.2bn of assets and are actively rernvesting the
proceeds in our portfolio through development. We achieved
planning consent for our Canada Water Masterplan 27d made

& British Land Annwat Report and Accounts 2021

our first Llogistics acquisition, which also offers attractive
development potential. Our leasing activity in retail was ahead
of last year and white activity in affices was subdued, we wera
pleased to pre-let space at our 1 Broadgate development to
J_L. As we emerge from {ockdown. we are encouraged by the
conversations we are having across our pipeline. [Read more
an pages 56-74)

Supporting our stakeholders

Our financial year saw three naiienal lockdowns when only
essential stores could cperate and people were required to
stay at home. These restnictions placed enormous pressure
on many of our retail and leisure customers who ware simply
unabla to operate and therafore tc manage their rental
obligatians. To help them through this crisis, we wawved rents
for many of gur smaller, independent customers far a period
of time and engaged on a case by case basis to help larger
operators with strong businesses to agree payment plans
We have also supporied our customers with re-opening by
making our places Covid-safe and helping them to manage
social distancing.

The important role tnat Brilish Land can play in local
communities was broughl sharply into focus by the pandemic.



It 15 a testament to the excellent work we have done over many
years o develop strong relationships with local partners that
wi were able 1o act quickly and effectively 1o deliver suppont
where it was most needed. From providing immediate relief
through foodbanks 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
livelihocds will play out over ime. [Read more on pages 32-39)

Throughout, our priority has been the wellbeing of our people.
Wa hawe worked hard to foster employer ragagement through
online rescurces to create a culture of support and understanding
where everyone has access 1o the assistance they need. Qur
employee-led stalf networks were a valuable source of advice,
practical support and entertainment and played an important
rale in preserving the culture of our business while we worked
fram home. Nevertheless, the Board recognises just how lough
detivering on the day job has been this year and we are hugely
grateful to everyone far their hard work and commitment
thraughout this time. [Read more on pages 36-39)

Afocus on ESG

In May 2020 we launched our 2030 Sustainabitity Strategy.
setting out ambitious targets to be net zero carbon by 2030
and to support local cormmunities on the key issues they face.
In this first year, we have achieved some important milestones
including our lirst net zero carbon development at 100 Liverpoaot
Street, publishing our Pathway to Nel Zero Carbon and
launching our Transition Vehicle, to finance energy efficient
improvements across the portfolia. The Science Based Targets
mitiative also validated our Scope 1, 2 and 3 targeis as being
aligned to a 1.5°C global warming trajectory. To achieve these,
we will need to work in partnership with our customers,
partners and suppliers and, more generally, this is one

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

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

our ethnicity pay gap for the first ime. We have signailed our
commitment to disability inclusion by joining The Valuable 500
and | am proud of the work we have done across our partfolio
to make our spaces more accessible for everyone.

Strong financiat position

Throughaut this time, we have benefitied from the steps

we have taken over several years to strengthen our financial
position. We ended the year with a loan to value of 32.0%,
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 assets when
restrictions were relaxed gave us the confidence to resume
the dividend, which is now set at 80% of underlying EPS. This
approach ensures that dividends reflect trading conditions as
they change over time and maximises future strategic and
financial lexibility.

A new leadership team

Chris Grigg stood down fram the Board in Decemnber and, on
its behalf, | would like to thank him for steering the Company
s0 successfully over 11 years and for creating many of

the ppportunities we have in our business today Rebecca
Woaorthington and William Jacksan also stood down from the
Board during the year and we would like to thank them for
their valuable contributions.

The Board was delighted to zppoint Simen Carter, our previous
Chief Financial Officer, as Chief Executive. We ran a rigorous
search process including hoth internal and external candidates,
and Simon was the standoul candidate given the breadth of

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

Looking forward

Looking forward our focus will be on aligning our business to
growth and value oppertumities which leverage our competitive
strengths. This includes areas where we are market leaders,
such as retail parks, as well as those which are new to British
Land. such as urban logistics, where we are pursuing a
development led strategy, and life sciences, a key growth area
in our markets. We were pleased Lo acguire our first logisiics
assel this year and will lock to make similar acquisitions in the
year ahead while maintaining our usual discipline. At Regent's
Place, our proximity to the Knowledge Quarter with its high
concentration of acadermic and scientific institutions offers a
clear apportunity to reposition this campus in a new direction
At Canada Water, which will become our fourth campus, we
have the flexibility for 3 much broader range of uses.

In this report, we set out a clear vision for our business,
focused on Campuses and Retail & Fulfilment and our pathway
for achieving that. We have deliberately built up our financial
strength and flexibility over several years so we are well
placed to delrver on this sirategy and have already made

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

i Cbore-

Tim Score
Mon-Executive Chairman

Read our Chairman’s introduction to carperale governance on page 94
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CHIEF EXECUTIVE'S REVIEW

Positioning British Land for growth

“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.”

Simon Carter
Chiel Executive
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Introduction

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

I set cut in November. Bulding on this, we are setling out our
new slrategy, exploiting our strengths in development, active
management and repositioning assets and investing behind
two strategic themes, Campuses and Retail & Fulfilment. Our
perfarmance this year clearly reflects the impact of Covid-19
but we have lfurther strengthened cur finances through timely
asset sales and are well positioned far the apportunities that
lie aheag.

Covid Impact & Response

The pandemic has spanned cur entire financial year.
Throughout that ime, we have warked closely with our
customers to adjust through three national lockdowns

and subsequent re-openings. In Cffices, we have effectively
collected all our rents. In Ratail, we have made good progress
on rent collection as a resuli of continuous engagerment with
our customers across the year For those customers most
affected. primarily smaller independent businesses, we have
agreed pragmatic and equitable solutions far the periods of
closure which include monthly payments and concessions.
We have also engaged on a case by case basis with larger
cuslomers facing cash flow difficulties, often cambining our
discussions on the payment of legacy rents with those on lsase
extensions and new space. As a result, retail rent coilection
was 71% for the yzar. Due to ocngoing uncerlainty, we have
made further provisions teialling E59m against cutstanding
rents and service charge, which has cantributed to the
reduction in underlying profit of 34.3%. The value of

the portiolio was down 10.8% contributing to a fall in

EFPRA NTA of 16.3% lo 648p.

This year our Place Based community activities have

focused on helping those mast impacted by Covid-19. That has
included funding expert strategic advice from The Business
School helping 25 of our community partners to navigate the
¢nsis, providing educaticnal materials for more than 3,600
disadvantaged families and supparting local foodbanks. We
supported a retail recovery plan in Edinburgh and in London
our initiatives included four virtual wark experience projects
for 200 young people. Overall, this year we have supported 364
pecple inte employment which is a significant achievernent in
the context of the pandemic and reflects how quickly we were
able to mobWise support to where it was most needed.

New business model & strategy

Qur strategy is to mare actively focus our capital on our
compelitive strengths in development, active management
and repositioning assets. We are investing behind two
strategic themes:

- Campuses - Oynamic neighbourhaods focused on growth
customers and sectors; and

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

Starhing in FY22, reflecting this approach, we will update
our reporting segments to be Campuses (which will include
Canada Water] and Retail & Fulfilment [which will include
urban lbgistics).

Campuses

At Broadgale, Regent’s Place and Paddington Central, we
provide modern, high quality and sustainable space in some
of the most exciting parts af Landon. The buildings and the
spaces between them suppert wellbeing and are aligned to
the changing ways peaple work. They have excellent transpaort
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 proposition is a key differentiator and an important
advantage post Covid as occupiers focus an the best space for
their businesses where supply is most constrained. That means
space which supports recruitment, trainiag, collaboration,
culture and wellbeing. Qur development pipeline includes
opportunities on all our carmpuses, enabling us to increase
Investment in these unique assets, deliver attractive returns
and refresh our offer with high quality, modern and sustainable
space 50 we are well placed as demand polarises. All our
developments will be net zero carbon and with sustainability
now seen as a differentiator between the best space and the
rest, cur ability to deliver buildings which help ozeupiers
reduce their own carbon footprint, is a key advantage.

The proximity of our campuses to hubs of growth and innovation
15 @ further advantage which we witl rmore actively pursue.
Already, we have successfully repositioned Broadgale to appeal
to a wider range of grawing businesses, including creative and
technology companies, benefitting from its proximity to areas
ke Shorediich as well as its links to the City. Building on this,
we are evaluating other oppertunities to align our campuses to
innovation sectars and see a similar apportunity in life sciences
at Regent’s Place, given its proximity lo the academic and
scientific institutions in the Knowledge Quarter, Qur ability to
deliver bespoke space for our customers and our track recard
of praviding environments 1n which fast growing businesses
can expand, for example through Sterey. position us well in
this market.

Al Canada Water, our permission is deliberatety flexible.

We can deliver between 2,000 and c.4,000 residential units
and from 500,000 54 fi to 2.5m sq ft of workspace enabling us
to evolve our offer in ine with demand. Already we have signed
an engineering, higher education provider and are exploring
other opportunities in this sector.

Retail & Fulfilment

In Retall, we are expanding our approach to include fulfilment,
building on our market leading posihian in high quality, out

aof town retail parks which already play a key role in retailers’
fulfilment models, and complamenting this with development
ted investmant i urban logistics, primarily in Londan. Retail
parks account for 53% of our retail portfolio. These are
increasingly preferred by retailers, because they are affordable
and support an online offer by facilitating click & collect.
returns and ship from store. They are also preferred by
business which are more anline resihent, including discount
food and hormeware retailers. We see a clear value opportunity
in this space lo leverage our asset managementi expertise to
deliver attractive returns as rents and values stabilise. This
rationale underpins nor acquisition of the Al Retail Park in
Biggleswade and commitment to acquire the remaining 22%
interest in HUT, which comprises ten prime retail parks,
tegether totalling £197m.
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CHIEF EXECUTIVE'S REVIEW continued

We are comptementing our retail parks with development

led investment into urban logistics warehouses, primanly in
London. These are in town or edge of town warehouses with
good mirastructure connections and access to residential areas
to support effective last mile delivery. This particular part of
the market, where customer requirements are evalving rapidly
and demand is strong but supply of the right kind of space is
highly constrained, will require innovative salutions, such as
multistarey and underground warehouses as well as potentaally

The Priorities for our business

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

This is the ratignale for our acquisition of a 216,000 sq ft
legistics warehouse in Enfield. It is an 11-acre site within the
M25, with low coverage for an urban scheme of 40% providing
the opportunity to build up as well as out. We bepeht from

a suppertive planning environment in Enfield and i the
meantime the scheme is fully let and highly reversienary,

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

Prionty Prograss since Nove mber

- Pre-let 134,000 sq ft at 1 Broadgate to JLL

Realising the potential -

of our Campuses education provider

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

- Launched Sterey at 100 Liverpool Street, 37% et or under offer

- Delivered 100 Liverpool Street. our first net zero developmeni

Progressing value -

Commtments to develop 1 Broadgate and Norton Folgate, together covering 382,000 sq ft

accretive develppment - Commenced enabling works 2t \he hrst phase of Canada Waier with main build contracts to be placed in
the caming manths
- Acquisition of At Retall Park, Biggleswade for £49m, NIY 8.5% opportunity to drive value through
Targeting the assel Mmanagament

opportunities in Retail -
& Fulfitment

Commitment to acquire the remaining 22% interest in HUT based on a GAV of £148m, taking our
awnership to 160%, NIY over 8% [post year end}

- Acquisition of 216000 sq ft urban logistics warehouse 1n £nfield with development gotential for £87m

[post year end)

- £1.2bn of assel sales since Aprit 2020, overall 6. 2% zhead of book value

Active capital recycling -

882,000 sq ft of development cammitments

- £2B4m of Retail & Fulfiiment acquisitions

- £1.6bn of financing activity in the year

Realising the potentiai af our Campuses

We will realise the potential of eur Campuses through
development, active agset managament and by aligning them
lo innovation and growth sectors. At Regenti’s Place, we are
actively targeting life sciences occupiers and at Broadgate.
we will continue to focus on creative and technology

sectors including FinTech as well as traditional finance.

The improvements we have made al Broadgate to the leisure
and retail elernent, including the UK's first Eataly are part of
that approach. We are enhancing our space through new
developmenis including 1 Broadgate and the delivery of
Exchange Park, a 1.5 acre park in the middie of Broadgate
and we have further cpportunities at each of our campuses
At Canada Waler, we are exploring a range of uses leveraging
the flexible nature of our planning consent.

Progressing value accretive development

We commitied 1o 882,000 sq ft of development in the year
Development 1s an imgortant driver of value for Briush Land,
generating E2bn of profit in offices in the last ten years In
additian, our campus developments have a pasitive impact
on our places beyond the individual develapment, supporting
rental growth across the campuses.

We have created further opportunities far development across
our campuses and achieved planning consent for two new
build'ngs in the year, 2-3 Finsbury Avenue (704,000 sq ft] at
Broadgate and 5 Kingdom Street {438,000 sq fll at Paddington
Central. Having completed the drawdown cf our 500-year
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headlease at Canada Water, we are delighted that we are now
able to progress development of aur fourth London campus.
All of these developments will be net zera carbon and we are
focused on delivering the most energy efficient space we can,
supporting our ability te let space guicker and at higher rents

Targeling the opportunities in Retail & Fulfitment

While the broader retail market remains challenging. we have
adapted our priority to reflect the compelling opportunities we
are now seeing in parts of the retail market, notably retail
parks. Rather than “addressing the challenges in retail” as
we set out in November. cur focus now is on “targeting the
eppartunities in Ratal & Fullilment ™

We have made £197m of retail park acquisitions lincluding
our commitment to acquire the outstanding interest in HUT]
and will look to make turther value-led acquisitions in this
space but will remain disciplined on returns. Sirmilarly, we
will look to acquire assets, primarily in Lendon with urban
togistics development pote™ial and in addition have identified
opperiunities on our own porifolio. including Meadowhall and
Teess:de as well as on our campuses, which we will progress
this year.

Shopping centres accaunt for 34% of our retail portfolio, with open
air covered schemes. including Bath and Ealing comprising 12%
and traditional covered centres 22%. We are actively managing
s space lo drive pccupancy and deliver mare sustainable cash
fiows and once statilised, will decige whether to cantinue tg hold
ar exit these centres based on expecied returns.



Active capital recycling

We will more actively crystaliise value from mature and off stralegy
assets to invest into Campuyses and Retail & Fullilment, focusing
on areas where we have a distinct cocmpetitive advantage, ke
development or asset management. We have sold £1.2bn of
assels since April 2020, 6.2% shead of book value. This included
the sale of 8 75% interest in three West End buildings to Allianz
Real Estate for £401m representing a blended NIY of 4.3% and
the cffices element of Clarges, Maylair for £177m. We expect

te make further disposals this year.

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

Full Year 2021 Operational performance

CHices leasing activity was understandably subdued with

total lettings and renewals of 395.000 sq ft for the year,
including 168,000 sq ft of deals over one year. In addition, we let
161,000 sq ft of space post period end, including 134,000 sq ft
pre-tet to JLL at 1 Broadgate, bringing total leasing since

1 April 2020 to 555,000 sq ft. Qffice values were down 3.8%. but
the movement was heavily weighted towards the first half and
with a smatl uplift in develppments. Dccupancy remains high
at 94%. With the roadmap out of lockdown, we are seeing more
businesses from a range of sectors looking beyond Covid-1%

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

In Retail, we maintained our fotus on maximising occupancy,
driving rent collection and delivering more sustainatle cash
flows. We proactively engaged with our customers acrass

the portfclic. generating strong leasing volumas covering

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

Our people

This has been an exceptionally challenging year for cur people.
They have supported our custormers consistently, often with
additional caring responsibilities and without the ability to
resolve issues through a face Lo face conversation. They have
done a tremendous job with many remaining onsite to keep our
assels open throughout the pandemic; | am hugely grateful for
their commitment and delighted to see so many are returning
io our office. The culture we have developed al Brilish Land,
and the depth and breadth of our peaple's expertise, is a key
differentiator for us and positions us to deliver on the strategy
we have set out.

I am pleased that Bhavesh Mistry joins us as Chief Financial
Qfficer in July 2021 and to have welcomed Irvinder Goodhew
and Leraine Woodhouse who joinad 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
1o thank them for their valuable contributions. As announced

on 25 May 2021, Mark Aedy will be joining the Board as 2 non
executive director from 1 September 2021,

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

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

Outlook & dividend

In October, we announced a new dividend policy, setting

the dividend at 80% of Underiying £P%. 1his 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
Hexibitity. 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 cut of lockdown, confidence has strengthened
and UK ecanomic forecasts for calendar 2021 ase being revised
upwards. In offices, we expect demand for modern, nigh quatity
and sustainable space which helps businesses to perform at
their best, Lo be firm but across the market, our central case

is for rents to fall by up to 5% belore 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 cur space, particularly on our development pipeline,
as well as 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 other European cities. Reiail occupational markets remain
tough and we expect rents to decline further. However, we are
seeing signs of stabilisation on retail parks and our ceniral
case is an additional rental decline of around 5%, with the
patential for some yield compression given the increased
capetal targeting this space. Shopping centres, which have

been more impacted by Covid-19, are Likely to take a litile longer
to stabllise. We are encouraged by the strong rebound we are
seeing on footfall and sales particularly on our retail parks,
which are now in line with pre pandemic levels. Urban logistics in
London should continue 1o see strong rental growth of 4-5% per
annum benefitting from compelling underlying fundamenials.

Although it 1s early days, economic indicators are positive,
and we are hopeful that we are starting to emerge from the
pandemic. As we da sa, British Land is well placed to benefit
given our clear stralegy, the diversity and expertise of our
peaple across the business and our opportunities to drive
growth and value. However, we are very mindful that the
trajectory for this pandemic is highly uncertain with risk
from future variants, so we take carmfort from the strength
of the balance sheet and our resilient performance over

the last 12 manths.

G

Simon Carter
Chief Executive
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HOW WE DELIVER YALUE

Places
People
Prefer

Competitive strengths ~f—

Best in class
platform

~__

Innovation

~

Partner

Unique mixed

of choice use campuses

Attractive
development
pipeline

Long term
comimitment
to ESG

Key inputs

Financial strength

- Strong balance sheet

- Flexible finances

- Successful partnerships

Strong relationships

- Customers

- Communities

- Partners and suppliers

Qur people Our values

- Broad skill set - Bring your whale self

- Diverse and inclusive - Usten and understand
environment - Be smarter lagether

- Culture afteamwork and - Buitd for the future
collaboration
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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 —

Adiverse and high  Percentage of portfolio value
quality portfolio

focused an London
and the South East

O London campuses 70%
O Retad & Fultiiment  25%
O Other 5%

100 Liverpool 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

o

Source value &

growth opportunities

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

and returns.

Actively manage
& develop

We manage our space curselves,
ensuring our pkaces meet the day
to day needs of all our customers.
We target innovative and successful
businesses and provide them with
the flexibility to expand with us. We
develop individual buildings to drive
returns across our campuses and
going forward all our developments
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 work with
partners to mitigate risk and

access the best opportunities.

Read about aur pipeiine of developments on
pages 20-21

Delivering for
our stakeholders

Customers

We deliver great places which help
our customers 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 beyend aur buildings to
deliver places which connect with
local people, create opportunities
and support wellbeing to make a
positive local contribution.

Partners and suppliers

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

and inclusive.

Our people

Our diverse and inclusive
workforce helps peaple achieve
their potential, Dur peapie have
different backgrounds, outlooks
and experiences, helping us to
make better decisions.

Shareholders

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

and that we can adapt to key
market trends.

Read about our slakeholders on pages 32-33

British Land Annual Repart and Accounts 2021 13



VISION

Our new strategy

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

Campuses
Dynamie London neighbourhoods af innovation, collaboration and creativity
focused on growth customers This s increasingly important post Covid-19,
and sectors. where occupiers are more focused on space

which enables them to perferm at their best.
Qur Campuses are an imporiant

differentiater for us. They provide high
quality, sustainable space and benefit from
excellent transport connections, an engaging
public realmn and an authentic sense of

We wilt realise the potential of our Campuses
through the development of high quality and
sustainable buildings and by aligring ocur
alfer to include innovation industries such

community. Their proximity to some of s tife stiences. We are progressing ihe
the most exciting parts of London attracts development of gur fourth campus at
successful businesses, to foster centres Canads Water.

Retail & Fulfilment

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

We are the market leader in retail parks. Our asset management expertise means we
We have excellent relationships with are well placed to identify value opportunities
retailers and a clear insight inte how in this sector and to delver strong returns.
they manage the:r businesses. Leveraging our broader skills in site

Post Cavid-19, more of our customers assembly, planning and delivering complex
are using their physical stores to support developments, we are also identifying urban
an onling offer through click & collect. logistics opportunities where we can drive
returns and ship from stere. Retail parks value through development. We made our
are ideally suited to this and the space 15 first acqursition in this sector this year.

14 British Land Annuat Report and Accounis 2021



THE PRIORITIES FOR OUR BUSINESS

The priorities for our business

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

T

Progressing
value accretive
development

//_\

Realising the
potential of our
Campuses

* Progressing pipeline opportunities

s Delivering space which meets the
evolving needs of our customers

¢ Net zero carbon developments

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 geceupaney and sustainable

cash flows

* Integrating urban fulfilment in our
retail parks

* Making value accretive acquisitions

s Progressing urban logistics

development opportunities,

primarily inside the M25

e 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 Regort and Accounts 2021 15



THE PRIORITIES FOR OUR BUSINESS continuved

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 Performance modelling
to achieve the highest efficiency
and performance.

All buildings will target BREEAM
Certification [Commaerciat
Outstanding, Retail Excellent,
Residential Home Quality Mark]
and, reflecting our halistic
approach, the Canada Waler
Masterplan will target BREEAM
Communities Certification.

Building on our success

Our Campuses capitalise on demand for
the best space by providing high quality.
sustainable buildings, complemented
by great public realm and amenities
and benelitling from excellent

transport infrastructure

At Broadgate, we have successiully
reposttioned our offer to match the
evolution in demand. From a financial
fortress in the 1980s, today it ts a centre
of innavation, creativity and culture.
FinTech, technolagy, media and
advertising sectors are well represented
on the campus and we have a strong
community of scale up businesses
through Storey, our flexible

warkspace business.

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

Our Paddington Centrat campus is virtually
fully let to high qualily occupiers. It benefits
from excellent transport cannections
being close te Paddington Station, a
future Crossrail station, and is a hub for
international, corporate headquarters.

Targeting innovation sectors

Regent's Place 1s well placed to benefit
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 MOTe DVerseas companies take space
here, reflecting the depth of talent within

15 British Land Annyal Regoart and Accounts 2021

the UK. This is also an industry where
proximity te similar and complementary
organisations s important, so the
location of Regent’s Place in Lendon's
Krowledge Quarter. home to over 100
academic, scientific and culiural
organisations, 15 a key advantage.

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

Apgpealing to a broad spectrum

At Canada Water, we have flexible planning
consent for a 5m sq fi mixed use scheme.
We currently expect that will include 2m
sq ft of commercial space, nearly Tm sq
ft of retail and leisure space and 3,000
homes, bul we can flex our planning
permissian in ling with demand.

Already we have signed TEDI-London, a
universities partnership between Arizona
State Universily, King's Callege London
and UNSW Sydney, fer their modular
higher education campus.

To enhance our offer, we are putting
Welibeing Principles at the heart of
our plans. We will iImprove connections
between people and places, so the
CaMpus is More accessible; we will
use smart technology to improve the
individual expertence and seek an
improvement in local air guality.

The Masterplan offers a huge opportunity
to increase brodiversity, by enthancing
existing green spaces and adding 12
acres of new gpen space, including

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

S3

acre site at
Canada Water




THE PRIORITIES FOR OUR BUSINESS continved

P = Progressing pipeline opportunities They offer a range of office floorplates
rogreSSlng Oeveiopment has been an important which are well suited to small and
. driver of value for British Land, with medium sized businesses, with
Value—accretlve offices development delivering nearly roof terraces, courtyards, retail and
£2%n of profit since 2010, restaurant space. The development
develo ment Our devel itali 15 well cannected for Liverpoal Streey
p ur development programme capitalises  cya1i6n and Shoreditch overground and

on demand for the bes! quality space. benefits from the vibrancy and energy

At Broadgaie we delivered more than 1m  of nearby Shoreditch and Spitalfields,
sq ft of high quality workspace in the last
two years and are on site with 2 further
882,800 =q ft across 1 Broadgate and
nearby Norton Folgate, with further
cpporiunities in our pipeline [see

Net zero at Norton Folgate

We always prioritise the re-use cf existing
materials and, as & result, embodied
carbon at Norlon Folgate is low at 444kg
CQze per sgm, comparing well with our

pages 20-21) 2030 target for embodied carban in new
Customer-led offer office developments of 500kg CO,e per
Covid-19 has accelerated the trend sqm. We will offset any residual carbon,
towards more flexible working. Going making this a net zero carbon development.

forward, successful office space must
complement this with better technology
ta connect those at home with those in

It will be one of the mast operationally
elficient buildings we have delivered.

; : The base build operational efficiency is
the office, a mix of callaborative and in line with the UKGBC's 2020-25 nterm
private warking areas and space which efficiency target and we are targeting a
support§ wellbeing. Exrcellen! transpart BREEAM Excellent rating.

connections, an engaging public realm

and great amenities are highly valued by ~ To improve biodiversity, we will add
employees, which matters as businesses  log piles, bird and bat boxes [o the roof,
use their office space to attract and retain  connecling nature cerridors in the City.
key talent. The development includes 1,600 sq ft of
ouiside space on landscaped terraces lo
Norton Folgate . support weltbeing for employees and we
At Norton Folgate, we are delivering are targeting Wired Score platinum and
high quality modern workspace in new gold ratings

structures. interlinked with characteriul

warehouse buldings across three

adjacent development plois, which

will campiement the historic fabric

of the area.

444

kg CC e per sgqm
embodied
carbon

Norton Folgate

Office-led redevelopment

in Shoreditch, integrating 302,000
sq ft of office space alongside retait
tc create a mixed use space that
draws en the historic fabric of

the area.
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OUR DEVELOPMENT PIPELINE

A well positioned
development pipeline

Completed

A 100 Liverpool Street

Office-led development adjacent 1o Liverpool
Street Station. 100 Liverpool Streetis aur first
net zero carban development: embodied carbon
was low at 389kg COze per sqm and we offset
residual carbon through accredited schemes.
Read more abaut our net zers commitments

aon page 40.

520,000 sq ft

Committed

P 1 Triton Square

Office-led development at Regent's Place, fully
pre-letl to Dentsu Aegis Nelwerk, an existing
occupler on the campus.

365,000 sq ft

A Nortan Folgate

Office-led redevelopment in Shoreditch adjacent

te Broadgate, integrating 302,000 sq ft of office

space alongside retail and residential o create a
mixed use space that draws on the histeric fabri¢

of the area.

336,000 sq ft

20 British Land Annual Report and Accounts 2021

We have created attractive
opportunities for development
across our Campuses,

A 1 Broadgate

Office-led developpment at Broadgate and will be
one of the most operationally efticient buitdings
we have delivered. Its strong sustainability
credentials were a key Factor for JLL whe

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

546,000 sq ft



Near term

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

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

582,000 sq ft

A Aldgate Place, Phase 2

Build-to-rent residential-led scheme in Atdgate,
delivering 159 hormmes with 19,000 sq ft of

office space.

136,000 sq ft

A 5 Kingdom Street

Office-led develapment at Faddinglon Cenlral.
Revised planning consent received during
the year.

438,000 sq ft

Medium term

¥ 2-3 Finsbury Avenue

Qffice-led development at Broadgate, including
ground floor retail, and a puklicly 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
hames alongside a mix of commercial, retail
and community space.

4.5m sq ft

British Land Annual Repart and Accounts 2023 2



THE PRIQRITIES FOR OUR BUSINESS conlinued

Targeting the
opportunities
in Retail &
Fulfilment

Retail & Fylfitment asset mix, by value

) Retail parks 53%
Shopping centrés:

() Open air scheme 12%
() Traditional covered shapping centres 7%
() Leisure and other 13%

Integrating urban logistics

The important role that retail parks

can play in facilitating a successful
amnichannel retail strategy became
clear during Covid-1?. With parking
widely avaitable and more stock held on
site, ihey facilitated the use of click &
collect, enabled returns and supported
mission-based shapping.

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

Retail parks comprise 53% of our retail
porifolio, covering 4.9m sq fi. We are
market leaders in this space, positicning
us well ta identify opportunities in the
market ta drive value and returns.

Value opportunities in retail parks
This year, we acguired The Al Retail
Park 1n Biggteswade far £49m. This is
a modern, well located scheme, easily
accesstble from the A1 and within the
Oxford-Cambridge arc, benefiting from
an affluent and growing catchment.



As rents stahbilise, and buiding on our
asset management skills, we see a
clear opportunity to drive value from
acquisitions like this.

An emerging and complementary urban
logistics business

To complement our retail parks business,

we are also targeting development-led
oppartunities in urban logistics, within
tha M25. This year we acquired our first
logistics asset, a 216,000 sq ft warehouse
in Enfield where we have the potential

to deliver a multistorey facility. In the
meantime the asset is fully let.

ldentifying alternative and additional use
Logistics 15 the key additicnal use

we have identified in our portfelio. The
mas! viable opportunities are on the
surrounding land at Meadowhall and
Teesside and we are actively progressing
plans in both locations.

We are also evaluating a breader range of
opportunities including office conversion
and residential which we may undertake
vurselves arin partnership.

British Land Annual Repart and Accounts 2021

Amazon Fresh

This year Amazon opened its

first Amazon Fresh grocery slare
outside North America at Ealing
Broadway. People can shop
seamlessly with no check out,

and can pick up or return their
Amazaon parcels at the same time,
demonstrating the clear crossaver

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

Active capital
recycling

Marble Arch House

76,000 sq it office-led building
close to Marble Arch Station, in the
Portman Village. Acquired in 2011,
the building was comprehensively
redeveloped and successfully let to
arange of accupiers in the finance,
technology and professional
sectors. We sald a 75% interest

in the buitlding in December 2020.

Crystallising value from mature assets
Recycling capital out of assets which
do not offer opportunities for us 1o add
value through asset management or
development, and into assets that do,

is central to our business model.

This year, benefitiing from resitient
investment markels, we made timely
sales of £643m of affice buildings and
£356m of retail assets, crystallising value
and providing the flexibility to progress
value accretive development elsewhare
in our portfolio.

Clarges

n November we completed the sale of
Ctarges, Mayfair, an office-ted building,
for £177m to Veka.

This wider scheme inctuded 34 super-
prime apartments in addition to offices
and retail as part of a complex, mixed
use scheme. We took a tactical decision
ta pre-sell mare than hatf of the
apartments, achieving new recqrds far
residential space in Maytair. Qverall the
scheme delivered more than £200m

of prafit,
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Portman Cluster

in Decemnber, we sold a 75% interest in
3 portfolio of three West End buildings
for £401m to Allianz Reat Estate. This
transaction brings our major jont
ventures to seven currently. We are
continuing to manage these buildings
which include 10 Portman Square,
Marble Arch House and our head office at
York House. Each has been substantially
redeveloped in recent years and let to
high quality occupiers.

Yalding House

in November, we sotd Yalding House in
Fitzrovia for £42m. Once the home of
BBC Music, this herrtage building had
been comprehensively redevelopedin
keeping with the original style.

Retail

In Retail, assat sales have focused on
standalone units and superstores where
we have limited potential to drive value
through asset management. This yea
that has included the part sale of
shopping centres at Miltan Keynes,
Peterborough and Beaumaont Leys.



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

Clarges

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

The oifice and retail space was
tully let,

£1.2bn

Asset sales

British Land Annual Report and Accaunts 2021 5



THE PRIORITIES FOR OUR BUSINESS continued

Our strategy depends

on our people

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

of our strategy.

Our expertise

Al Bnvish Land, we have crealed a best
in class platform, with expertise that
goes beyond developing and managing
buildings. From sourcing investment
opportunities, securing planning,
developing, leasing and managing our
space, to financing ocur activities, our
peaple are experts at what they do.
The breadth and depth of thrs skill
setis what enables us to embark

on new opportunities

Supporting our strategy

This year we acguired our first logistics
opportunity. While that is a new sector
for British Land. our asset management
and leasing teams have established close
relationships with our retail customers
and we have a very strong understanding
of how retailers oparate This will be
invaluable as we look to grow this part

of our business.

We have opportunities to develap
additianal logistics space both on our
new acquisition in Enfield 2nd also on cur
existing pertfolio, and here the expertise
of our planning and development team
will be invatuable. At every step we w.ll

loak to do this in the most sustainable
way we £an and we have an excetlent
track record in this respect.

Canada Water is a 53 acre regeneration
opporiunity and one of the mosl significant
in London. It wilt draw on the skills and
experience we have across our business
The progress we have made to date,

with a vary flexible planming consent, is
testament to the excellent work of our
team, The work of our community teams
in buidding strong local ¢connections and
the strength of our repuiation elsewhere
an our poartfolio were also key to achieving
this. We envisage a broad mix of uses and
already our plans include residential and
hrgher education and will agatn draw on
our proven ability to adapt and deliver in
new and campiementary areas.

Living aur values )

Our values and our culture underpin
what we do at British Land. We bring
our passion ta what we do, we listen

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

Property
management

Supporting our custemers
through recpening and
returning to work

Investment

E£1.2bn asset sales,
$.2% ahead of book value

Leasing and asset

management

1.7m sq ft retail leasing,
ahead of last year

1 Broadgate pre-let to JLL

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

Delivering strong
rent collection

Finance
£1.6bn financing in the year

Development
Completion of 100 Liverpool Street

Planning

£1.7m sg it of planning
Consents achieved including
2-3 Finshury Avenue and
5 Kingdem Street

E1.8bn undrawn facitities and cash

Completion of 1 Triton Square
in May 2021

Commitment to Nortan Folgate
and 1 Broadgate

Refinancing date extended to early 2025

Senior unsecured credit rating ‘A’

Achieved outline consent
on our 53 acre scheme
21 Canada Water

Read more on page 20

People

Ethnicity pay gap
disclosed for the first time

Sustainability

First net zero carban develapment
at 100 Liverpool Street

Marketing

Demonslrating we are
a trusted pariner

Maintained skills and
training pragrammes

Pathway to Net Zera Carbon published

Delivering the best places,
and the flexbility eur customers
need in the future

Targeied suppart te local
communities throughout
the pandemic

Supporied our teams
through lockdown

Read more on pages 36-39

Read mare on pages 40-45
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MARKET DRIVERS

Key trends in our markets

Economic backdrop

We are experiencing a prolanged period
of economic uncertainty. initially as a
result of Brex:t and this year reflecting
the Covid-19 pandemic.

If the Government's roadimap remams on
track, ail Covid-related restrictions will
be relaxed in June. In this scenario, the
econornic outlogk s posttive, with pent
up consumer demand expecied to fuel
expansion. Hawever, forecasting the
irajectory of this pandemic is difficull.
The efficacy of the vaccine on new
variants is nat known so the risk of
further lockdowns remains. In addition,
the langer term impact on employment,
the way we work and shop and what that
means for our cities has yet to play out.

Brexit-related uncertainties have

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

Role of the office

During the pandemic, employees
demonstrated their ability to work from
homme eftectively and geing forward, many
expect ta work more flexibly, raising
questions around the role of the office.
However, companies are clear that the
office plays a vitally important cole in
shaping the brand and culture of their
business. by supperting recruitment
and training and fostering innovation
and collaboration,

Successiul office space will likely be
righ quality, modern and sustainable;
offer 2 mix of ¢ollaborative and private
space; provide high-tech solutions to
complement more flexible working
patterns, and be well located for
transport hubs, retail and leisure

This trend will accelerate polarisation in
ollices. Space not meeting these criteria
will become increasingly hard to let,
negatwely impacting rents.

Role of physical retail

The strategic shift toward online retail
was already well advanced prior t¢
Covid-19 but accelerated during

the pandernic,

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

air and out of town retail parks, which
suppert mission-based shopping and
an onbine offer. They are also maore
afferdable, making retail parks the
preferred format for retailers

Increasingty there 15 a crossover with
urban logistics. Retailers are ysing retai
parks to ship from store and third party
logistics operators are laoking at

taking space.

However, the retail market remains highly
challenging 2nd the langer term rale far
shopping centres is less well defined.

Qur strategic response

O

Active capital recycling

Making asset disposals to strengthen aur
balance sheet and enable us to progress
acquisition and development opportunities

O

Realising the potential of our Carnpuses
Targeting successful bus nesses in
innovation and growth sectors

The trajectory of the pandemic remains uncertain

28

Our strategic response

O

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

Q

Active capital recycling

Selling assets where we cannot drive
value through asset management

or development

A more diverse range of space, reception
at 1 Broadgate

British Land Annual Report and Accounts 2021

Our strategic response

O

Active capital recycling

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

O

Targeting the opportunities in
Retail & Fulfilment A
Sourcing and investing in valve-led
retail and development-led urban

i logistics opportunities

|
Easily accessible retail parks, Mayliower, Basildon



Climate change

The will to tackle climate change
continues to gain momentum as the
need becames more urgent.

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

The implication fer our industry is

the growing demand for net zero carbon
buildings. In response, real estate owners
must not enly build more sustainably but
also upgrade existing stock to ensure
that it meels the same high standards.
The risk of not doing so /s "stranded
asseis” which are hard ta let.

Social inclusion

Making a positive sccial contribution
increasingly underpins a business’'s
licence to operate. The impact of the
pandemic fell unequally across society
s0 companies were widely expected to
“de the right thing” by their employees,
customers, partners and communities.

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

In real estate, shareholders, customers
ang employees are looking more
closely at the ethical track record of
the businesses they investin, pay rent
to or work far, so property owners need
to demonstrate their commitment to
understanding and supporting local
communities and the i1ssues they face.

Science & technology

The impartant role that science has
played in understanding and managing
the impact of Covid-19 has highlighted
the need for greater scientific resources,
inciuding more peaple, more warkspace
and greater collaboration between
knowledge-based msttutions This s
generaking a new and exciting area

of growth in our industry.

Geoing forward, techrology will play a key
role in delivering successful workspace
across the spectrum. As the way we

wark evclves, space which best connects
people inside the office with those oulside
will be more attractive and ogcupiers

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

Our strategic response

O

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

O

Active capital recycling

Reweighting the partfolio to modern,
more sustainable space thraugh asset
sales and development

Delivering more sustainable develspments,
100 Liverpool Street

Our strategic response

O

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

Based initiatives

O

Progressing value accretive development
Sustainable development creates
business, ermnployment and community
appartunities while minimising the impact
of construction

Supporting young readers, Teesside Park

Our strategic response

O

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

O

Progressing value accretive development
Incorporating smart features into
our develepments

Pivoting 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
performance behind two strategic themes, our Campuses and
Retail & Fulfilment.

KFls
Corporate & | Total property return LOP) n Committed and near term developments
Fiﬂﬂ nei al % of standing investments by floor area
Total accounting return ald Loan to value {LTV| - proportionally consolidated
Total shareholder return e Years until refinance date “
Environment | Reduction in energy intensity of offices GRESB rating
31% 5%
2020: 16%
Energy thtensity was lower than usual this year as a result of Cowid-19 restrichons which required assets to
ctose or operate at lower capacity.
Community Number of community beneficiaries Number of community initiatives
23,024 94
2020: 40.078
Benefictaries typically inctude local schoolchildren and jobseekers. This year we focusad on supporting
those mos! impacted by Covid-19, but continuead to deliver gur community programmes where possible.
People Gender pay gap Ethnicity pay gap
27.6% 27.3%
2020: 27.9% First year of reporting
This year, recogmising the need to engage rmore frequently with cur people, we conducted multiple pulse

surveys rather than our usual engagement survey which will resume for the year to March 2022.

Links ta remuneraton Long-Term Incentive Ptan Annual Incentive Award
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Progress

Priorities for FY22

Key risk indicators

Campuses

Completinn of 100 Liverpool Street
Commitment to Norton Folgate and 1 Broadgate
Canada Water planning permission secured and
drawdown of headlease

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

556,000sq ft of office {easing, including
134,000sq it pre-let to JLL at 1 Broadgate

Retail & Fulfitlment

1.7m sq ft of retail {easing

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

Acquired retail park in Biggleswade for £49m
Committed to acquire 22% mterest in HUT,
which comprises 10 retail parks.

Progressing logistics opportunities in

our partfolio

Campuses

Increase occupier expasure to growth
sectors including life sciences at
Regent’s Place and other uses at
Canada Waler, leveraging our flexible
planning consent

Commitment to develop phase 1 at
Canada Water

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

Retail & Futfilment

Maintain high accupancy, focusing on
occupiers with strong covenants
Make value accretive acquisitions of
retail parks and Logistics assels

with development potential

Selective disposats of assets

without asset management

or development potential

Progress urban logistics oppertunities
at Meadowhall and Teesside

)

Developrent exposure

- Market letting risk
lvacancies, expinies,
speculative development]

- Occupier covenant strength
and concentration

- Occupancy and weighted
average lease length

- Execution of targeted
acquisttions and disposals
in line with capital
allocation plan

- Net debt to EBITDA

- Financral covenant headroom

- Liguidity and period until
refinancing is required

Achieved GRESB 5* rating

Recewed S8Tivalidation for Scope 1, 2 & 3 targets
Pathway to Net Zero Carban published

Net zero carbon asset audits commenced
Achieved aur first nel zero carbon development
at 100 Liverpool Street

Transitian Vehicte fully operational

Maintain GRESB 5* rating

Maintain progress with our Pathway to
Net Zero Carbon

Camplete net zero carbon asset audits
Deliver net zero development at

1 Triton Sguare

Pilot NABERS UK at 1 Breadgate and
Canada Water

- EPCsrated ForG
- EPCs below B rating

- Portfolio at high risk
of flaod

Effective communily response to Covid-19:
supported foodbanks, provided education
materials and donated £1.5m 1o good causes
Langer term suppoert through employment and
retraining programmes

Completed Place Based research into local needs

Deliver needs based employment,
education and local business
iniliatives at priorily assets
Deliver place based initiatives at
priority assets

- Community engagement

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

Fairness & Inclusion training mandatory for
all employees

Promated disability inclusion at our places
through EnaBLe and signatory te Valuable 500
Partnered with anti medern stavery charity
Unseen; launched anti-medern slavery training
Supported 23 of our people to receive
professional qualifications

Continue fo reduce our gender and
ethnicity pay gap

Continue to improve our stalf
engagement score
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- Voluntary staff turnover
- Employee engagement
and wellbeing

)|



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.

Our customers

Our communities

Qur partners
and suppliers

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

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

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

a direct relationship with.

Key issues The way people work, shop and Whilst evary community is unique, | Ensuring all pactners share
live 1s changing rapidly There are | shared priorities inciude education, | appropriately in the success
fewer boundaries between these employment and wellbeing, as of our places.
activities while the need for a more | well as environrmental and
sustainable approach is growing local cencerns.
Why we engage Understanding how custormer Our places thrive when our Our places depend on the success

expectations are chanqing helps
us provide places which meet
mare of their needs. driving long
term demand for our space.

communities prosper, helping us
create more successful, inclusive
places that make a positive

local contribution and attract
more customers.

of our relationships with the
orgamsations hat help deliver
them; thai requires a clear
understanding of their priarities
and challenges.

How we engage

We survey visitors to our places
and collect data on how people
use our 3pace and cur senvices
More than 1,500 retzilers are
signec Lp to BL:Com. our data
sharing app, ang we use social
media to keep customers
informed across the business

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

We maintamn an active dizlogue

with cur partners and develop

long term relationships Qur

Supplier Code of Conduct guides '
how we engage with suppliers.

Outcomes of our
engagement®

- Flexibility on rental payments
where appropriate

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

- 1.7m sq f of retail leasing

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

- Celiverad employment
programmes to suppart those
impacted by Covid-13

- Progressing plans at Canada
Waterin partnership with
Londen Borough of Southwark,
see page 21.

- Commitment to develop
1 Broadgate with JY partner
GIC. see page 20.

* In addition to the references abave. for further details of how these qutcames were achieved see page 105 of the Governance seclion.
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Our people

Qur shareholders

Statement on §172 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 our
business. Our focus is to deliver value
for shareholders over the long term.

Attracting and retaining alentin a
comgetitive market.

Delivering long term. sustainable income
and capital growth and minimising our
impact cn the environment.

We engage with our peaple te help them
realise the:r potential 1t s their skills
and experience that drive the quality of
our product.

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

We encourage cpen and coenstructive
discussions throughout the business.
Employees can feedback through Cempany
surveys, regular town halt meetings ora
range of enployee meetings.

We provide formal updates on our
business every six months and update
periodically on key news evenls.
Majar sharehotders meet
managernent regularly.

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

- Supporting our peaple through
Covid-19, see pages 34-35.

- Resumption of the dividend

- New strategy. investing behind two key
thermes, our Campuses and Retail &
Fultilment to delver higher returns

517211 of the Companies Act requires
directors of 3 company to act in the way
they consider, in goed faith, would be
most likely ta promote the success of the
company for the benefit of its members
as whole, taking into account:

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

- the interests of the
company’'s employees:

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

- the impact of the company’s
aperations on the community and
the gnvironment;

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

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

The nature of our business means

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

put to the Beard for a decision.

Information on how the Cirectors
discharged their duty under section 172
during the year, including how they
engaged with key stakeholders, and how
they had regard to the matters set out
above in their discussions and decision-
making, can be found wathin our Applied
Governance secticn an starting on

page 105.

Read more abeut our stakeholders on pages 34-35
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STAKEHQLDER ENGAGEMENT continued

A continuous
dialogue

“We're a very ambitious seale up,
but the ability (0 talie decisions
quickly or change our minds is very
important to us and British Land
show real flexihility around chat.”

James Brown
Sterrn 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 within
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
Co-Founder, Guy & Beard, Glasgow Fort

3z

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

Focusing on our
customers Supports

our purpose

Our offering is customer centric ‘Built
Around You' and cemmits us to always
delivering the follawing for our
custormers:

1. The best places
2. The mcst flexible
3. Altrusted partner

Our places offer the widest choice of
spates; they are well located, greener
and affer best in class technatogy. In
the current envirgnment, flexibility has
never been more relevant. Across our
offices and our retail space, we offer
our customers 3 range of options in
terims of lease length and fit gut to
meet their needs today and in the
future with the patential to expand
with us. Storey, our flexible workspace
bustness, 15 a good example of

that approach Our deep and long
connections to our places also mean
that we continually invest locally to
enhance the space ard, in partnership
with our customers. make a positive
difference to the lecal community

and environment.

The space we are delivering at

1 Broadgate 15 an excellent example af
how we have responded to very clear
requirements from our customer
which translated into a pre-letting

of nearly 30% of the office space.

Read more about this on page 43.

Qur campus networks, which focus an
common issues such as diversity and
inclusion and mental health, provide
a plalform to connect us with our
custemers and them with each ather
Reflecting their feedback we are
launching a Place Based "Forum” for
each campus which will include an
anline platform as well as wirtual and
physical events. We aci as a facilitator
1o support the return to work, address
key issues such as diversity and
inclusion, support connection with
local communities and use technology
to enabie better collaboration.
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Customers

This year. most of our custamers have
been unable to operate their businesses
in the usual way, at bmes impacling
their ability to pay rent. Throughout the
pandemic, we worked closely with all
thase affected to agree fair and hexible
plans to help therm manage rentatl
payments and we supported them in their
reopening strategy wherever possible.

For cu- affice cusigmers, we worked
fast 1o make our space Covid-secure
and erganised virtual round lables
where occuplers could share learning
experiences nn working fram hama
and returning to the office.

Communities

We have been driving our commurnity
programme for more than 10 years
and have built up a strong neiwoark of
tommunity partners. so we wereg well
placed to deliver etfective, targeted
support from the start of the pandemic

One of aur earliest responses was

to introduce 3 bespoke coaching
programme to help leaders of our

core cammunity partners navigaie the
unprecedented challenges. These have
included long term partners such as
the Third Age Project in Regent’s Place,
the Floating Ctassroom at Paddington
Central and Just Like Us at Broadgate. 25
partners bensfitted overall. We provided
educational materials to communities in
and araund our places across the UK
through the National Literacy Trust,
benefitting 3,600 families, and we supported
ermnployment prograrmimes at our retail
places and our Landon campuses.

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

St Mary's Hospitat, Paddinglon, supplying
NHS warkers with guality food, and made
additional funds available to support local
communty organisatians.

Read more about how we have supported
communities on 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 warked hard with our construction
partners at 100 Liverpaol Street and

1 Tritan Sgquare to minimise delay far aur
customers while prioritising the safety
and wellbeing of their team. We focused
on critical achvities which drove timelines
but could be done within social distancing
guidelines, such as installing Lifts and
smart features and fitting out the
recepiion areas

Our people

We engaged closely with our people
throughout the pandemic. We used a
range of communication channels o
support staff and keep them up to date
with cur plans, including virtuat town
halls and podcasts from the CEQ and
Executive Committee members, and our
intranet was a key source of guidance.
Our employee-led networks played

an irnportant role 1n keeping people
Connected, providing advice and practical
support as well as entertainment

for individuals and their families.
Mindfulness 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 Gevernment guidance to enable
those who wanted or needed to come
into the office {c do so.

For field-based teams, we undertook .
comprehensive 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
tleaned each office between shifts.

Shareholders

We recognise that providing timely
information to shareholders was acutely
important this year and we therefore
provided an update on rent collection

at each quarter_ In addition, we have
raintained our reguiar investor relations
rrogramme on a virtual basis, including
roadshows, confterences and events,
Read more ahout our shareholder
angagerment on pages 96 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 been incredibly helpful
to be able to share our concerns
openly and to he heard by
our partners.”

Gabriel Shohet
Black Sheep Coffee

“Fiona, our coach, commented that
our team didn't reflect the dynamic,
vibrant 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 mote professional and

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

Lena Choudary-Salter
CEQ and Founder of Moszaic
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 comfortable
returning. British Land supported
us at every step and made 100
Liverpool Street a place that people
hoth wanted and felt safe to work.”

Mark Leeming
Project Director 100 Liverpool Street,
Sir Robert McAlpine

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

Catherine Furlang
British Land Centre Director,
Teesside Park
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PEQPLE AND CULTURE

People and
culture

4th

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

9,000

hours of training undertaken
by employees

98%

favaurable score when
employees 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 shown our people’s
resibience n the face of the pandemic.
We have successiully continued to grow
and develop an inclusive workforce,
promote ernployee wellbeing and
remain connected despite the
challenge of hame warking

Celebrating diversity

Al British Land, our purpose is creating
and managing Places People Prefer
This is about establishing outstanding
places which deliver positive cutcornes
for all our stakeholders on 3 long term
sustainable basis. To athieve our
purpose, we strive to creste a diverse
and inclusive workplace where peaple
can achieve their full poiential, We see
the two as intrinsicaily linked. "Bring
your whole self” is a care value of British
tand: we understand that diversity of
backgrounds promotes diversity of
thaught and enhances our business

Workforce gender diversity,
31 March 2021
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Our diversity angd inclusion mission is ta
make a positive difference lo cotleagues,
communities and the wider industry by
taking actions to promote equality. We
consider all areas of diversity by working
in close coltaboration with our ermployee
networks: REACH [Race Ethnicity and
Celebrating Heritage], Parents & Carers,
Women's Network, Pride, Wellbeing.
EnaBle, Sports & Social, Cycle

and SustainaBle.

Quer tha lasl 12 monthy our nelwor ks
and committees have continued to
progress diversity and inclusion at British
Land. EnaBle, our network formed to
celebrate ability and promote disability
awareness, has joined up to the valuable
500 - further committing 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 for employer best practice in
the field of social mobility.

We are pleased to have been recognised
for our policies and practices relating e
equality, diversity and inclusion by being
reassessed and accredited under the
National Equality Standard

British Land has continved to promote
gender equality and (n the 2020 Hampton
Alexander Review we were ranked

Athin the top 10 best performers tar
representation of wornen on Executive
Commuttees and their (hrect Reparts.

in arder to further promote our diversity
and inclusion mission, we have rolled out
traiming to atl our employees in fairness,
inctusion and respect Currently over
75% of our employees have attended

this workshop.



Developing talent

We understand the rmpertance of both
develaping talent within the business and
investing in future talent. "Build for the
future” is a core vatue of ours, This s
why we continue to support Pathways

to Preperty and this year our support
contributed te 1,275 students ganing
vatuable experience and insights into

the real estate industry

British Land are also praud io be
partnering with the #10000blactunterns
inihiative, a campaign looking to offer
internships to Black students across

the UK ta help kick start their careers.
We are excited to be participating in the
Change 100 flagship programme, offering
paid internships lo university students or
recent graduates with disabilities or long
term conditions. We are participating as
a way to source a more diverse group of
talent 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 remains key to our success.
In the 1ast 12 months we have had eight
graduates across our two schemes,
including three new graduates to our
Commercial Property programme. We
have also welcamed 10 apprentices
throughout the year across different
areas of our business.

We recognise the importance of growing
our talent internally and have continued
to invest tn learning and development
initiatives far our 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.

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

“

My role covers three retail assets
so [ went from constantly 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 heginning 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.

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

Alan Barker

British Land Centre Manager
Broughton, Crown Point,
Mastyn Champneys

At British Land we recognise that

having @ mentor can make a big impacl
in develeping an individual's knowledge,
skills and experience and help grow their
network. We have therefore supported
individuals 10 hinding a suitable mentor
within the business and have run speed
mentoring events 1o facilitate successful
networking opporiunities. We have

also recently launched a mentering
programme for our leadership team
with our Executwe Committee and Non-
Executive Directors. Each Non-Executive
Directer and Executive Committee
member has been carefully matched to
a membyer of the 8ritish Land leadership
team and tailored te the specific needs
and objeciives of the mentee. Overall,
we currently have 55 tormal mentorships
acroess the business.

Qur values

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

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

Listen with respect and -
without judgeinenl -
Base our actions on

what we learn

Be smarter together
Bring together the
right team

to succeed
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Own our responsibilities -
Support each clher

Build for the future

- Anticipate needs and

lead with courage

Grow our expertise and

learn from our experience

- Beaccountabla for the
legacy we leave
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PEOPLE AND CULTURE continued

Promoting wellbeing

The Covid-1% pandemic has shone a
spotiight on health and the impartance
of maintaining a good balance between
work and life priorities. At British Land
employee wellbeing has always been a
focus, with our Wellbeing Committee
leading en ways to support employees’
physical and mental health. With help
fram our networks and commitlees, we
have worked hard to create a culture of
support and understanding far all our
employaes, ensuring they know where
they can get the appropriata assistance,
recognising all the ditficulties
enceuntered during this pandemic.

QOver the past 12 months we have run
weekly mindfulness sessions to help
employees feel batanced and have a
positive frame of mind as well as having
sessians 01 coping during and after
lockdown to boost resilience.

Our Parents and Carers Network has
guided the business to help and support
parents and those managing caring
responsihilities whilst working from
home. advocating flexibility and

understanding. This has included
practical support such as providing free
access ta gabine learming tacls Twinkl
and Times Tables Rockstars ang sharing
practical resources and suggestions,
whilst helping ensure internal
communication delivers @ drumbeal

of support and visibility for these with
children and caring responsibility

Qur Sports and Social Committee has
also been healping us keep physicaily fit
throughout the pandemic with online
gym classes and wirtual yoga classes

Qur core vatue of "listen and undersiand”
has been applied throughout the
pandemic. We have sent regular surveys
to theck-.n with employees and ask now
we can help as weli as to understand
their wellbeing Our check-tn survey in
2020 asked employees now confident they
were in how British Land was responding
to the pandemic with a 98% favourable
scora 11 aiso gave them the chance o
reguest any form of IT equiprment to
ensure they have everything they need

to work effectively fram home. The '
wellbeing survey was to undersland how,
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in the third national lockdawn,
employees were feeling regarding their
work pressures but also their averall
mental and physical health. This has
provided an insight as to how we can
support our employees further.

Our CSR Committee has guided and
supported all cur workforce engagement
activities, such as our check-in surveys
and wellbeing survey. By having a
dedicated Committee with format
responsibility for the engagement of our
ernployees, our people always remain
central to our strategy. You can read
mere about this on pages 110-117.

For those colleagues who do need to be
in the office we have introduced weekly
Cowid testing on our sttes 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 salely as possible. Atl
employees were also given a return-to-
wark kit with hand sanitiser. face mask,
door openar 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
supported those 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 acvoss 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
middie of the day. This had a really
positive impact on my whole
family’s wellbeing.”



Keeping connected

Throughout the pandemic our leadership
tearn has highlighted the smportance of
keeping connected with our teams and
colleagues to ensure we can continue
towork and Be Smarter Together. Our
usual monthly staff meetings have been
successfully conducted virtually. This
has allowed our whole Company to
ceme together to hear key updaies

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

Be Smarter Together and Build for

the Future.

Alongside our staff meetings we have
introduced reqular audio and video
podcasts where the Company can hear
Irgm our Chief Executive on gur approach

to work during the pandemic. Our
Executive Commilttee has also launched
podcasis so the Company can get to
know each of our (eadership team.

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

Land We have therefore delivered further
webinars on eur Sustainability Strategy.
our financial results, engaging with
customers and cusiomer management
as well 3as 3 number of other topics

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

EnaBLe Network

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

Leanne Williams

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

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

and many more

We alsp understand that the workplace
15 an impartant place for people to
connect socially. While working from
home we have continued to run social
engagements from virtual pub quizzes to
book clubs o cooking competitions and
even hosting our own British Land's Got
Tatent; all with the help of our employee
networks and committees.
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SUSTAINABILITY

Delivering our
2030 Strategy

In this first year of

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

1. Net zero carbon

We have comimilted ie achieving a net

zero carbon portiolic by 203G and have
set out clear targets to reduce both the
embadied carban in our developmaents
and the operational carbon across our

portfotio. This year, we published our
Pathway to Net Zera, setting out the
steps we will take across our business
te delwer on that ambitian

Embodied carbon

50%

reductian in embodied carban intensity
al our develepments ta below 500kg
COge per sqm by 2030

Progress

This year we updated our Sustainability
Brief, setting a clear standard for
sustainable development at British Land
We completed vur first ever net zero
carbon developmeat at 100 Liverpool
Sireel; embedied carbon was low at
38%g COze per sqm and we offset
residual carbon through accredited
schemes in the Tibelan Plateau

and Mexico.

We have made further commitments

at Norton Folgate and 1 Broadgate;

the average embodied carbon in our
developrment pipeline is 640kg CQ,e per
sqm. This periormance benefits from our
commitment to priorit'se the re-use of
exisling materials.

100 Liverpaol Sireet

Operational carban

75%

reduction in operatianal cacbaon intensity
by 2630

Progress

This year we completed six net zero
carbon audits at our assels, identifying
interventions which would reduce
operational carbon an An angeing basis.
This programme is being extended
acrass 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 tanne of embadied
carbonin new develcpments and an
annual corporate float of £5m. We
completed our first project, fithng LED
lighting at Regent’s Ptace this year.

The Transition Vehicle also funds the
purchase of certihied offseis for ernbodied
carbon in developmeanis,

LED light replacement at Regent's Place

This 2030 sustainabdity focus area
aligns with the UN's Sugtainable
Devetopment Goal 12

40 British Land Annual Repart and Accounts 2021



2. Place Based approach

3. Environmental
leadership

4. Responsible
business

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

We do this thraugh the five key areas
which are common across our portfalio
and identihied 1n our Local Charter:

- Connect ~ connecting customers,
suppliers and community partners
around priority local issues
and cppertunities

- Education - needs-based initiatives

- Employment - needs-based initiatives

- Supporting local business

- Waellbeing - pulting our Wetlbeing
Principles into practice

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

This year, despite these challenges, we
supported 364 people inta emptoyment,
with nearly 1,000 receiving meaningful

employrment support.

We provided educational materials
through the National Literacy Trust,
benefitting around 3,600 families; and
supported foodbanks and community
hubs at seven of pur assels.

Supperling communities at Regent's Plage

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

Ta strengthen our performance in
future years we are rolling out BREEAM
In Use aperational cectifications scross
30 assets over the next two years

This year the Science Based Targets
nitiative validaied our climate
commitments as being i line with

a 1.5°C global warming trajectory.

We have maintained our market

leading performance in international
ESG banchmarks; parformance for 2020
is se! out below:

GRESB 2020:
5 star rating,

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

Responsible employment
- lInvesting in training and
professional qualifications
- Cennecting with our people
- Praviding a safe working environment

Diversity & inclusion

- Improving gender diversity at all
tevels. maintaimng & mimmum of 35%
female representation on the Board
and reducing the gender pay gap

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

- Making cur places more inclusive
for everyone

Green Star
Responsible procurement
- Mandatery modern slavery awareness
COP 2020: training for British Land staff
A- score - Mandating prompt payment
- Responsible procurement standards
See pages 44-47 for maore detail of
EPRA our progress in each area and our
Rating 2020: Sustainability Accounts.
Gold
MSCI ESG
Rating 2020:
AAA
FT$E4Good
index 2020:

Top 96" percentite

Science Based
Targets:
approvatn 2021

This 2030 sustainability focus area
aligns with UN's Sustainable
Development Goal 8

This 203G sustainabitity focus area
aligns with UN's Sustainable
Development Goal 12

This 2030 sustainability focus area
aligns with UN's Sustainable
Devetopment Goal 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 has committed tec being net zero
carbon across its UK workplaces by 2030
and to spearhead the wider adoption of
net zero carbon buildings across the
mdustry This approach underpins many
of their key requiremnents at 1 Broadgate
and shaped the dasign of the building

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

to the roof and will recover office heat
anergy for use in the retail units on the
groung floor. We wili deliver mixed-mode
ventilation, effectively combining natural
ventilation with air conditioning to reduce
carben emissions and provide better user
control of the thermal environment. The
facade will be insulated and the glass
designed and treated to manage solar
glare from different orienlations. We will
re-purpose the pink granite from the
existing facade as terrazzo flooring and
susiainable, low carbon and responsibly-
sourced materials will be used
throughout the building.

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

UKGBC's 2030-35 energy efficiency targets.

| Broacdgate 1s our pioneer project 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 devetopment
to ensure we stay on track to achieve
aur targel energy efficiency. This
approach can also be used to verify

the performance of the building once

in occupation so we can monitar energy
efficiency throughout its lifecycle.

Embodied carbon at 1 Broadgate will
be above our 2030 target at 901kg CO,e
per sgm. This is partly because certain
design features, such as the terraces
which support wellness and bicdiversity
and the retail watkway which improves
the experience for campus visitors, result
in 3 higher embodied carban foolprint.
However, we have a good track record
of reducing embodied carbon against
concept design. We are also actively
salvaging materials from the current
building for re-use.

Focus on wellbeing

1 Broadgate has also been designed

ta the highest standards of wellbeing
Relecting feedback from their staff,

JLL wanted a building that offered a
hybrid model of remote and office-based
working le enhance productivity and staff
wellbeing. The design includes more than
47,000 sq ft of roof terraces and space for
over 1,000 bikes. We are targeting the
WELL Platinum rating for wellbeing

and the WIRED Platinum rating for

smart infrastructure

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

Stephanie Hyde
UK and Iretand CEQ at JLL

“The distinguishing feature of
1 Broadgate is that its ambition
grew over time and each step up
was a real collaboration berween
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-Leuise Schembri
Design Cirector, Hilson Moran
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SUSTAINABILITY continved

A Place Based approach

“Usually, we run healthy ecoking
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 ecan 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 woyld
never have achieved this without
British Land’s support.”

Farrah Rainfly
Lifeafterhummus Community
Benefit Society

Supporting communities

through Covid-19

This year the focus of our community
programme has been on supporting
those impacted by Cowid-19. To supporl
our leng term partners, we funded a
bespoke coaching programme through
The Business School [formerly Cass),
helping 25 partners to navigate the
unprecedented challenges.

Working with the National Literacy Trust,

we provided books and activity packs
for vutnerable children through local
community partners, ensuring that
they reached those most in need and
benefitiing around 3,600 families.

We supported local organisations Like
Lifeafterhummus, who we provided with
{unding, space to run a foed bank and
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volunteering suppart fram our site teams;
security cfficers from Facebook, ane of
our occupiers, also volunteered. We
supported the Euston Foodbank and
Nourish Community Foodbank through
Royal Victona Place and the 1928 Project,
an mitiative to provide NHS workers at

St Mary's Hospital with gooad quality foad

With retail and hospitality industries

most acutely impacted by this year's
lackdown, our efforts have focused on
supporting the many people who became
unemployed as a result. In Edinburgh, we
worked with long term partner Capital
City Partnership on a rapid retail recovery
ptan that assisted over 80 businesses
with recruitment and workforce needs
including advice an funding and furlough,
delivered training and information sessions
1o over 60 people and supported 30
jobseekers into employment.



In Londan initiatives inclyded four virtual
work experience projects for 200 young
people, involving our customers and
local partnars, inciuding one focused

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

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

outside the netwark.

Place Based research

A Place Based approach means
understanding the most impertant issues
and epportunities in the cormmunities
around each of our places and focusing
our efforis collaboratively, to make the
biggest impact at each place.

Ta inforen that apprgach, this yaarwe
caommissioned independant research inta
the social and economic issues in the
diverse communities around 25 of our
places. This work demonstrated that
while there were shared themes, such
as education and employment, there
were also specific {ocal challenges. In
London, this included pockets of income
deprivation, whereas in the North East
and North West, health and education
were identified as key issues for

s50Mme communities.

Qur focus for the ceming year is to

use our local connections including
customars, suppliers and community
partners at our priority assets to address
the key local chatlenges where we are
most able 1o make an impact

“Because our partnership with

British Land is well established and
they genuinely listen to what people
need, we were ahle 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 Parinership

“Again so many thanks for ¢nabling

our charity to continue to keep our
centre and serve the community &
moreover to buy time o recover
our business plan. No one could
have anticipated the length of the
pandemic and the harm it has
caused to our soctal fabric and
commercial enterprises. British
Land and its management deserve
a special commendation from all
of us, and from every one of the
75,000 participants who crossed
the threshold of the centre in

the 12 months prior to the first
lockdown one year aga today”

Mark Ross
0.d Ciorama Arts Centre

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

I always come away with good
resources and opportunities.”

Alice Marston |
Digital Social Media Manager at
TP ICAP, Broadgate cccupier

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

Farah Mohammoud
Founder / Director of sacia. enterprise
You Press
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SUSTAINABILITY continued

Net zero carbon

Focus area 2030 Sirategy Indicater 2030 Target 2021 Perlormance
Programme Science Based target - Reduction in Scope 1and 51% 14%
level targets 2 emissions vs 2020

Science Based target - Reduction in Scope 3 55% per sqm 45%

emissions ntensity vs 2020

Embodied

50% reduction in embodied emissions
[RICS A1-A5) on new construction and major
renovation projects vs 2019 industry benchmarks

Offices: 500kg CO.e per sqm
Retail & residential: 450kg
C0je per sqm

Overall: 640kg COze per sgm

100% of ombadhied emissions from completed
new construction and major renovalion projects
IRICS A1-A5] offset using certified carben

offset ¢credits

1N0%

100%

50% reduction in operalional and end-of-lfe
embodied emissions (B1-85, C1-C4] at new
developments vs 2017 industry benchmarks

Offices: 275kg COze per sgm
Retail & residential: 250kg
COse per sgm

To be reported from 2022

Cperational

5% operational carban intensily reduction by 75% DOffices- 41%

2030 vs 2019 baseline Retail shepping centres
{landlord anlyl: 38%

25% whole building operationat energy intensity  25% Offices: 31%

improvemens by 2030 vs 2019

Retail shopping cenires
{Landlard anlyl: 19%

Whole building eperational efficiency
for developments

Offices: 0kWh, per sqm
Retail: $0kWh, per sqm
Resi: 35kWh, per sqm

To be reportad from 2022

Landlord procured electricity from
rengwabile sources

100%

8%

Environmental leadership

Focus area 2030 Strategy indicatar 2030 Target 21 Perlormance
Indices GRESE (Standing Investments] 5-star rating 3-star by 2022 5-star
Green Developments on track to achieve BREEAM 100% 73%
Building Outstanding [Offices]; Excetlent [Retaill;
Certifications Home Quality Mark [residentiall minimum 3'
BREEAM-certified standing assets - all ratngs - 27%
|design and/or operational BREEAM certilicaiel
BREEAM-certified standing assets - rated 30% by 2025 25%
‘Very Good' or higher?
|design andfor operational BREEAM certificatel
Energy ratings  Propertion of units with EPCs rated A or B - 24%
across Assets Under Management
Water 5% reduction in cperational water censumption 5% 20%

vs 2020

Materials and

Operational waste from managed assels thats

Offices- B0%

Offices: 71%

Waste re-used, compasted, or recycled Retail: 70% Retail: 47%
Oevelopment and operational waste dwverted - 100%
from landfill
Biodiversity New construction and major renovalion projects  100% To be reported from 2022
designed to achieve a 10% net garn in biodiversity
Biodiversity % of managed assets with Biodiversity t00% 18%
Aclion Plans
Resilience % of managed assets and major developments  100% 100%

which have undergone a flood risk assessment

1 From 2021, the 2030 Strategy upgraded our BREEAM iargets to Dutstanding’ for Offices lfrom Exceilent] and Excellent’ lor Retail [from Very Good').
2 Excludes residential.
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Place Based approach

Focus area 2021 Perfarmance

Understanding  Socio-economic assessments completed at 25 of aur places
and responding
to local needs

Connecting E1.63m total community investment
23,024 peneficiaries from cur community programme
$4 1nitiatives at our places
£170,347 raised at our places and by our pecple
) £53,509 total in-kind contributions

10% BL employees 3are expert volunleers
22% total volunteering'

Education 16.403 people benefitting from our education nitiatives
77 education initiatives in our places

Employment 991 pecple receiving employment related support or traning
344 people supported inte employment
13 employment initiatives at our places

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

Wetlbeing Air quality plan delivered at Broadgate

On track Lo achieve Well Gold cert/ficalion at 100 Liverpogl Streat

Achieved WiredScore Platinumn rating at 100 Liverpool Street

1 Impacted by Covid,
2 Affordabte space includes atl affordable workspace, affordable retail space and community space on both a temporary and permanent hasis.

Responsible business

Focus area 1021 Performanca
Responsible Invest in our people
employment £38C.000 spent on training and professianal gualifications

Supporied 23 people to achieve professional / vocational qualifications

Connect with our people
87% company and {eadership cammitment score
88% staff retention

Provide a safe working environment
Injury Incidence Rate - Offices 45.92, Retail 0.01
injury Frequency Rate - Developments 0 10

Diversity & Improve gender diversity at all levels
Inclusion 44% of Board are fernale
40% of seniar management are female
Gender pay gap 27.6%

Improve ethnic diversity at all levels
Compliance with Parker Review recommendations on ethnic diversity
Oisclosure of ethacity pay gap at 27.3% for the first time

75% of employees raceved Fairness & Inclusion training

Responsibie Against modern slavery

pracurement 100% of BL employees paid at least the Real Living Wage
79% of supplier workforce paid the Real Living Wage
Supplier Cade of Conguct updzted and made mandatory for all suppliers
New partnershep 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 sourcing”

For a summary of pur EPRA reporting see pages 235-236
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD]

Climate-Related Financial Disclosures

The Board recognises the scale of the
climate emergency, iis potential impact
on real estate and therefore the urgent
need to take mitigating action. With the
built environment accounting tor c.40%
cof all greenhouse gas emissions, we alsa
recagnise our responsibility te do what
we can to minimise our carbon footprint
and encourage our customers to do the

same. Our achieverments in developing
and managing more sustainable space
have bean recogrised for more than a
decade and bwilding on this, we have set
out an ambitious approach to achieving
net zero carbon by 20390. This 1s & goal
shared by our investaors, customers,
partners and geaple.

Britisk Land has set out & commitment
to align with TCFD reparting by 2022;
we have set climate targets validated
as 1.5¥C-aligned by the Science Based
Targets initiative [SBTIl. and we are

a signatory of the Better Buildings
Parinership’s Climate Commitrrent,
RE100, and the Business Ambttion

for 1.5°C.

QOur roadmap to full disclosure in 2021/22

Progress to date:

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

Risk screening: in 2019 the
Steering Commitiee undertook
two climate risk scenario
workshgps, where facibitators
from Farum for the Future
reviewed the latest climate
science and ran breakout
58551005 an climate

risk identification and
crganisational responses

Physical risk scenario
analysis: in 2020/21, British
Land commissicned Willis
Towers Watson to underiake
a physical risk assessmant
of the portfolio in Line with
TCFD requirements.

Quantifying transition risks:
British Land is currently
rolling out a series of net zero
audits across the portfolio.
The results will quantify the
firancial costs of the key
interventions required

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

Planned for 2021/22:
Transition risk scenario
analysis: this TCFC-aligned
analysis will clarify the
most material risks pesed
by future tow-carbon
transition scenanos.

Detailing the organisational
response: outputs from the
scenariop analyses and risk
quantification will be reflected
N our Corporale strategy.,
financial planning and
enlerprise risk managemant
processes as appropriate.

Far more information, see our 2021 Sustainability Accounls at britishland.com/data
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Updates to metrics and

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



Governarnce

Board oversight of climate-related risks
and oppertunities

Our Board Director responsible for
climate-related issues i1s Simon Carter,
Chief Executive Officer. Previously as
Chief Financial Officer, Simaon chaired
our Risk and Sustainability Committees.
To ensure continuity and accountability,
these committees are currently chaired
by Interim Chief Financial Officer

David Walker.

As pari of assuming this responsibility,
burlding his knowledge and inferming aur
approach, Simon took partin The Prince
of Wales’ Business & Sustainability
Programme at the Cambridge Institute
for Sustainability Leadership. The Board
is updated on climate-retated issues at
least annually and has ultimate oversight
of risk management. Significant and
emerging risks are escalated to the Audit
Committee and climate risk is tracked as
part of our ‘Environmental Sustainability’
principal risk category (see pages 78-87).

Governance framework

Board

Executive and

Management

Audit Sociat
Committee Responsibility
Committee

Committee

Board of
Directors

Corporate

Risk Sustainability

Committes*

TCFD
Steering
Committee*

' Members include regresentatives from across
the bus:nass, Asset management, Development, Finance,
Invesimant, procuremenl, Pruperiy management,

Risk managemeni, Sirategy and Sustainatlily,

Cur Board CSR Cammittee meets three
times a year and oversees the delivery of
the Sustainability Strategy. including the
delivery of the Pathway ta Net Zero and
the management of climate-related risks.
In Q4 FY21, the CSR Commitiee received
an update on the physical climate rnsk
analysis which commenced during

the year.

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

and opportunities

The Board delegates responsibility
far analysing:

Climate-related risks to the Risk
Committee, which consists af the
Executive Committee and leaders fram
business units, including procurement
and property management. Fach
business unit maintains a comprehansive
risk register, which is reviewed quarierly
by the Risk Committee Climate risks are
identified through a process invalving trend
analysis and stakeholder engagement
Identified risks are incorporated into our
risk framewark and manaqed by the
appropriate business areas.

The TCFO Sieering Commuitiee reparts to
the Risk and Sustamabitity Commiltees,
both of which meet quarterly. Ultimate
oversight is at Board tevel, with our
Corporate Social Responsibility Committee
playing a role from May 2019 Any
resulting disclosure reguires

appraval by the Audit Cormmittee.
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) continued.

Strategy

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

Short term

Medwm term Long lerm

Less than 12 months

! to Syears 5to 10 years

To date, we have focused on climate-related risks and opportunities for short and medium term horizons. We pravide further
disclosure on these risks in cur annual CDP ICOF, fermerly the Carbon Disclosure Project] response, available at britishland.
com/sustainability/reporting/latest-reporting.

Cxamplcs of climate-related ricke

Extreme weather events

Shert term risks

Higher flood risks could increase insurance cests This could. in turp, increase service charge cosls fer customers
Inability to sell or rant property assets al book value, due to flood risk.

Impact on corporate strategy

Fload risk assessments undertaken for gur current partiolio,

99% of high risk assets have Hoed management plans.

impact on financial planning

Flood risk is effectively priced into our valuations.
Flood risk factored into our process for acquisitions and developments.

Energy regulation

Medium term risks

Energy Peclormance Certificates [EPCs): the existing Mimmum Energy Efficiency Standard IMEES) could be amended to
increase the minimum standard [rom 'E" to 'C ar '8 by 2030.

Impact on corporate strategy

Dur sustainability programme monitors the 76% of aur partfolia with an EPC rating lower than B’ by floer areal.

As part of commissioning net zero carbon audits, we are piiating a sample of side-by-side NZC/EPC assessments to
ensure the key racommendations of a NZC audit wilt deliver an improvement Lo the EPC rating as well,

Impact on financial planning

MEES nen-compliance would prevent us from leasing non-compliant space, posing a risk of revenue loss and a patential
liabilily from non-compliance penalties.

Examples of climate-related opportunities

Resource efficiency

Shart term opportunity

Energy savings from the UK Energy Savings Opportunily Scherme [E50S),

Impact en corparate strategy

As part of complying with ES0S in 2019, we have 1denlilied initialives representing £1.4m of capex investmenl that would
save £1.2m annually and pay back in 13 months.

Impact on financial planning

Tha business cases for lhese capex nvestmenis are considered as part of our averarching financial pracess,

Energy sources

Short term opportunity

Revenue generaied from solar PVinslallations on aur assets.

Impact on corporate stratagy

Installation of on-site solar PV, with 11 assets geaerating 107 MWh in 7020/21

Impact on linancial planning

Tha cosl savings and revenue from exparting to the grid are lactored inta our hnancial planning

Products and services

Medium term opportunity

Achieving a rental premium Irom high efl.ciancy buildings with a Design for Perfermance approach.

Impact on carporate strategy

Qur Sustainability Brief for Developmenis and Qperations sels out our requirement for deiailed energy modeliing aarly
in the design stage to inform design and set operational perfarmance banchmarks.

To learn from indusiry besl practice, our developments at 1 Broadgate and 2-3 Finsbury Avenue are both ‘Pieneer
Projects’ of the Better Buildings Partnership’s Design fo- Perfarmance preject. designed using the NABERS UK energy
efficiency rating system

impact on financial planning

The expected rental premium achieved on high efficiency would be factored into our revenue forecasts in the
medium term.

Assessing the resilience of our strategy

Physical risk: Over the past year, Briish Land has been warking with Willis Towers Watson to conduct a physical risk scenanio
analysis, including future climate scenarios wilh global temperature increases of approximately 2°C [RCP2.4) and 4°C [RCP8 51.
The findings of this analysis will be included in next year's Annuat Report.

Fransition 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 transition-focused prejects including (il launching our Pathway to Net Zera,
liil eommencing our programme of net zero audits across the partfolic, and (ni} achieving validation af aur climate targets from
the Science Based Targets initiative {SBTH.
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Risk management

Climate-related risks are identitied and
assessed using our Misk rmanagement
framework, set out on pages 78-87 of
this Report.

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

to both our business and our customers,
Alse, the external aspects of climate-
related risks are incorporated within

our ‘Catastrophic Businass Evant’

and "Political and Regulatory outiook’
principat risks. We define principal risks
as those with a substantive financial or
strategic impact on the business, high
likelihood of occurrence and medium/
high patential impact en our performance.
Qur integrated approach combines a tep
down strategic view with a complementary
bottom up operational process.

Identifying and assessing
climate-related risks

As part of our top down strategic view,
our risk heat mapping process allows
us lo determine the relative significance
of principal risks. As 3 principal risk
category, climate change is monitored
by the Risk Committee.

Our risk register tracks:

1. Description of the risk
lidentification}

i, Impact-likelihood rating

levaluation enabling gricriusation]

Mitigants [rmtigation)

w. Risk owner [menitoring]

As part of aur battorn up operational

‘process, we maintain Asset Plans which
intlude provisions for identifying climate-

related risks and opportunities, such as
flond risk assessmenis and audits 1o
identify energy saving oppartunitias.
Cur Sustainability Brief for Acquisitions
sels out our environmental criteria for
acquiring a new property, inctuding
enargy efficiency and flood risk
categories. Our Sustainability Brief

for Developments and Operations sets
aut our environmental criteria for new
constructions ard renovations, including
requirements for energy efficiency, flood
risk, materials choice and embodied
carbon reductions.

Managing climate-related risks

Our process for mitigating, eccepting
and controlling principal risks, including
climate-ralated risks, is setauion

page 78 of this Report.

We prigritise principat risks through our
carporate risk register and risk heat map.
The impact-tkelihood rating, which is
evaluated during risk identification, 1s aur
primary metric for priorilising risks. As a
principal risk category, cimate change
risks are logged in aur corporale risk
register and reviewed quarterly by the
Risk Committee, which comprises

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

it is willing to take to achieve its

strategic objectives.

Metrics and targets

8elow are the climate-related metrics and targets against which we currently report.

Climate-related risks

021 2020 me

Policy and legal EPCs rated F and G 5% 5% 5%
EPCs raled Aand B 24% 25% 22%

Extreme weather Portfolic at high risk of flood 1% by value! 1% 2% 3%
High flaod risk assets with llacd management plans (% by valuel 99% 100% 100%

Resaurce supply
water stress

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

To be reported in future years

Climate-related opportunities

2021 2020 2019

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

completed from April 2020 tkg COze per sgm] 840 nr nr

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

portiolio by 2030 vs 2019 {Offices) 41% 23% -

25% impravement in whole building energy intensity of the managed

portfolio by 2030 vs 2019 [Cifices) 3% 16% -
Energy sources Electricity purchased from renewable sources 98% 6% 4%

On-site renewable energy generation [MWh) 1,907 1,763 1,13t
Products and Portfolio with green building ratings (% by floor areal 7% 26% 18%
services Praportion of gross rental income fram BREEAM certified assels

[managed portiotiol 53% nr nr
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STREAMLINED ENERGY AND CARBON REPORTING [SECRI

Greenhouse gas reporting

Progress in 2021

Covid-19 and related government Ruilding on our strong track record of In March 2021, we were pleased
restrictions had a dramatic impact improving the energy efficiency of our ta announce that the Science Based
on our gperational efftciency, with space, in 2021, we undertook eight Target imtiative has validated that our
the carbon inlensity across our affice projects expected to result in annual commitments lo reduce greenhouse
portfolio reducing by 41% versus pur 2019 energy use savings of 2 3m kWh and gas emissions align with a 1.5°C glabal
baseline. Despite this anomalous year, carbon savings of 653 tonnes. We have warming scenario, the most ambiticus
as a partner of RE100, 93% of landlord commenced net zero carbon asset audits  designation availaole through the S8Th
procured gnergy comes from renewable  at six of our places which will help pracess. Our key commitrments area:
‘ o e : ‘ A

sctjrr.es, with 98% of electricity and identify more energy efflcnent‘ |n|t\atiyes - To reduce absalute Scope ) and 2
80% of gas from renewable sources. and we launched gur Transitian Vehicle [ M

- . . ‘ greenhouse gas emissions by 31%
Additionally, our commeraial offices to support the financing of these projects.

7 ; . by FY2030 from a FY2020 base year.

attained tormal ISO 50001 accreditation The Transition Vehicle 1s funded by our To reduce S 3 GHG emissi b
far energy management during 2021. internal carbon levy of £40 per tonne of - [0 reduce -cope EmiIssns by

55% per sqm of net lettable area over

embodied carbon in cur new developiments
the same target timeframe.

and this year financed an LED lighting
upgrade at Regent's Place.

Emissions intensity!?3 (tonnes CO,e)

Year ended 31 March 2021 2020 2019
Dffices: per sqm net lettable area® 0.057 0.087 0113
Shopping centres: per sqm, carnmaon parts 0.021 0.0 0.034
Retail parks: per parking space 0.032 0.040 0.044
Shopping villages: per sgm To be reperted in fulure years
Retail, High Street: per sqm To be reperted in future years
Total managed portfolio: per £m gross rental and related income? 34.03 38.05 46.21
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Absolute Scope 1 and 2 emissions and associated energy use*?

Tonres COze MWh
Year ended 31 March 2021 2020 2019 02 2020
Scope 1 Combustion of fuel:
Managed portfolio gas use and fuel use in British Land owned vehicles 6,252 6327 6,433 33,75% 30,715
Scope 1 Operation of facilities; Managed porifelio refrigerant loss from
air condilioning AL 618 123 - -
Scope 2 Purchase of electricity, heat, steamand Location-based 12,435 15373 20258 55,778 62,950
cooling for our own use: Managed porticlio elactricity
use for cemmor parts and shared services Ma-kat-based 839 669 1.549 - -
Total Scope 1 and 2 emissions and associated Location-based 19.098 22318 26814 B9,537 91465
energy use Market-based 21 7.615 8,105 - -
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 COw

Year ended 31 March 2021 2020
Landiord purchased engrgy: accupier gas and electricity Location-based 24,498 33,495
consumption, upstream impacts of all purchased energy
fincluding the fuels of ga-site vehicles! Marker-basad 1.343 1.624
Landlord purchased water: upstream impacls 684 285
Waste management: downstrearmn impacts 126 351
Major developments and refurbishments: embodied carbon 28,180 13.459
Proportion of Scope 3 emissions [above) assured by an independent third party 100% 100%

. Wa have reported on all erussion sources required under the Compares Act 2008 [Siralegic Reperl and Directors’ Reporis) Regulations 2013 and the Companies
{Directars’ Reportl and Limited Liability Partaerships [Energy and Carbon Report) Regulations 2018 ("the 2018 Regulat.ons’l. These sources falf within aur

consolidated financial stalements and relate lo head office activities ane controlled emissions lrom our Managed portfolio, Scope 1 and Z emissions cover 9%
of aur mulil-let managed porifolio by value We have used purchased energy consumgtion data, the GHG Protecol Corporate Accounting and Reporting Standard
Irevised edition] and emission factors Irom the UK Government's GHG Canversion Factors {or Company Repsrling 2020

N

In 2020421, this accounts for | 8% of total reported energy cansumption and 2.0% of tatal reporied waler ¢consumption.

w

£299m {2020. £287mi. less GRI generaled assets oulside the managed partfolio of E£117m (2020: £212m.

W o

For full Scope 3 greenhouse gas reporuing, see the British Land Sustainability Accdunts 2021 at britishland.com/dalz
Restatements: From 2021, intensily metrics are no longer degree day adjusied and previous years have been resiated. Olfice intensily is reporled for Scopes -3,

. Omissions and estimations' Where assel @nergy and water dala was partially unavailabie, we used data from adjacent perieds to estimale data for missing periods

Gross Renlal \ncome tGRI} from the managed portfolio comprises Group GRI of £382m 12020: £434m), plus 100% of the GRI generated by joint ventures and funds of

retail intensilies are reported far Scepes 1-2 The 2020 Scope 2-related MWh has been restated with more accurale on-site solar power data, and the 2020 Scope 3

emissians from |landlord purchased energy bas been restated with more accurate data.

o

From 2021, offie intensity 1s reported as whale building iniensity and previous years have heen restated.
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NON-FINANCIAL REPORTING DISCLOSURE

Non-financial reporting disclosure

Description of Aisk
Mon-financial area business model areas’ Palicies Purpose and scopa Operatisn and ocutteme
Financial Crime We pperaiz a DE Anli-Bribery and ~ Details the expected conducl of all These robust policies arpund
Compliance zero-tolerance Carruption Pelicy British Land stalf with respeci to Financial Crimne Compliance reflect
appreach o bribery, relatignships with suppliers, agents, our zero-lolerance approach (o
carruptien and fraud, public officials and charitable and such activity both in and around Lhe
More infarmation is pelitical arganisations business: they have been drafted to
avaitable in the Audit - Outlines sialf responsibilities provide for education and manitoring
Cammitiee repart regarding the reporting of any in al:ldili_on ta doterrence and
on page 116. breaches and details consequences prevention. The policies are
of breaches far stalf and the Group accessible by all employees via the
as a whole intrangt and mandatary training is
- Pravides for staff iraining and required for all staff in relation to the
cemmunication around the pokicy Anti-Bribery and Corruptian Paticy,
as well as monitoring and review Anl,-Fraud Palicy and Whistleblowing
by management Policy, Gur Whistleblowing service
can be accessed by all employees
Anli-Fraud Policy - Provides for fraud prevention training should they preler to raise a concern
for 34l British Land stall and requires anonymously instead of wilh their tine
stafl parcipation in any fraud risk manager. This is an independent and
assessments undertaken by the conlidential telephone service and
Group where relevant web portal. British Land cacries out
- OQutlines protocol far Lhe reporting due diligence on counlerparties to
of suspected fraud with reference ta comply with tegislation on maney
the Group’s Whistleblowing Policy laundering and 1n enable it to
Whistieblowing ~ Provides contact details for consider haw a transactian with
Policy the Group's third-party the countarparty may rell.ecl
whistlztlowing service on British Land's reputaticn.
- Duilines the types of concerns The General Caunsel and Company
] that can be repoaried 1o the Secretary has overall responsibilily
whisileblowing service for all lour p:{fr'cr‘es. These policies are
= Detads saleguarding rmeasures in regulanly rev:ewgd and appraved by
place for siaff and outlines how the ‘h? Audit Committee a{rd_ any mallers
Group will respond in cases of ra:sedunfie;xbesg po{zcues are subject
whisteblowing o extensive investigation by ihe .
Company. Regular updsles are provided
Anti-Maney - tists ‘red flags” detaling the kund of 10 the Avdit Commitiee regarding fraud
Laundering Policy SuspIcious aclivity thal may indicate and whistleblowing matters.
an atternpt to launder money
- Details moniterning and review
procedures under lhe policy
Environmental Our lang term 11,2, 4 Sustanability - Provides fgr sustainable decisions to Our Sustainability Pelicy and Brief

Matters

commitment to
sustainability and
minimising our
erviranmental
impact is ane of
British Land's key
differentiators. As
occuprers focus on
minimising their
carbon foolprint, our
ability to deliver more
susizinable space is
a key advantage.
See page 40.

Policy

be our "husiness as usual” approach
Quulines our 2030 Strategy - our goals
of rnaking our whole partfolia nat zero
carbon a5 well as growing social value
and welibejrg in the communities in
which we gperate

Sustainahitity Brief

Aligns with aur 2030

Susiainability Stralegy

Gives effect ta our Sustainabihty Policy
Sets out pur suslainability ambitions
and ihe KPls and standards required
to achigve tham

were comprehansively updated

1 2020. Qur overath commitment
15 to take decisions which are
enviranmentally and sacially
intelligent and make sound finangial
sense. This year we intraduced an
internal carbon levy of £60 per
tenne of embodied carben in new
developments ensuring that we
appropnately assess both the
financisl and the environmental
impact ol our developments We
participate w key ESG indices to
demonsirate our progress and
publish sociat and environmenlat
performance data annually

Qur Head of Developments and Head
of Broadgate have overall responsibility
for our Sustainability Briel and

cur Chie! Frnancial Oflicer has

overall responsibility for our
Sustamability Policy
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Deseription af Risk

Non-financial area business model areas’ Policies Purgose and scape Operatian and guicome

Social Matters  British Land has lang B V1. Sustanability See above A commitment to good social practices
recognisad thata 12.F,  Poliey has tong been high on our agenda. and
comenttment Lo good G.H Sustanabilty See sbove we place greal irnporia_n_ce on the way
sacial pracucas [T Briel we work with mmmu_mnes. suppliars
essential to the way we and pariners, We believe that
operate; Is accupiers Local Charter - Quilines our five key locus areas where we communication is key 1n ensuring we
increasingly consider the are active in local communities: connection meet our social obligaticns, and by
contribulion they make with logal communities; supporing Lstening to the needs and concerns ot
tg saciely, our abilily educational initiative s for local people: our staff and commuriies we are better
1o support them s an supporting local iraining and jobs: able lo provide an ervironment that is
advantage. See page 40 supporting local businesses: and sale, incluswe and welcoming. 1n 2020

coniributing to loeal people’s we recognised the greater need (o
wellbeing and enjoyrment support memal wellbeing during avery
Supplier - Qutlines standards required of our suppliers  <haitenging year which was efiecied
Code of around a number of areas, including but not through regular outreach a_nq
Conduct limited ta: health and salety; working hours,  ©92ement with communities,
responsible sourcing; communiy occupiecs and staff,
engagementi: and enwirenmental impact Chief Financial Officer has overall
- Details our zero taterance approach to rasponsibility for our Local Charter;
child labour; forced tabour; discriminatian; eur Head of Proguremant has overall
and brinery, raud and carruption respansibility lor gur Supplier Code of
- Prowdes for monitaning, corrective achion Conguct and Head of Developments has
and reporting under the policy Work averall responsibility lor our Health and
Practice Audits are carried out on our Salesy Poticy Ail Health andSa{slyrepurfs
high risk sugpliers are provided to ihe Risk Committee.
Health and - Details how British Land will meel the
Safety Policy requirements of the Healih and Safety
3t Work Act 1974
~ Provides far mandatory teaining around
Display Screen Equrpment and
Manuat Handling
= Outlines hew health and safely matlers are
managed fer staff, colleagues, service
providers and others affected by Ihe
Company’s undertakings

Employees Brivsh Land requires 12.8 Employee = Sets owl minimum standards required by all British Land remains deeply commilted
our employees to agt Code of emplayees in all their dealings in and on Lo creating an environment of fairness,
in ways that promole Cenducl behall of the Group inclusion and respect. Qur corporate
lmrnessz inclusion and - Gives etfect to our core values of Bring Your values yndergin cur commitment 1o
respect in their degtings Whole Selt. Build for the Fuiure, Listen and equality. diversity and inlegrity. We
with colleagues, Understand and Be Smarter Togethar recagnise that our workforce needs
customers, suppliers - Comprises a number of separate policies _m reflecl the communities we serve
and business partaers, including but nat brmited 1o: our Equal in ordervm create spaces that are

Opportunities Policy: our Disabled welcoming o all, and our working
Warke=s Policy: pur Gender identity ang practices and emptoyrent palicies
Transgender Pelicy; and our Bereavernent, reflact ihe imporiance of segiat hasmeny
Compassionate and Emergency Leave Poligy " @veryihing we do. This year we
updated gur rrandatory diversity and
inclusion training for all stalf and have
provided sessions on Anti-Racism and
Allyship as well as supporiing ur
Inclusve Networks in their aclivites
around celebrating diversily - including
Pride Month, Black History Month,
Earth Day. National Single Pareat Day
and Inigrnational Women's Day Our
employrnent palicies are made available
{0 colleagues on the intranet and are
raviewed annualiy.
The HR Direcror has averali responsibitity
for aur ernployrment polices,

Human Rights  British Land recognises 8, F, Supplier See above British Land operates a zero tolerance
\ne irmportance of ] Code of approach 1o human rights infringements
respecting human rights Canducl by any of cur suppliers. oceupiers of
and has been 3 signatory _ - pariners. We carry out due diligence on
to the UM Glohal 4 alivew and Indicates higher risk areas including lhe. all parties that w:ywork with angd require
Compact since 2009 uman procurement of specilic matenals ?M f_.‘~1|r our liars 1o dermansicate th me

oy i Tralticking treatment of workers on construction sites UC Supg tathe sa
We are comrnitied commilmerit ta the prevention of human
Statemen! - ! P

ta the respansikle
managamenl of social,
ethical and emvironmental
issues across our supply
chain. For further
infgrmation about ou~
activitigs, see gur
Sustainatibty Accounts.

Dutlines strategy for reduction of risk in
our supply chans with regard (o social,
environmental and ethical 1ssues

Qur Ant Modern Slavery traning is
mandatery for ail directly empleyed sialf

nghts abuses in heir operations.

Ou- Slavery and Human Trafficking
Statement can be found on our website
and is reviewed and updated annually.

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

Market
backdrop

Macro-economic context

The Cowd-19 pandemic was the backdrop
for the entire financial year. Three
national lockdowns severely impacted
gconomic activity, leading to the largest
annual contraction in GDP on record at
9.9% for calendar year 2020. However,
with good progress on the vaccination
programme, the Government has set out
a roadmap out of lackdown. 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 hospitalty
and in May, indoor hospitality was
permitted. As a result, growth 1s expected
ta pick up in the coming quarters with
housenolds having accumulated savings
throughout the tackdown periods.
Consurmer 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 suppert through

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

London office market

After g subdued first half, investment
activity rebounded strangly at the start

of the second half, with nearly £5bn of
transactions in the quarter to December
2020, representing nearly 60% of all deals
in the period. Asia-Pacific and European
investors have shewn a particular
readiness to look through the pandemic
and invest in prime Central Lendon real
estate, reflectling its long term, secure
income stream and attractive yields
compared to other global cities. The
reintroduction of travel restrictions
guring the third lackdown in fanuary
2027 impacted activity in the final quarter
but underlying fundamentals remain

sound 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
beenin bne with pre-pandemic levels

Occupational markets have been severely
disrupted by the pandemic, with activity
significantly down as businesses focused
on pear term gperational challenges and
postpened decisions on new space. As a
result, Central London take up 1n the year
was 64% below the long lerm average
althaugh 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% from

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

time, Covid-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 warking As a result, there is
encouraging interest on new space,
particularly from businesses with
requirements three to five years

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

Retail market

(nvestment activity was mixed in retail.
Velumes were very low in shopping
centres, where Lol sizes are typically
larger, and confidence weakened through
the pandemic Covid-1% has underlined
the important role that well 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
lockdawns, there is @ strong buyer paol
demonstrating renewed confidence in
the sector. In particular, the market for
assets which are small-to-medium in

lot size, with secure, sustainabte income
streams, has seen more activity. Bemand
far standalone supersieres was good
throughout the period, again reflecting
their security of income, and there
remains good investor appetite for
assets with alternative use potential.

Cowd-1% has compounded existing
siructural challenges for retailers by
accelerating the shift to ontine shapping,
which now accounts for 33% of retail
sales. As a resull, more operators have
entered CVA or administration. but
stronger retailers are adapting thewr
business models to be successiul in this
enviranment. Several operators, including
Next and M&S have identified cut of town
retail parks as playing an important role.
They are mare affardable to retailers and
can support an anline strategy through
click and collect, facilitating returns

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

Logistics market

In logistics, wvestment volumes were
very strong at nearly £12bn over the

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

60% of transactions. Vacancy rates are
declining across the UK but in Lendon,
where space is most canstrained and
demand is very strong, vacancy is around
2%. Within the M25, supply is focused

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

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

Business
Review

Portfolio valuaticn

£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/renewais (sq ft] over 1year

1.2m

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

1. Where occugiers have entered CVA or
adminisiration hyt are shil Lable for rates, these
are Irealed as occupied. Il units in admirisiration
are Irealed as vacant, then the occupancy rate
would reduce from 94, 1% to $2.4%.

Portfolio performance

¥aluation Totat property
Valuali ERY Yietd shift return

£ 31 March 2021 £m % * bps
Oifices 6,032 (3.8 07 +9 10.8!
Retat 24592 124.7] (16.8) +81 {19.14
Retail Parks 1,347 {18 6/ {15.2} +45 {12.31
Shopping Centres 895 {3571 20.3} +143 {29.2)
Residential 121 110.8) na +J37 110.2]
! Canada Water 387 125) na na [1.0)
! Total 9,132 110.8) 7.4) 33 17.01

The vatue of the portfolio was down
10.8%. The vatue of the Offices portfolio
was down 3.8%, werghted towards the
first half with values down just 0 8% in
the second half. Offices yields moved out
in the first halfl but were flat in the second
hall. Pricing in the investment market
was breadly 1n line with pre pandemic
tevels and supportive of values, although
increased availability put pressure on
lease incentives. Office developments
again were up 0.9%

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

of decline slowed significantly in the
secend half, when values were down 6.5%
compared to down 13.1% in the first half,
Shopping centres were down 35.7% in the
year. Boih categories saw the rate of ERV
decline slowing over the year, but there
was g nolable difference in yrelds, which
for shopping centres increased by 143
bps weighted toward the second half,
whilst the increase for retatl parks

was lower at 45 bps with the majority

ot the increase coming in the first half.
Shopping centres have been acutely
impacted by Covid-19 and investor
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sentiment hers remains weak with little
transactional evidence o underpin value,
particularly for larger assets Sentirnent
has improved in retail parks, where
Investrment activity has prcked up over
the year,

The value of Canzda Water fell 2.5%,
down & 0% in the first half reflecting our
investrent inta the masterplan including
a new marketing suite but up 3.4% in the
cecond half on drawdown of the headlease
tollowing the successful clearing of the
Judicial Review process.

Offices outperformead Central London
Dffices in the MSCI benchmark by 120
bps and were i ling with the All Offices
benchmark on a total returns basis.
Retail underperformed the MSCI Al
Retail benchmark due to our exposure

to shopping centres which significantly
underperiormed and where our weighting
is higher than the index. As a result,

and reflecting the continued strength of
industrials, the portfotic underperformed
the MSCI All Property total return index
by 820 bps over the period



Rent collection
Year to March 2021"

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

is outstanding.

Rent due hetween 2% March 2020 and 24 March 2021 Qlhces Retall® Tolal
Received 9% 7% 83%
Rent deferrals 1% 5% 3%
Rent forgiven - 9% 5%
Moved into administration - % 2%
Outstanding - 12% 7%
Total 100% 100% 100%

£225m £305m £530m
Collection af adjusted biling® 100% 83% 0%

March 2021 Quarter!'

As at 18 May, we have collected 84% of rent due between 25 March and 18 May. Of the remainder,”1% has been forgiven, 3% is

being patd manthly and 12% is ouistanding.

Ren: due between 25 March and 18 May OFces Retal? Total
Received 8% 2% 86%
Rent deferrals - - -
Rent forgiven - 1% 1%
Customer paid monthly 1% 5% 3%
Dutstanding 1% 22% 12%
Total* 100% 100% 100%
£45m £50m £95m
Collection of adjusted billing? 99% 76% 87%
1. As at 18 May. )
2. Includes non-office cuslomers lacated within our London campuses.
3. Total billed rents exclusive of rent delerrals, rent forgiven and tenants maved o monthly payments
Capital activity
Oliices Retail Residential Canada Waler Toral
From | April 2020 tm £m Em £m im
Purchases' - 284 - - 284
Sales? (643 [558] {18] - 11,217
Devetopment Spend 98 3 2 24 129
Capital Spend 35 25 - - 60
Net Investment 1510) [244) 114) 26 (744)
Gross Investment 776 gé8 20 24 1,690
On a propartionally consolidated basis including the Group's share of joint ventures and funds
1. Includes the purchase of Heritage House, Enfietd which exchanged and completed pos! period end. as well as Lthe commilment lg acquire the remaining 22%
interest of HUT at a GAV ol £148m.
2. Includes Beaumant Leys sale fer E9m which exchanged in the year and completed post period end and St Anne’s sales for Eém which exchanged in the year.
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PERFORMANCE REVIEW continued

The total gross value of our investment
activity since 1 April 2020 was £1.690m.
We made £1.2bn of asset disposals,
overall 6.2% ahead of book value on a
blended NIY of 4 6% In Offices, we sotd
E643m of assets 5.2% ahead of bogk
value; the most significant was the sale
of 2 75% interest in three West End
buildings to Alllanz Real Estate for £401m
representing a blended NIY of 4.3%. This
included York House where our head
office is based. We also sold the affices
and retail element of our Clarges scheme
in Maylair 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 book value. The most
significant transactions were the sale of
twa Tesco superstores at our centresin
Milton Keynes and Peterborough together
iotalling £149m and four siandalene

B&0Q stores totalling £100m. We sold

our Beaumnonlt Leys shopping centre for
E£72m in two separate transactions and
two small retait parks in Lincoln and
Newmarket for a combined total of E21m.
We scld our share of a portfolio of
reversionary interests in Sainshury’'s
superstores for £102m and made further
sales of standalone assets, including

3 Tesco in Brislington for £42rn and a
David Lloyd gym in Northwood ‘er E51m

In residential, we sald St Anne’s, our
affordable housing development at
Regent’s Place for £6m and are under
offer on the final residential unit

at Clarges

We made several notable acquisiions in
Retai. In March 2021 we acquired The Al
Retail Park in Biggleswade, Bedfordshire
for £49m on a NIY of 8.5%. Thisis a
strong trading, madern, well [pcated
scheme, easily accessible from the A7
and within the Dxford-Cambridge arc.
We expect to deliver atiractive financial
returns off stabilised rents and reflecting
our asset management expertise We saw
a similar opportunity in HUT [Hercules
Unit Trust, which comporises ten prime
retail parks| and in February we voted to
extend its terms, effectively committing
to the acquisition of the 22% interest we
do not own at March 2021 valuation HUT
had a look-threugh blended NIY of over
8%, and acqursition of the remaining
interest is anticipated for June 2021

at a gross asset value of £148m.

in May 2021, post period end. we
completed on the acquisition of Heritage
House a 214,000 sq ft urban logistics
warehouse in Enfield for £87m. This
asset is currently fully let to high qualtity
occupiers Waitrose [for their North
Lendon customer fulfilment ceatre] and
Crown Records Management and offers
significant redevalopment potential given
the opportunity to increase density.

Sustainability

We launched our 2030 Sustainability
Strategy in June, and building on our
progress over recent years, we achieved
some impartant milestones as we work
towards ocur 2030 ambitions. Recognising
our strang performance, we achieved

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

as being in line with 3 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 carbon
development at 100 Liverpool Street. We
waere able to retain half of the existing
structure at this building and made

low carbon cheices throughouat its
construction so embodied carbon was
tow at 38%kg CCie per sqm. below gur
2030 target of 500 kg COze per sqm. We
offset residual embodied carben through
accredited schemes from the Verified
Carbon Standard, split equally beiween
restoring 30,000 hectares of forest on the
Tibetan plateau and a teak afforestation
project in Mexico, We mirrored that with
an additional comrmtment in the UK,
supporting the planting of 150,000 trees
in Cumbria and Scatltand As these
forests mature, they are expected to
offset an additienal c.26,000 tonnes

of CO.e. which may contribute to the
offsetting of fuiure development projects
We were slso pleasec to achieve
BREEAM Qutstanding certriication and
are on track for a WELL Gold Standard
certification for this building.

We committed to two new developments
in the year; in tine with our strategy both
develapments will be net zero carbon.
At 1 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. ILis a pioneer project
for adopting the NABERS UK Design for
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Perlormance agproach, which prowides

3 methodology against which we can
design and test our plans to ensure we
stay oa track to achieve gur target energy
efficiency. The building will have solar
panels on the roof and use energy
efficient bghting and lifts. It includes
more than 47,000 sq ft of roof terraces
and space for over 1,000 bikes, We are
targeting a BREEAM Outstanding
certification, WELL Platinum rating for
wellbeing and WIRED Platinum rating for
digital connectivity. Its embodied carbon
is above our 2030 target at 901 kg COze
per sqm manly due to the design which
includes terraces and a retail walkway,
improwing the experience for occupiers
and visitors but resulting in a higher
carbon footprint. However, we have a
goad track record of reducing embodied
carbon against concept design. In
additian, we are actively salvaging
materials from the current building for
re-use, including the existing granite
facade which will be repurposed as
flooring At Norton Folgate, which
comprises three buildings, embodied
carbon ts 0 line with our 2030 targets at
444kg CO,e per sqm. The office buildings
will be all electric and include solar
panels on the roof and we are on track
fer 2 BREEAM Excellent rating in offices
and Very Good in retail. Its operational
energy performance will also support
progress towards our 2030 commitments
with a base build efficiency in line with
the UKGBC's 2020-2025 interim efficiency
target. Overall, average embodied carben
in our development pipeline 15 640 kg
CQze per sgm comparing well to gur
2030 target of 500 kg €0,¢ per sgm.

On the standing portfalio, bulding on
the strong progress we have made to
improve the energy efficiency of our
buildings, we are piloting nat zero asset
audits to identify further energy saving
intervantions, which if actioned, would
enable us to achieve our targel of 8 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
retrofitting of our standing portfolio and
pay for certified offsets and 15 fundad

by an internal carbon levy of £60 per
tonne of ernbadied carbon on new
developments as well as a £5m annual
float. One of the first projects to benefit
has been an LED lighting upgrade at
Regent’s Place, saving ¢ 100 tonnes

of carbon pa.



Place Based approach

This year. our community activities
focused on supporting the people in and
around our places who have been most
impacted by Covid-19. The strong local
partnerships we buill up over more than
ten years of community engagement
were instrurnental in ensuring that we
provided the appropriate support to
those who needed it most. We funded a
bespoke coaching programmes through
The Business School [formerly Cass)
helping 25 lacal partners navigate the
crisis, We supported local foodbanks
including Lifeafterhumrnus at Regent’s
Place, where our site teams and some
of our occupiers volunteered, the Eusten
Foodbank and the Nourish Community
Foodbank, through Royal Victoria Place,
Recognising the severe impact that
prolonged school closures had on many
disadvantaged chitdren, we worked with
the National Literacy Trust (o provide
them with bocks and activity packs,
benefitting an estimated 3,500 families.

With retail and hospitatity industries mast
aculely impacted by this year's lockdown,
our efforts have focused on supporting
people who became unemployed in those
sectors as a result. In Edinburgh, we
worked with long term partner Capital
City Partnership on a rapid retail recovery
plan that assisted over B0 businesses
with recruitment and workforce needs
including advice on funding and furlough,
delivered training and infermation
sessions o over 4U people and supporied
30 jobseekers into emplayment. In
London initiatives included four virtual
waork experience projects for aver 200
young people, involving our customers
and lecal pariners, Overall, nearly 1,000
peaple received meaningful emplayment
support, of which 364 moved into
employment [cormpared to 508 last year],
which is a fantastic achievement in the
cantext of the pandemic and reflects how
quickly we were sble to mobilise support.

Indicative image of Regent's'Place proposed public reatm

To inform cur longer term programme,
this year we commissioned independent
researchinto the social and ecopomic
issues facing the diverse communities
zround 25 of our places. This work
demonstrated that while there were
shared themes, such as education and
employment, there were also specific
tocal challenges. In the conming 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

$6,032m

Occupancy

94.1%

Weighted average lease length to
first break

5.5 yrs

Total property return

(0.8)%

Lettings/renewals [sq ft} over 1 year

168,000

On a prapartionally consolidated basis including the
Group's share of joint venlures and funds

Campus operational and
financial highlights

Gffice values down 3.8%, with the
City down 4.6% and the West End
down 3.2%

- 9 bps yield expansion, more
pronounced sn the West End [+13 bpsk
City [+2 bps]

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

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

- Leasing actwity subdued at 168,000 sg
ft Ideals greater than one year| in
the year

- Tetallettings and renewals at 395,000
sq ft; further 161,000 sq ft deals
agreed post pericd end, including
pre-let of 134,000 sq ft to JLL at
1 Broadgate, bringing total leasing
since 1 April to 556,000 sq ft

- Under offer and in negotiations on a
further 474,000 sq it

- Investment leitings 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 $4.1%

- Reat collection high at 99% for FY21

Campus operational review

Campuses now account for nearly 90% of
our offices portfolio. Located in some of
London’s rmost exciting neighbourhoods,
they are well-connected, high quality
anvironmenis which foster innovation
ang creatvity. As the nature of demand
changes, we are well placed to target
successful busingsses in innovative
growth sectars as we have done
successfully at Broadgate. One clear
opportunity 1s in bfe sciences at Regent’s
Ptace, benefiting from its location n the
Knowledge Quarter.
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Occupancy remains high at 94.1%. We
benefit from a diverse portfclio of high
quality accuprers focused on financial,
carparate and media & lechnology
seclors. As a result. we have collected
virtually all our rent for the full year 199%.

Leasing activity was inevitably impacted
by Covid-19 as occupiers postponed
decisions on new space to manage their
Covid response. As a result, total leasing
activity was 395,000 aq ft, inciuding
148,000 sq ft of deals over oane year

|2 3% ahead of ERVE. Howaver, interest
returned towards the end of the year,
particularly on our development

space, where occuplers with sizeable
requirements, two to three years in the
future are looking to secure space which
enables them to perform at their best.
Encouragingly, we let a further 141,000
sq {t post period end bringing lotal
leasing since 1 April 2020 to 556,000 sq ft,
we are under olfer or tn negoliations on
a further 474,000 sq ft.

Broadgate

Total teasing activity in the year covered
229,000 sq ft, including 124,000 sq ft of
long term deals. Post period end, we let
a further 134,000 sq ft to JLL for their UK
flagship office at 1 Broadgate. This deal
represented nearly 30% of the offices
space in the building and demonstrates
JLL's continuing conviction in the
importance of modern, high quality and
sustainable space. Similarly, TP ICAP
increased the size of their office at 135
Bishopsgate, signing for a further 20,000
sq ft and taking thern to 143,000 sg ft.
We signed deals with Wiltiam Blair at
Broadgate Tower [25,000] sq ft and
Western Asset Management at 10
Exchange Square [12,000] sq ft, all ahead
of ERV. We also let 17,000 sq ft of fitted
space to Vorboss at Broadwalk House,
completing in just four weeks despite the
lockdown restriclions. Rent reviews were
agreed on 257,000 sq ft. 4.2% ahead of
aassing rent including 146,000 sq ft te
Mayer Brown at 207 Bishopsgate.



We conlinue {o modernise pur existing
space with asset management initistives
across the campus, the largest of which
is a1 145 Bishopsgate [£35m cur sharel.
Other projects include the part
refurbishment of Broadwalk House,
which completed in the year, and we
are on site with partial refurbishments
of Exchange House and 10 Exchange
Square. This investment ensures that
existing as well as new space is well
posilioned 1o benelit as occupiers
increasingly focus on the best space

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

1.5 acres of green space. including
armmphitheaire style seating and outside
events space which witl be cpen to all and
arange of tree and plant life 1o support
biodiversity. Works are due to complete
at the end of the year.

A number of exciting new brands have
opened at Broadgate, including ihe first
UK Eataly, an ltalian market concept
including restaurants and bars over two
ficors and a terrace which opened at
135 Bishopsgate in April 2021. The new
retail line up at 100 Liverpool Street is
now open, including Gant, Waiches of
Switzerland, Tammy Hilfiger and Kiehls
and the UK's first John Reed Gy, with
live DJs is due to open in the summer.
Storey is now open at 100 Liverpool
Street, offering 48,000 sq ft of flexible
workspace, including Storey Club following
its success at Paddington Central.

The campus saw a valuation fail of 3.6%
reflecting mild yield expansion of 2bps
{all in the kirst 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 half. Occupancy 1s 92.0%, which
15 tower than September 2020, with the
inclusion of 100 Liverpool Street which
reached practical cormpletion 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 sg fi of
rent reviews, 21% ahead of previous
passing rent.

Aligning our campuses lowards
innovative growth seclors and businesses
15 8 key area of focus. At Regent’s Place
we see a clear opportunity in life
sciences, reflecting its lecation within
London’s Knowledge Quarter a unigue
part of London between Kings Cross,
Euston Road and Bloomsbury which is
horre to over 100 academic, cultural,
research, scienbiic and media
arganisations. We are starting lo see
early signs of \nterest 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 from an uplbifi st 1 Triten
Square, due to prolit release given

the proximity to practical completion.
Yield expansion was 17 bps averall, but
weighted towards the first half, pariially
offset by ERV grawth of 4.2% with a
number of buildings now being valued
on a refurbishment basis. Occupancy

15 26.1%.

Paddington Central

At Paddington, cyber security software
company Trend Micro extended their
7.000 sq it lease at 2 Kingdorn Street by

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

Pergola, the autdoor dining pop up on the
site of 5 Kingdom Street has performed
exceptionally welt on re-cpening and The
Cheese Barge, the latest addition to our
food & beverage offer opened in May

This year, we were pleased to secure
planning permission for an extensive
upgrade 1o the public realm which will
transform the landscaping and revitalise
the amphitheatre with work due to
cormnmence in the Auturmn. Working with
our accupiers and local partners, we
launched a cammunity garden in April
2027 for local schools and community
groups and we are supperting The
Paddington Partnership to deliver a
wayfinding narrative trail arcund the
area, inspired by community stories
and art.

The campus saw a valuation fall of 2.4%,
reflecting yield expansion of 7 bps lallin
the first halfl and ERV decline of 0.3%
Values benefited from progress made on
glanning at 5 Kingdam Street. Occupancy
is 98.4%.

Storey: our flexible workspace brand
Storey our flexible workspace offer, is
now operatienal across 348,000 sq ft. This
year, we launched a further 48,000 sq ft
of Storey space at 100 Liverpool Street
which was 37% let or under offer at
launch tc customers including ITAL BBA
International and Aperion Investment
Group. 13.00C sg K has been allocated
ta Storey Club, which cpened on 17 May
2021, providing ad hoc meeting and
avents space, as well as lounge and

café areas.

We have been encouraged by the
increase in activity in recent manths, with
viewings and enquiries returning to pre
pandemic levels. Leasing activity coverad
61,000 sqg ft for the year with 14,000 sq ft
let since 1 April 2021. We have seen goed
dermand from larger averseas carporates
looking for a main UK cifice, generally
taking larger spaces on longer terms.
We have also seen several of our
existing customers scale up, including
recruitment company Storm 2, BAl
Communications and Levin Group, We
are under affer cn a further 48,000 s5q ft
and occupancy 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 iength is 26 moanths.

Storey has proved resilient, with rent
collection for the year at 100% reflecting
the strength of its customer base. The
majority of accupiers are UK/Eurcpean
headguarters, scale up businesses or
large mullinationals. Only five custormers
deferred rents in the first half and no
further deferrals were required in the
second half.

British Land Annual Report and Accounis 2021 43



PERFORMANCE REVIEW continued

Retail

Portfolio valuation (BL share]

$2,592m

Occupancy’

94.1%

Weighted average lease length to
first break

5.1 yrs

Total property return

(19.1)%

Leltings/renewals Isq ft) over 1 year

962,000

On a proporuanally consolidated basis including the
Group's share of joinl ventures and funds,

1. Where occupiers have entered CVA or
adrminisiration bat are sull liable for rates, 1hese
are Ireated as occupied. If units in administralion
are Ireated as vacant, lhen the occupancy rate for
Retail would reduce from 94.1% to 90.4%.

Retail operational and
financial highlights

- Total Retail portfobo value down 24.7%
reflecting the ongoing impact of
Covid-19 and higher vacancies
due ta CVA and adrrunistrations

- Yield expansion of Blbps cverall;
+143bps for shopping centres,
weighted to the second half and
+42bps for retail parks, weighted
to the first half

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

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

- Leasing activity ahead of tast year
with 42,000 sq It deals greater than
ane year; 19% below passing rent

- Total lettings and renewals at 1.7m sq ft

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

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

- Good occupancy levels at 94.1%

- Fooifall since re-opening 88% of
same period in 2019; like-for-like
sales 104% of the same period in 2019
[both excluding F&B)

- T1% of FY21 rent collected; 72% of
March 2021 gquarter rent now collected

Performance review
Operational performance

Qur priority has been helping our
occupiers to trade safely when permitted,
keeping our centres fuli with the nght
mix of retailers who are additive to our
places and maximising rent collection.
We are pragmatic and proactive in our
approach, working with successful,
financially strong retailers to ensure
leasing structures are appropriate and
deliver sustainable cash flows. Qften this
has meant accepting rents which are
below previous passing rents, but are
more appropriate in the current
environrment and sustainable

lenger term.
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Desprte a chalienging occupational
market, overall leasing volumes were
ahead of last year, with deals over one
year accounting for 79% of activity [by
rent| but were 11.5% below ERV and 19%
below previous passing rent. We have a
strong pineline of deals, with 383,000 sq
ft under offer, of which 348,000 sq ft is 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 afferdable to
retailers meaning they play an important
role in 3 successful cnline retail strategy
facilitating ctick and collect, returns and
ship from store. We have seen this trend
accelerate as rates of online shopping
have increased with shoppers more
confident visiting apen-air locations

they can access easty by car and where
social distancing can be more effectively
managed. Shopping centres account for
34% of our retail portfolio, with open air
covered schemes camprising 12% and
traditional covered centres 22%. Many of
our apen air schemes were deliberately
acquired far their developrment potential,
including Baling Broadway where we
have the potential ta deliver a lifth
London 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 our retail
parks, the Kingston Centre. Milten
Keynes [20.000 sq ft] and Mayflower,
Basildon (15,000 sqg #t] and Aldi, who have
also taken space at the Kingsten Centre
[23,300] sq ft and Crown Point retail park
in Denton (20,000 sq ft). We negoliated
five renewals and ane new latting with
Sports Direct at our retail parks together
totalling 87,800 sq ft and four renewals
with Next totalling 56,400 sq ft. We were
delighted that Amazon Fresh chose our
Ealing Broadway centre for their first
physical store outside North America.
We also agreed 53 rent reviews,
delivering g 2.3% increase in rent

on average.




Footfall and sales have recovered strongly since recpening, as set out below:

Parlormance since

FYZ1 perlormance reapening'?
Benchmark % same period
% of FY20  oulperlgrmance’ss in 2019
Footfali
- Partfalio 60.3% +213ppt BB.3%
- Retail parks 65.3% +30.3ppt 99.8%
Retailer sales
- Portlelio 56.8% +14.6ppt 104.1%
- Retail parks 63.9% +21.7ppt 109.2%

. The period 11 April 2021 - 14 May 2021

Retailer sales benchmark: BDD High Sireet Index.

B LR —

tockdown annualising.

Inevitably, Covid-19 related restrictions
affected the cash flow of many of our
occupiers and hence their ability to pay
rent, We have collected 71% of rent for
F¥21 and 72% of rent for the March 2021
guarter {see Supplementary Tables for
full disclosure].

We have made good progress on rent
cotlection as a result of continuous
engagement with our customers across

. Excludes F&B and excludes assets for periods when non-essential retail was required to close.

Footiall benchmark: ShopperTrak UK National Foaifall Index.

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

. Faoliall benchmark average includes year on two-year for the montk of March 2021, retailer sales benchmark average excludes the lasi week of March 2021 due io

CVAs and administrations

Qver the year, there has been an increase
in CVAs and administraticns We have
seen 49 occupiers enter inta CVAs or
Administration accounting for 205 units
Of these units, 66 have closed, 110

have seen reduced rents and 29 were
unaffected. Overall, this has resulted In

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

Development

Lurrend Cost to ERV

Sgft value complete ERYV Let

Al 31 March 2021 ‘000 Em €m £m tm

Recently completed 520 403 - 19.4 155

Cormnrmitted 1,247 657 483 65.1 269

Near term 1,154 191 804 53.7 -
Medium lerm 4,847

Qn a graportionally consobdated bases inclyding the Graup's share aof joiod ventures 20d funds {except acea which is shown at 100%!.

Portfolio

Progressing value accretive development
is ane of our tour priorities and we have
made excellent progress in the year.
Recently cormnpteted and committed
developments now total 1. Brm sg ft and
are 50% pre let, securing £42m of future
rent. Total development exposure IS now
5.3% of portiolio gross asset value with
speculative exposure at 4.6% {which is
based on ERV], within our internal risk
parameters of 12 5%,

The majority of space in our development
pipeline is githar income producing or
held at low cost, enhancing our flexibitity,
so we have attrachve oplions we can
progress as and when appropriate. If we

were to commit to our near term pipelineg,

our speculabive exposure would increase
to 10.7% of portfolic ERY. We continue to
create options for development across
our portlolio with 1.7m sq ft of detarled
planning permissiens achieved in the
year and a further 1.2m sq ft under
consideration; we also delivered over
8m sq ft of cutline planning permissions
Ibased on gross external area, primarily
at Canada Water].

The construction market has been
impacted by lockdown so cost inflation
remains low at ¢.0.5%. The FY20/21
pipeline has shifted outwards, with
reduced competition driving down
prices, but with some upward pressure
likely given redaced labour avaiability,
constrained togistics and fluctuating
maierist cosls 35 a result of Covid-19
and Brexit. Our Brexit risks were

tightly cantrolled with lirmited effects
felt from the transition. Overall, inftation
1s expected to be flatin the current year,
ncreasing steadily through 2022 and
2023 to recent norms of 3%.

L1

Campus developments:
further enhancing the

mix of uses

Develogpment is one of the key ways

in which we realise the potential of cur
Campuses. Through development and
comprehensive refurbishments, we are
providing modern, sustainable space.
buili around the evelving needs of our
customers. More than ever, the ability to
deliver this into environments which are
safe and engaging will be an advantage,
genarating 3 lasting positive impact
beyond the sndividual buildings.

Completed developments

We reached practical completion at 100
Liverpeol Street (520,000 sq ft} in October
2020 and :n March 2021, 160 Liverpool
Streat becarne our first net zers carbon
development, when we offset the residual
carbon associated with this building.

The building is 81% let. rising to §9%
including 48,000 sq it allocated to Storey
which launched in February 2021.
Occupiers at the building include
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Peel Hunt, SMBC Europe and Mithank
Tweed. 68% of the retail space is let or
under offer and with tet space now open
in line with Government regulations

Committed developments

Our committed pipeline now stands at
1.2m sg ft, comprising 1 Triton Square

at Ragent’s Place, Norion Folgate and

1 Broadgate. 1 Broadgate {546,000 sq ft)
will be one of the most energy efficient
buildings we have delivered and aligns
with JLL's net zerc carbon ambitions.
Oemeolition of the existing buildings
commenced in May 2021, Nerton Folgate
153 336,000 sq K scheme, comprising
302,000 sq ft of office space, alongside
retad and leisure space creating 2 mixed
use gevelopment which is in keeping with
the historic fabric of the area. Benefitting !
from its location in Shoreditch, close to
Shoreditch High Street and Spitalfields
market, this building is ideally suited to
technology and creative firms and we
expect to generate higher rents cioser

ta completion when the builldings can

be viewed.



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

Dentsu Aegis Network on 3 20-year lease.

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

completion after the year end in May 2021,

Near Term pipeline
QOur near term pipeline now covers 1.2m

sq ft with the tirst phase of Canada Water,

comprising three buildings, arcnenting
for half of that. Building AY at Canada
Water provides a mix of office, retail and
residential space over 272,000 sq ft. A2
1s an office-led building, including a
new leisure centre built for the London
Borcough of Southwark, altegether
covering 248,000 sq ft. K1 is a solely
residential building, providing 7%
affordable homes. We are targeting
BREEAM Qutstanding on al! the office
space and Home Quality Mark Beta 3*
on the residential. Enabling works have
commenced and we expect to place the

main build contracts in the coming months.

At 5 Kingdom Street, Paddington Centrat,
our planning application to increase our
consented scheme from 206,000 sq fl to
438,000 sq ft was approved hy the Mayor
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 buitd to rent homes with
19,000 sq ft of office space as well as
retail accommodation. We have planning
consent for the building and will be in

a position to start on site in calendar

Q4 2021.

Medium Term Pipeline

The most significant campus scheme

in our medium term pipeline, outside
Canada Water, is 2-3 Finsbury Avenue at
Broadgate where we received consent for
our revised scherme covering 704,000 sq
ftin the year. Our new plans add more
than 130,000 sq ft to the previocus
consent. This burlding will target the
BREEAM "Outstanding’ certification in
construction. The building is currently
generating an income through short
term, more flexible tettings, including
40,000 sq ft allocated to Storey. The
further phases at Canada Waler cover
4.5m sq ft of mixed use space.

Retail & Fulfilment
development: enhancing
and repositioning our

portfolio for the future

We are untikely to undertake standalone
retail development in the near term but
we are actively identilying opportunities
for the development of urban logistics
space on our porifolio and potential
acquisitions. In addition, we have a
number of mixed use oppartunities

at cur retail centres which align well

to our 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 Work

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

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

We are scoping the broader retail
porttolio for alternative and additional
use opportunities. Following an initial
assessment, we have identified 2.4m sq ft
of opporiunities with the most significant
being logistics on the surrounding land at
Meadowhall and Teesside [together ¢. 1m
sq ftl. At Meadawhall, we have existing
outling planning permission on a
gdevelopment plat separate from the
shopping centre and would expect to
submit a reserved matters application
this year. At Teesside, we have a similar
oppartunity on land outside the retail
park and are working up our plans for a
logistics use. We made our first logistics
acquisition of 2 warehouse in Enfield
covering 216,000 sq ftin April 2021,
Located inside the M25, this site is

a prime urban logistics site and the
coverage is low at c.40% presenting a
clear opportunity to increase densification
by expanding the footprint as well as
thraugh multi-tevel develapment. The
planning environment in Enfield i1s
supportive for intensification of uses,
particularly logistics. In the meantime, the
site is fully let and s 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 sg ft mixed use
scheme in May 2020

- Drawdown of 500 year headlease
with Southwark Council completed
in Decermnber 2020

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

- Targeting annual development returns
in the low teens

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

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

At Canada Water, we are working with the
Londen Borough of Southwark to deliver
3 Sm sq ft mixed use scheme, including
argund 3,000 new homes alongside a mix
of cammercial, retail and community
space. The site is located on the Jubilee
ling and the London Overground, making
it easily accessible from London Bridge.
the West End, Canary Wharf, Shorediich
and South West London. [t will also be ar
indirect beneficiary of Crossrail, which
will free up capacity on the Jubilee Line
between Canary Wharf and Bond Street.
It covers 53 acres mncluding the dack area.
prowiding 48 acres of developable land.

In May 2020 we secured outline

planning permission an the entire 5m sq
ft masterplan, including detailed consent
on the first three buildings, covering
582,000 sq ft In December, having
successiully overcome a Judicial Review
challenge. we completed the drawdown
of the 500-year headtease with Southwark
Council, effectively combining the

ownership of all our 3ssets 3t Canada
Water into a single 500-year headlease
with Southwark Council as the Lessor. The
headlease allows for the comprehensive
redeveloprment and investment in the
site, with Southwark Council owning an
imtial 20% interest and with the ability

to parhicipate in the development, up

to & maximum of 20% with returns
pro-raled accordingly.

This s a ten to twelve year programme
for which we will target gnnual
development returns in the low leens

In parallel, we are advancing plans ta
bring i partners to support the delivery
af the wider scheme ang have had some
encouraging ¢onversations. We have
commenced enabling works for the first
phase and expect to place the main buiid
contractin the coming months.

The first three buildings will deliver

265 homes, of which aver 35% will be
affordable {split 70% social rent and
30% intermediate housingl, as well as
commercial space, public spaces and
improved pedestrian connections. As part
of oy commitment to the early delivery
of affordable housing, we will deliver
building K1 which is solely residentiat.
compnising 79 homes tall sifardable]

in Phase 1. The other buildings 17 that
phase are A1, which provides 186 homes
lincluding eight afferdable) alangside
offices and a smalt amount of retail
space, together covering 272,000 sq ft
and A2, which is offices-led but includes
a 56.000 sq fi le.sure centre within the
248,000 =g ft building.

We are explcring a range of alternative
uses, including healthcare, life sciences,
senior Living and higher educatian, and
we are pleased thal, higher education
provider, TED!-London a global partnerskip
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with King's College London, Arizona State
University and UNSW Sydney has chosen
Canada Water as the lacation for its new
campus. TEDI-Londan has taken a5 imitial
13,000 sq ft for their modular campus
with the option to expand to 40,000 sq #
which we will deliver in phasas 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 an growing sectors
and dernonstrates strong progress against
our priority to realise the potential of our
campuses Our planning permissian at
Canada Waier (s deliberately flexibie 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 sustainable
regenaration projects in the UK.
Sustainability 1s engrained in all aspecls
of the masterplan, with a key focus on
delwering net-zero carbon, promating
wellbeing and significantly

increasing biodiversity.

We are redu¢ing embodied carbon in
constructign 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 concretel
and new building technalogies. We are
also adopting NABERS UK Design for
Perfermance modelling to design to

the highest efficiency and perfarmance,
whilst also allowing for future adaptation
to suit emerging green technologies. K1
will be ane of aur first all-electric buildings

All buildings will target BREEAM
Certfication [Cammercial Quistanding.
Retail Excellent, Residential Home
Quality Mark] and as part of our holistic
approach Lo sustainability, the Canada
Water Masterplan will aiso achieve
BREEAM Communities Certification.

Wellbeing principles are at the heart of
the Canada Waler Masterplan and we
aim to create an envirpnment, accessible
ta all, that links people and places We
will enhance the individual experience
through the use of smart technologies, by
impraving local air quality and providing
access tc nature. We will increase



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

Working with local communities

We are excited to be making progress
at Canada Water and we recagnise that
developing such a large pari of London
carries real responsibiiites to the
community that lives, works and studies
in and around the area. We worked with
Southwark Council to develop a Social
Regeneration Charier to capture local
residents’ priorities for the development,
which cornmils us to working in
partnership Lo deliver on these.

This approach is aow a model for
development across the borough.

This year we have worked closely

with our communily partners to support
those mast impacted by Cownd-19. We
provided increased funding lo grassroots
organisations and local charities such
as Time & Talents, who.ran a foodbank
close to Canada Water and five of our
local partners now receive professional
coaching support via The Business
School to support them and their
organisations to emerge from this crisis.
Our partnership with Constructien Youth
Trust continues to grow; despile the
restrictions, they detivered meaningful
employer engagement to over 800
students at schools local ta Canada
Water. We are continuing to work with
Tree Shepherd to provide low-cost
workspace with business support and
advice io help local entrepreneurs get

their businesses aff the ground.

The project aims to become self-
sustaining and ¢reate a network of local
entrepreneurs to inform the ongeing
programme and maximise outreach
within the local community. We have
also signed up to the Southwark Stands
Together pledge which sets out five
commitmenis to tackle racism and
inequality in the barough of Sauthwark.

Valuation

The net valuation movernent for Canada
Water over the year showed a fall of 2.5%
to £387m with values down 4.0% in the
first half, reflecting continued investment
to support the delivery of the Masterplan,
such as a new marketing swite. We saw
an uplift af 3.4% in the second half
reflecting the drawdown of the headlease.

Canada Water Masterplan
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FINANCIAL REVIEW

“This has been a
unique year and
we have clearly

demonstrated
resilience.”

David Walker

Interirm Chief Financial Officer

Finance review Underlying Profit

Year ended 31 March 2020 2021 £m

Underlying Profit’? £334m £201m  Underlying Profit for the year ended 31 March 2020 04

Underling earning per share*? 32.7p 18.8p  Like-for-tike reat {incl CVA and admimisirations) 143)
IFRS tloss| after tax E£H,114)m £(1,083]m  Prowisions for aulstanding rents, service charge and

Dividend per share 1597 15.04p OCeferredrents’ (591
Total accounting return'? [17.0%] 115,1%) Provisions for tenant:ncentives 2

EPRA Net Tangible Assets Finance cost reductions 8
ner share'? 73p &4Bp  Nel divestment [21]
[FRS net assets E7.147m £5.983m  Develogments 10

LTyes 34.0% 32.0% Fees & olher income (2}
Weighted average interest rate® 2.5% 2.9%  Underlying Profit far the year ended 31 March 2021 201

. See Glossary on websile for definitions.
. See Table B within supplementary disclasure for reconciliations [a IFRS metrics.
. See Note 2 within the hinancial statements for calculatian.
See Nate 17 within the financial statements lor calculation and reconeihation e
IFRS metrics.
5 Onaproporiionally consolidated basis including the Group's share of joint
ventures and funds.

T AT -

Overview

Financial performance for the year has been significantly
tmpacted by Covid-19 and an already challenged retail
enviraiment. Underlying Prohtis down 34 3% at £201m, whaile
underlying earnings per share {EPS] s down 42 5% at 18.8p
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1. The year on year impact of provisians far autstanding renls. service charge
and deferred rents was £59m. This reflects the d Hference beiween the £65m
charge to the incarne staternent in the year to 31 March 2021 las disclosed
in Nate 13 of the frinancial statements| and the £4m charge in the year 1o
11 Mareh 2020

Underlying Profit decreased by £105m. primarily due to

provisions for outstanding rent, service charge and rent

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

by £8m.

Net divestment decreased earmings by £21m in the year
Proceeds from sates have and will be deployed into our value
accretive development programme The recently completed
and committed schemes are expected to generate earnings
accretion of £5Dm, of which 50% 1s already pre-let.



Since April 2020, we have completed £1.2bn of asset disposals,
overall 6 2% ahead of book vatue. This included E556m of

retail disposals, primarily the sale of three Tesco superstores
totaling £191m and four standalone B&Q steres totalling
£100rm. We sold our Beaurnont Leys shopp:ing centre far £72m
in two separate transactions and two retail parks i Lincoln and
Newmarket for 3 combined total of £21m We sald cur share of
a portiglio of reversicnary interests in Sainsbury’s superstores
for £102m ang rmade further sales of standalone retail assets,
including a Tesco in Brislington for £42m and a David Lloyd
gym in Narthwood for ES1m.

We completed £643m of office disposals since November: the
most significant iransaction was the sale of a 75% interest in
a portfalio af three buildings in the West End to Allianz Real
Estate tor £401m representing a blended NIY of 4.3%. We atso
sold the offices and retail element of cur Clarges scheme in
Mayfawr for £177m at a NIY of 3.5% and Yalding House for
E42m at a NIY of 4.4%.

Overall vaivations have reduced by 13.8% on a proportionally
consalidated basis resulting in an overall EPRA NTA per share
dectine of 16.3%.

Financing activity of £1.6bn included the extension by a further
year of £1.1bn unsecured bank facilities: £650m RCFs were
extended to 2025 and in March 2021 our £450m ESG-linked RCF
was extended to 2026. New loans of £460m were arranged, for
British Land, HUT and our new Joint Venture with Allianz.

LTV has decreased by 200bps during the year to 32.0%. The
primary driver of the movement was asset disposals which
reduced LTV by 780bps. This was partially offset by valuation
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 to refinance
unlit early 2025. We retain significant hzadroom to our debt
covenahls, meaning the Group could withstand a further fall

in asset values across the portfolic of 46% prior 10 taking any
mitigating actions.

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

Presentation of financial information

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

Management considers the business principatlycn a
proportionatly consolidated 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 an a line-by-line basis and
excludes non-controlling interests in the Group’s subsidiaries.
The fingncial key performance indicators are also presented

on this basis.

A summary income stalement and summary balznce sheet which
reconcile the Group income statement and balance sheet Lo
British Land’s interests 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 opposed to IFRS metrics which
include the non-cash valuation movement an the property
portfelia. Itis 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 NAV melrics;
Net Reinvestrment Value [NRV], Net Tangible Assets [NTA) and
Net Dispesal Value (NDV). We are reporting NTA in place of the
previous EPRA net asset vatuz [NAV]. Similarly, NDV replaces
the pravious EPRA triple net asset value measure (NNNAV].
The total accounting return is now calculated based on EPRA
NTA. Definitions of these metrics are shown in Tahle B of the
supplementary disclosures.

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

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

Loan ta value |properiionally consctidated] is also monitored

by management as a key measure of the level of debt emgployed
by the Group to meet its strategic objectives. glong with a
measurement of risk. It also atlows comparison to other
property companies who similarly monitor and report

this measure.

Income statement

1. Underlying Profit

Underlying Profit is the measure thal we use to assess income
performance. This 15 presented below on a proportionally
conscldated basis. No company adjusiments have been made
in the current or prior year and therefare this is the same as
the pre-tax EPRA earnings measure which includes a number
of adjustments to tre IFRS reported loss after tax.

2020 2021
Saction £Em £m
Gross rental incorme 560 508
Property operating expenses 182} (141]
Net rental income 1.2 478 347
Net fees and other incorme 13 1
Administrative expenses 13 (741 174]
Nel financing cests 1.4 1111) {103]-
Underlying Profit 308 201
Underlying tax charge - [24)
Non-cantralling inlerests in
Underlying Profit 12 k]
EPRA adjustments’ 11,4321 (1,241)
IFRS [lass) after tax ? [1,134)  11,083]
Underlying EPS 1.1 32.7p 18.8p
IFRS basic EPS 2 hiodlp 01M11.2p
Cividend per share 3 1597p 15.04p

1. EPRA adjustments tonsist of invesiment and development properly
revaluations, gains/losses on investrent ang trading property dispesals,
changes in the tair value of tingncial insiruments and associated ¢lose out
cosls These itemns are presented in the ‘capital and other” column of the
censolidated inceme statemen,
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FINANCIAL REVIEW centinued

1.1 Underlying EPS

Underlying EPS is 18.8p, down 42.5%_ Thig reflects the
Underlying Profit decline of 34.3% and an underlying tax
charge of £26m, partially offset by the impact of prior year
share buybacks. The tax charge follows the temporary
suspension of the dividend which resulted in a shortfall in

our REIT aroperty incoma distributians, creating a corparatian
tax Lability. With the reinstatement of the dividend. we do not
expect this tc repeat in future years.

1.2 Net rental income

. The year on year impact of prewisions {or putstanding rents and service charge
was E53m. This rellacts the difterence between the E39rm charge to the income
statement in the year 10 31 March 202} las disclosed in Nole 13 of the dinancial
staternenis) and the £6m charge in the year to 31 March 2620.

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 to deliver £85m in rents in future years and
including the recent commitment of Norign Folgate and

1 Broadgate, is already 50% pre-let.

Retail like-for-like net rental dectine is 17 4% in the year.

This reflects the impact of CVAs and administrations, declining
ERVs, longea: veid periods and reduced car park incomne over
the closure periad. The offices portfolio 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 ncorme,
with 135 Bishopsgate and 100 Liverpool Street completing
earlier in the year.

In ight of Cowid- 19, provisions made against trade debtors
increased by £53m compared to the prior year. In the March
2020 quarter we deferred rent of £10m which is held as accrued
ncome, and an impairment of £6m was made against this to
account far risk to recoverability over the next three guarters.

We take 3 systemalic approach to provisioning for rent
recevables. based on both aging profile and credit quality.

We are pravided at 66% on rent receivables and service charge
based cn balances outstanding at year end. When taking into
account post year end rent receipts of £24m this increases to
85% for trade debtors. Further detail on balances, provisions
and the charge in FY21 made against thern are set outin the
table below.
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Deblor Provisian % provided FY21
Recevahles balance balance lor impack
Less than 90 days £45m Eldm 31% El4m
90 - 182 days £20m  Elém 0%  £lam
183 - 345 days £31m E3im 100% E31m
More than 365 days £13m £13m 100% -
Trade debtors £109m  €72m 66%  E59m
Qeferred rents £10m E6m §0% Esm
Tatal €£119m £78m 66% E£85m

The above balances are presented on a proporlionally consolidatad basis, net
of VAT.

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

Trade debtars

Cvas &

Low Medium High adming. Tetal
Less than 90 days £22m £5m  ElD0m E8m  €45m
90 - 182 days g4&m £2m £4m £8m  E20m
183 - 365 days £9rn £3m Eém E17m E£31m
Mare than 365 days £2m - £3m £8m E£13m
Total E35m  €10m  €2Im  £4Im  €109m

Provision balaace
Cvas &

Law Megium High adming. Tolal
Less than 90 days E1m £fm £4m E8m  £14m
90 - 187 days £1m Elm £4m f8m  £14m
183 - 345 days £5m £3m Eém  E17m  €31m
More than 365 days E2m - £3m £8m  £13Im
Total £9m €5m  £17m  £41m £72m

The above batances are presented an a propartianaily consolidated basis, net
of VAT,

The impact of prowisions made agatnst tenant incentives
decreased by £2m compared (o the previcus year, with a
£18m pravision charge recognised in the year,

1.3 Administrative expenses

Administrative expenses have been of particular focus across
the business this year, and despite the cost resulting from aur
Cowvia response, they have remained flat on the pror year, at
£74m. The Group's EPRA operating cost ratio increased to
37.9% (2019/20: 23.5%) as a resuli of a significant increase n
property outgoing expenses due te provisions made in respect
of rental debtors, accrued income and tenant incentive, as
well as lower rental inceme fellowing sales activity Excluding
provisions made in respect of tenant debtors, accrued income
and tenant incentives, the Group’s cperating cost ratio is 20.7%
{2019/20: 18.7%)

1.4 Net financing costs



Financing activity undertaken over the last 24 months has
reduced casls by £5m in the year, predominantly as a resutt
of prigr year debl Liabitity management, partially offset by the
repayrment of the £350m zero coupon convertible bond atits
maturity in June as planned using existing facilities.

We have a balanced approach to intgrest rate risk management.

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

The reduction in Hinance 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 info
development pipeline.

2. IFRS loss after tax

The main difference between IFRS loss after tax and
Underlying Profit is that IFRS includes the valuation mavement
on investment and trading properties, fair value movements on
financial instruments and capital financing costs. In addition,
the Group's investments in joint ventures and funds are equity
accounted 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 3 loss alter tax for the prior year of £1,114m. IFRS basic
EPS was 1111.2lp per share. compared tc (110.0lp per share
in the prior year. The IFRS toss after tax for the year primarily
reflects the downward valuation movement an the Group's
properties of £888m, the capital and other income loss from
Jjoint ventures and funds to E409m and the Underlying profit
of £201m. The Group valuation mavernent and capital and
other income loss from joint ventures and funds was driven
pringipally by outward yield shift of 33bps and ERV decline of
7 6% in the portfolio resulling in a valuation a decline of 10.8%

The basic weighted average number of shares in 1ssue during
the year was 927m [2019/20: 934m].

3. Dividends

In October we announced the intention to resume payrng
dividends sermni-annually, calcutated at B0% of Underlying

EPS based on the most recently completed six-manth period.
Applying this palicy. the Board are proposing a final dividend
for the year ended 31 March 2021 of 6.64p per share. Payment
will be made on Friday 4 August 2021 to shareholders on the
regisier at close of business on Friday 25 June 2021. The
dividend will be a Property income Distribution and no

SCRIP alternative will be offered.

Balance sheet

026 021

As at March Seclicn Em £m
Property assels 11177 2,140
Dther non-current assets 131 5)
11,308 9.191
Other net cyrrent liabilities 1252} 1203)
Adjusted net debt é 13.854] 12,938|
Qther non-current liabilities - -
EPRA Net Tangible Assets 7.202 6,050
EPRA NTA per share & 773p 448p
Non-controlling interests 112 59
QOther EPRA adjustments’ 1167] (124}
IFRS net assets 9 7147 5,983

Proportionally consolidated basis.

. EPRA Net Tangible Assets NTA is a proportionally consalidated measure
that is based on IFRS net assels excluding the mark-to-market on derwatives
and related debt adjustments, the carrying value of intangibles, the mark-to-
market on the convertible bonds, as well as delerced taxalion on property
and derivalive valuations The metric includes the valuation surplus on
trading properties and is adjusted lor the dilutive imgact of share optians.
Details of the EPRA adjustments are included in Table B within the
supplementary disclosures.

4. EPRA Net Tangible Assets per share

The 16.3% decrease in EPRA NTA per share reflects a valuation
decrease of 10.8% cembined with the Group’s gearing.

Qffice valuations were down 3.8%, primarily due to the
uncertainty of economic outtook and patential changes
as a result of Covid-19. As 3 result, and coupled with lower
investment market activity, yields moved out 9bps although
ERV was marginally up. Developments again outperformed
the standing portfelio and saw a valuation gawn of 0.9%.

Valuations in Retail were down 24.7%, with outward yield

shifr of 81bps and ERV decline of 16.8%. These values reflect
angoing structural challenges faced by occupiers, compounded
by Cavid-1% and limited invesiment market aclivity. Across

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

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

Our external valuers have included an explanatory note in
relation to Covid-19 in their valuation reparts, recognising
that it continues to affect real estate markets globatly.
However, their opiniens are not subject to “material valuation
uncertainty” las defined by VPS 3 and VPGA 10 of the RICS
Valuation - Global Standards), 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 uncertainty has
been reflected in the valuations in a8 number of ways, depending
on the relevant properly 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 collection has keen inconsisient, they
have deducted 3-6 months rent as a capital sum. For offices,
the uncertainty has principally been reltected through

assumed void periods and incentive packages.

5. IFRS net assets

IFRS net assets at 31 March 2021 were £5,983m, a decrease of
£1,764m from 31 March 2020, This was primarity due to IFRS
loss after tax of £1.083m and the interim dividend paid in the
year of £78m.

Cash flow, net debt and financing

6. Adjusted net debt’

. Adjusted net debl is a proportionally consolidated measure. It represents
the Group net debi as disclosed in Nate 17 o the financial statements and
the Group's share of jo nt venture and funds’ net debt excluding the mark-to-
market on derivalives, related debt adjusiments and non-controlling nterests,
A reconciligtion between the Group net debl and adjusied net debi is included
in Table A w.lhin the supplementary gisclosures.
Net sales reduced dabt by £1,134m whils? development spend
totalled £185m wath a further E45m on capital expenditure
related to asset management an the standing portfolic. The
valie of recently completed and committed developments is
£1,060m, with £488m casts to come. Speculative development
exposure is 6.6% of ERV. There are 1.2m sq ft of developments
in our near term pipeline with anticipated cost of E8Com.

7. Financing
Greup Properticnatly conselidated

2020 2021 2020 [IF
Net debt/adjusted
net debt’ £3,247m  £2,249m E3.854m  £2,938m
Principal amount
of gross debt £32%4m  £2,29'm £4,158m  £3,183Im
Loan to value 28.5% 25.1% 34.0% 32.0%
Weighted average
interest rate 1.5% 2.2% 2.5% 2%%
Interest cover 58 4.3 38 3.0
Weighted average
maturity of
drawn debt 6 8years 7.0years 75yesrs T.byears

I Group data as preseated in Mote 17 of 1he financial statemenis, The
proportignally consolidated ligures include the Group's share of joint venture
and funds’ net debt and exclude the mark-to-market on derivatives anc retated
deb! adjustments and non-centrotling intgrests
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At 31 March 2021, our proporticnally 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. Note 17 of the financial statements
sets out the calculation of the Group and proportionally
consolidated LTV,

We sre committed (0 maintaining good lorg-term relabionships
with debt providers in the different markets, with around 30
lenders in bank facilities and private placements atone. This
year we have carried out financing of £1.6bn involving 14
different lenders.

In March 2021, we extended our E450m ESG-linked RCF by a
further year to 2026 with all eight banks in agreement. Earlier
' the year, we extended an additional £650m of RCFs, by a
further year to 2025 Qur £350m converubie band was repaid
at its scheduled maturity in June 2020 as planned using RCFs.

In Decembar 2020 we signed a £100m unsecured loan facility
wilh Homes England to tund specified infrastructure works
which will accelerate the delivery of up to 3,000 homes at
Canada Water. The loan facility has a seven-year term

which may he extended at our request, subject to Homes
England's approval.

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

In March 2021, we also raised 5 £160.5m seven-year loan from
SMBC for our new Joint Venture with Allianz in which we have
& 29% stake, secured on the assels of the JV.

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

As a resull of this activity, at 31 March 2021 British Land had
£1 8bn of undrawn faciliies and cash and no requiremant to
refinance until early 2025

Our debt and interest rate management approach has enabled
us to maintain a low weighted average interest rate of 2.9%.
Ttus is 3 40bps increase fram 31 March 2020, and 15 due Lo Lthe
repayment of our RCFs with proceeds from disposals, which
will be redrawn as we deploy proceeds into developments

or acquisitions. Our use af interest rate caps as part of our
hedging means that the cost on around balf of our dabt
benefits while markeal rates remain low.

Fitch Ratings, as part of their annual review in August 2020
affirmed our senior unsecured credit rating A, our lang term
IDR credil rating ‘A-" and short term IDR credit rating 'F17, with
Stable Qut.ook.

The current enviranment reinforces the importance of a strong
balance sheet.

£
David Walker
Interim Chief Financial Officer



FINANCIAL POLICIES AND PRINCIPLES

Financial
strength

and balanced
approach

Leverage

We manage our use of debt and equity
finance to balance the benefus of leverage
against the risks, including magnification
of property returas, A loan to value ratio
LTV measures our leverage, primarily
on a preportipnally consolidated basis
including our share of jeint ventures and
funds and excluding nen-controlling
interests. At 31 March 2021, our
proportionally consolidated LTV was 32.0%
and the Group measure was 25.1%. Our
LTV is manitared in the context of wider
decisions made by the business. We
manage cur LTV through the property cycle
such that our financial position remains
robustin the event of a significant fall in
property values This means we do not
adjust our approach te leverage based
only on changes in property market yields.
Consequently, cur LTV may be higher in
the low point in the cycle and wil! trend
downwards as markel yields lighten.

Debt finance

The scale of gur business, combined

with the guality of our assets and rental
income, means that we are able to
approach a diverse range of debt providers
to arrange finance on attractive terms
Good access to the capital and debt
markets allows us to take advantage

of appartunities when they arise. The
Group’s approach to debt financing lor
British Land is 1o raise funds predominantly
on an unsecured basis with our standard
financial covenants [set out on page 77).
This provides flexibility and low operational
cost, Our joint ventures and funds which
choose {0 have external debt are each
financed in ‘ring-fenced’ structures
withoul recourse te British Land for
repayment and are secured on their
relevant assets. Presented on the
following page are the five guiding
principles that govern the way we
structure and manage debt.

We have worked consistently over recent years to
achieve a robust financial footing, positioning us
well to meet the challenges of this year and to
pursue market opportunities.

Monitoring and

controlling our debt

We manitaor our debt requirement

by reviewing current and projected
borrowing levels, avaitable facitities, debt
maturity and interest rate exposure. We
undertiake sensitivity analysis (o assess
the impacl of proposed transactions,
maverments in interest rates and changes
v property vatues on key balance sheet,
liquidity and prefitability ratios. We also
consider the risks of 3 reduction in

the availability of finance, including a
temporary disruption of the financing
markets. Based on our current
commitments and available facilities, the
Graup has no requirement to refinance
until early 2025. British Land’s undrawn
facilities and cash amounted to £1.8bn

at 31 March 2021,

Managing interest

rate exposure

We manage our interest rate profile
separately fram our debt, considering
the sensitivity of underlying earnings to
moverments it market rates of interest
over a five-year period. The Board sets
appropriate ranges of hedging on dabt
over that period and the longer term, Qur
debt finance is raised at both fixed and
variable rates. Derivatives |primanly
interest rate swaps and caps| are used
to achieve the desired hedging profile
across proportionally consalidated net
debt. At 31 March, aur debt was fully
hedged an a spot basis, with interest rate
hedging on 78% of our projected debt on
average over the nex; five years, wiih a
decreasing prolite over that period. Qur
use of interest rale caps as part of our
hedging [alongside swaps] means that we
also benefit if market rates remain low.
Accordingly we have a higher degree of
pratection an interest costs in the short

term and achieve market rate finance
in the medium to longer term. The
hedging required and use of derivatives
15 managed by a Derwvatives Committee.
The interest rate management of joint
ventures and funds is considered
separately by each entily’s board,
taking into account agpropriate

factars for its business.

Counterparties

We monilar the credit standing of our
counterparties to minimise risk exposure
in placing cash depesits and arranging
derivatives. Regular reviews are made

of the external credit ratings of

the counterparties.

Foreign currency

Qur policy is ta have no material
unhedged net assets or liabilities
denominated in foreign currencies. When
atlraclive termns are available, the Group
may choose to borrow in currencies othar
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 cur saurces of finance

We monitor fingnce markets and seek to access
different sources of finance when the relevant
market conditions are favourable to meet the
needs of our business and, where appropriate,
those of our joint ventures and funds. The scale
and guabty of cur business enable us to access
a broad range of unsecured and secured,
recourse and nan-recourse debt. We develop
and maintain long term relationships with
banks and debt investors. We aim to avaid
reliance on particular sources of funds and
borrow from a large number of lenders from
different sectors in the market across a range
of geographical areas, with argund 30 debt
praviders in bank facilities and private
placements alone. We woark lo ensure that
dabt providers understand our business,

adapting a transparent appreach to provide
sufficient disclosures to enable them to
evaluate their exposure within the averall
context of the Group. These factors increase
our attractiveness to debt providers, and in the
last five years we have arranged £2.9bn {Britishy
Land share £2 6bin) of new finance in unsecured
and secured lean facilities, Sterling bonds and
US Privata Placements. In addition, we have
existing long oated debentures and secunitisation
bends A European Medium Term Note
programme is maintained to enable us to
access Sterling/Eure unsecured bond markets
when it is appropriate for our business, and the
taunch of our Sustainable Finance Framework
during the year enables us to 1ssue sustainable/
green finance to help the implementation of our
Sustainability Strategy.

£3.2bn

total drawn debt
Iproportionally
consolidated)

in over

20

debt instruments

Phase maturity of debt portfolic

The maturity profile of our debt is managed with
a spread of repayment dates, currently between
one and 17 years, reducing our refinancing risk

in respect of timing and market conditions, As 2
result of our financing activity, we are shead of

our preferred refinancing date horizon of nat
less than two years. In accardance with our
usual practice, we expect to refinance facilities
ahead of their maturities.

7.6 years

average drawn
debt maturity
[proportionally
consolidated)

Maintain liquidity

In addition to our drawn debt, we aim always
to have a good level of undrawn, committed,
unsecured revoiving bank {acilities. These
facilities provide financial Lguidity, reduce the
need to hold resources in cash and deposits,
and minimise ¢osts arising from the difference

between barrowing and deposit rates, while
reducing credit exposure, We arrange these
revolving credit facilities in excess of aur
committed and expected requirements to
ensure we have adeguate financing availability
to suppert business requirements and

new opportunities

£1.8bn

undrawn facilities
and cash

Maintain flexibility

Qur facilities are structured to provide valuable
flexibility for investment activity executian,
whether sales, purchases, developments or
asset management injtiatives. Qur unsecured
revolving credit facilities provide full operational
flexibilily of drawing and repaymaent (and
cancellation if we require] at short notice

without addrticnal 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 agsets
in and out of the security poal, as required for
the business

£19bn

total facilities

7

Maintain strong metrics

We use both debt and equity financing. We
manage LTV through the property cycle such
that our financial posibion would remaimn rebust
in the event of a signiticant tall in property
values and we do not adjust cur approach to
leverage based only on changes in property
market yields We manage our interest rate
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profile separately from our debt, setting
appropriate ranges aof hedged debt cver
a hve-year period and the longer term.

We maintained aur strong senior unsecured
credit rating ‘A", long term I0R credit rating "A-',
and sho-t term IDR credit rating 'F1,, affirmed
by Fitch during the year with Stable outlook.

32.0%

LTV (propertionally
consolidated]

A

senior unsecured
credit rating



Group borrowings

Unsecured financing far the Group
includes bilateral and syndicated
revalving bank factlities [with initial
maturities usually of five years. often
extendablel; US Private Placements with
maturities up to 2034, and tha Sterling
unsecured bond maturing in 2029

Secured debt for the Group [excluding
debt in Hercules Unit Trust whichis
coverad under ‘Borrowings in our jaint
ventures and funds’] is provided by
debentures with maturities up to 2035,

Unsecured borrowings

and covenants

There are two financial covenants which
apply across all of the Group's unsecured
debt. These covenants, which have been
cansistently agreed with all unsecured
lenders since 2003, are:

- Net Borrowings not to exceed 175%
of Adjusted Capital and Reserves

- Net Unsecured Berrowings not to
exceed 70% of Unencumbered Assets

There are no income or interest cover
covenants on any of the unsecured debt
of the Group

Unsecured financial covenants

The Unencumbered Assets of the Group,
not subject to any security, stocd at
£4.7bn as at 31 March 2021,

Althcugh secured assets are excluded
from Unencumbered Assets for the
covenant calculations, unsecured lenders
benefit fram the surplus value of these
assets above the related debt and the
free cash flow from them During the
year ended 31 March 2021, these assets
generated £28m of surplus cash after
payment of interest. ln addition, while
investments in joint ventures do not farm
part af Unencumbered Assets, our share
of free cash flows generated by these
ventures is regularly passed up to

the Group

Secured borrowings

Secured debt with recourse to British
Land is provided by debentures with

long maturities and limited amortisation.
These are secured against a combined
pool of assets with commaon cavenants;
the value of the assets is required to
cover the amount of the debentures by

a minimum of 1.5 times and net rental
income must cover the interest at least
cnce. We use our rights under the
debentures to actively manzage the assets
in the security pool, in line with these
caver ratios. We continue to focus en
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 lang
dated securitisations ar secured bank
debt. according to the requirements of
the business of each . A new bank loan
was arranged during the year for cur
JV with Albanz which includad LTV

and ICR covenants.

Hercutes Unit Trust has two term bank
loan facilities maturing in 2022 and 2023
arranged for its business and secured on
its property portfolios, without recourse
to British Land. These loans include LTV
ratios of 65% and 60%, and Incame
based covenants.

The securitisations of Breadgate €1,215m
and Meadowhall £554m have weighted
average maturities of 9.5 years and 7.4
years respectively. The key financial
covenant appticable is to meel interest
and scheduled amortisation [equivalent
ta ane times cover|; there are no LTV
default covenants. These securitisations
have quarterly amortisation with the
balance outstanding reducing to
approximately 20% to 30% of the

original amount raised by expected final
maturily, thus mitigating refinancing risk

There is no abligation on Briush Land 1o
remedy any breach of these covenants in
the debt arrangement of joint ventures
and funds.

2017 2018 2019 2020 021
As 31 March % % % % %
Net barrowings to ad;usted capital and reserves 29 29 29 40 33
Net unsecured borrowings to unencumbered assets 26 23 21 a0 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 rebust crisis management
plans in response to Covid-19; the Board and
key Committees met reqularly to mitigate the
risks across our business

Assessment of emerging risks including the
longer term implicatians of Covid-19 on the
role of offices and physical retail and our
stralegic response. Covid-19 has acled as

a catalyst far existing trends of the shift

to online retail and more flexible

working praclices

Proactively managed our rent collection and
occupier risk in a chaltenging market backdrop

Maintaining our financial resilience and
sufficient liquidity

Brexit Planning Steering Committee operated
prior to Brexit to assess risks and co-ordinate
our mitigating aclions; naw being managed as
part of business as usual

- Managing sustainability and climate-related
risk and opportunities, Undertook scenario
analysis ot physical risks in line with

TCFO requirements

Our priorities for 2021/22

—- Continue to proactively manage the
ongoing risks arising from Covid-19
and the implications for our strategy

- Effective risk management of aur key
operational risks including development,
snvestment in new opportunities, our
partnerships with third parties. our asset
managernent capability and leasing and
oCcupier risks

Further enhance gur internai control
framework and ensure this is fully
embedded across the Group

Enhance our cyber security and
T infrastructure

.

Environmental matters including scenario
analysis of aur transition ricks as we mave
lowards full compliance of TCFD by FY22
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Our integrated risk management approach

Top down
Strategic misk managemanl

" Bottemup

Operational risk management

: l Beard/Audit Commitlee/CSR Committee

Review external env rgnmen:
Robust assessmant of principal risks
Set nsk appetite and parameters
Determine strateqic action prunis

J ;

Assess effectivaness of risk managernent process
and internal cantrol sysiams

Repari ¢n principal Fisks and uacerlainties

Risk Committee/Executive Dhrectors

Idenuly princrpal risks

Direct defivery ot sirategic actians in Line
wath risk appatite

Manitor key nisk indicatarg

Consider tompleteness al identified risks and
agequacy of Miligating aclkans
Consider aggregatien al risk expasures across.
the business

: [ Business units

Execute sirategic aclions
Repart an key risk indicatars

We maintain a comprehensive risk
marnagement process which serves to
idenlify, assess and respond to the range
of frnanciat and non-Iinancial risks facing
our business, including those risks that
could threaten solvency and liguidity, as
well as to identify emerging risks. Qur
appraach is not tended to eliminate risk
entirely, but nstead ta manage our risk
exposures acrass the business, whitst

at the same time makg the most of

our epportunities

Qur integrated appreach combines a tap

down strategic view with a complementary’

bottom up operational process, with
three lines of defence, as outlined in the
diagram above The Board has overall
responsibility for risk management with
a focus an determining the nature and
extent of expasure to the principal risks
the business is willing lo take in achieving
its strategic objectives. The amount of
risk 15 assessed in the context of our
priorities and the externat envirgnment
i which we operate - this is our risk
appetite. It is integral to both our
consideration of strategy and to aur
medium term planning process,

The Audit Committee takes responsibility
tor overseeing the elfechiveness of risk
rmanagement and internal contrel
systems on behalf of the Board and
adwises the Board on the principal risks
facing the bustess including those that
would threaten its solvency or liquidity.
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Report currant and emerging risks

Identify, evalvate and miligate cparalional risks
recorded int riSk “égrster

The Executive Direclors are responsible
{for delivering the Company's strategy, as
set by the Board, and managing risk. Our
risk management framework calegorises
our risks into external, strategic and
operatiwnal risks. The Risk Commitiee
[comprising the Executive Committee and
senior managemast across the business
and chaired by the Chief Financial Officer)
is responsible for managing the priacipai
risks in each category in order to achieve
our perfarmance goals

Whiist ultimate responsibility for
cversight of risk management rests

with the Board, the effective day-to-cay
managemeni of risk is embedded within
gur aperational business units and farms
an integral part of all activities. This
bottom up approach allaws potential
risks to be identified at an early stage and
escalated as appropriate, with mitigations
putn place to manage such risks. Each
business unit maintains a comprehensive
nisk register. Changes 1o the register are
reviewed guarterly by the Risk Committee,
with significant and emerging risks
escalated te the Audit Committee

Internal audit acts as an ‘ndependent
and objective assurance functior by
evaluating the effectiveness of aur

risk management and internal controt
srocesses, through indepencent review.

In sumMmary, our approach to risk
management is centred on being
risk-aware, clea-ly defining our risk

|

Monitor KRis & nisk comirals and 1ake agprogriate aclion

i



appetite, responding to changes 10 our
risk protile guickly and having a strong
risk management culture among
employees with clear roles and
accountability. Our organisational
structure ensures close involvement

of senior management in all significant
decisions as well as in-house management
of pur property management activities
and development.

To read mare about the Board and
Audit Committee's risk oversight,
see pages 99-100 and 120

Our risk appetite

Our risk appetite lies at the heart of our
risk management end is integral to both
business planning and decision making.
The Group's risk appetite 1s reviewed
annually as part of the strategy review
process and approved by the Board, in
arder to guide the aclions management
takes in executing our strategy.

We have dentihied a dashboard of Key
Risk indicators [KRIs] for each internal
principal nsk with specific tolerances
for each, which are integrated with ihe
operations of the business [summarised
below]. Their aim is 10 provide early
signats to aler! management to
increasing risk exposures or trends that
could threaten the achieverment of our
prionties and allows informed decision
making Cur KRIs are reviewed quarterly

Cashboard of Key Risk Indicaters [KRIsl

Princigal internal nsks Key risk indicators

by the Risk Committee, to ensure that the
activities of the business remain within
our risk appetite and that our risk
exposure 15 well matched to changes in
our business and our markets. The risk
indicators are a mixture of leading and
lagging indicators and focus on the most
significant judgementls affecting our risk
exposure, including our investment and
develepment strategy; the level of
occupaticnal and development
exposure; our sustainabilily risks;

and our financial resilience.

Whilst our agpetite for risk will vary
over lime and during the course of the
property cycle, in general we maintain a
balanced approach to risk Our appetite
for financial risk has reduced aver the
last few years, whilst our appetite for
operational risk has increased reflecting
our strategy for active capital recycling,
investment in growth sectors and
developments. It also recognises the

structural changes affecting our markels,
which have been compounded by Covid-1%.

During the year, we have continued to
actively manage our incremental risk
exposure by.

- Taking a pragmatic approach tg
leasing te rmaximise occupancy and
improve rent collection. Our income
collection risk is elevated with gur
occupier covenant risk in terms
of percentage of rent classified as

‘high risk’, having operated above

our optimal tolerance level in the near
term given the impact of Covid-1% on
our customers. We continue to actively
monitor and work proactively with our
customers who have been
disprapertionately ajfected by the
pandemic lo agree pragmatic and
equitable solutions We zlsa perform
occupier covenant checks so that we
can be proactive 1n managing exposure
to weaker cccupiers,

Accelerated sales of non-core assets,
executing £1.2bn of sales since April
2020, enhancing the strength and
resilience of our balance sheet.
Disciplined approach to development
including managing our speculative
exposure, using a bread range of
contractors and closely monitoring.
coupled with aur successhul
pre-letling strategy.

Maintaining an efficient capital
structure and liquidity positicn, We
retain significant head-oom te our
Group debt cavenants and rehnance
proaciively, 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 promoting
both their physical and mental wellbeing.

Investment strategy -

Invesiment Commitise]
- Annual IRR process which forecasts prospactive returns of gach asset
- Percentage of our portfolio in joint ventures and funds

Execution of targeted acquisitions and disposals in line with capital allocation plan joverseen by

Development strategy -

Total development exposure <12.5% of portfolio by value

- Speculative development exposure <12 5% of portfolic ERY
- Residential development exposure
- Progress on execulion of key development projects against plan lincluding evaluating yields on cost)

Capilal struciure -

Manage our LTV through the property cycle

-~ Net debt 1o EBITDA
- Financial covenant headroom

Finance strategy -

Periog until refinancing is required of nat tess than two years

- Percentage of debt with interest rate hedging (average over next five years)
- Flexible debt facilities

Enviranmental -
sustainability -

Energy performance certificates
Percentage af portfolio at high risk of flood

Pegple -

Velumtary staff turnover

- Employee engagement and wellbeing

Income sustainability -

Market letting risk including vacancies, upcoming expiries and breaks, and speculative develapment

- Qccupier covenani strength and concentration fincluding percantage of rent classified as "High Risk’|
- Occupancy and weighted average unexpired lease term
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MANAGING RISK {N DELIVERING OUR STRATEGY continued

Covid-19 action plans

- lmplemented business continusity and
remote working plans ta enable effective
working from home for all our employees
wha did nol need to be on-site

Actively monitored employees’ mental
and physicai wellbeing, and the health
and safety of our employees remains a
top priority

Preparation and implementation of
detailed asset plans 19 manage both the
closure and reapening of stores safely
with robust Cavid-19 safeguardsin place
in line with Government guidelines. Also
prepared and implemented detailed plans
for each of our office assets as well ag
detailed guidance for our occupiers for
the comtinuing safe cccupation shraughout
the pandemic

Waorked closely with our customers,
pariners, local communities and
organisalions associated with gur
nlaces o ensure we could provide
appropriate support

Worked proactively with customers to
maximise nccupancy and rent ¢gllection

- Disciplined approach te development
tncluding a balanced approach ta our
speculalive exposure

Collaboration with our suppliers lo ensure
the viability of our supply chain and the
continuity required; also important given
the continued uncertainty brought abouyt
by Brexit

Prepared action plans with contingency to
deal with material impoerts, labour supply
and maintain programmes for all aur
developments, having implemented the
current Canstruction Leadership Council
Site Operating Procedures

- Extensive farecasting, stress testing and
modelling of various scenariss to ensure
our financial pesition remains strang and
we take appropriate actions, The key steps
taken to imprave our financial resilience
included accelerating nen-core asset
sales, maintaining sufficient liquidity,
temporarily suspending our dividend
and stringently manaqing our cost hase

Qur risk focus

The centinuatly evolving circumstances
caused by the Covid-19 pandemic,
cougled with the backdrop of geapolitical
and macrogconomic uncertainty, has, and
continues lo present a rapidly changing
near term operaling environment for

our business 1o navigate. Whilst our
performance has been imnpacted. our
financial position remains strang and
demonstrates the importance of our risk
management ta protect our business
through this period of uncertainty and
adapt to a rapidly-changing environment.
We have robust crisis management

and busimess conbinuity plans in place
and acted swiltly in dealing with the
exceptional challenges posed by Covid-1%9:
our focus has been to ensure the safety
of aur peaple; our assels are securely
marntained and to support our
customers, suppliers and local
communities as set out on the left.

Looking forward, whitst the successful
rollout of the Government's vaccination
prograrmme provides optimism, it is
anticipatec that Covid- 19 will still be
prevalentin society. Therefore, risk
caanagement and the Group's continued
ability to be Hexible in respending to the
risks as they evolve will be fundamental
to our business.

Brexit, and potential for disruption, was
also a key focus of the Greup during the
year and we took appropriate actions to
mitigate the key risks to our business.
The key operatranal steps laken included
maintaining sufficient Liquidity and
financial resilience, working with our
developrnent cantractors to minmise
cost and delay risk to our development
programme, increasing stacks af spare
parts to ensure the centinued operation
of our assets and updating our crisis
management ptans to improve our
response to unpredictable events.
Whils! the UK and EU reached a trade
agreement shortly before the end of the
transition period, we continue to actively
monitor any r1sks through this period of
transition and remain alert to any new
Issues wh,ch may arise.

Buring the year, the Risk Commttee has
alsa facused on some key cperatronal
risk areas across the business including

- accupier risk and managing our
axposure to customers or sectars 10
a more challenging market backdrop

- covenant streagth of pateatial
construction contractors and
Managng cur exposure
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- health, safety and environmental risk
management. Our Health and Safety
managament system was re-certified
under 150 45001
climate change which 1s increasingly
important for risk managament. The
Risk Committee is overseeing the
Steering Committee’s progress
towards TCFD complance

- ongoing data privacy programme
and implementation

- payment operations, key linancial
controls and counterparties

- procurement and new supplier
enboarding process

- internal audit and implementing
control findirgs

- information securily and key controls

- compliance audits across our assets

Our principal risks
and assessment

Our nsk management framework

i steuctured around the peincipal

risks facing British Land We use a2

r sk scaring mairix to evsure risks

are evaluated consistenily; we assess
both the likelihood and the financial and
reputational impact. From this we identity
both the external and iniernal sirategic
and operational principal risks which
currently have a higher Likelihood and
potential impact on our business. Whilst
the Board recognises that it has fairly
limited control over the external principat
risks, it reviews their potential impact on
our business and these are taken into
account in our decision making. For our
internal principal risks the Board makes
sure that appropriate controls and
processes are in place o manage

these risks.

The Board confirms that a robust
assessment of the principal and
emerging risks facing the Company.
including those that would threaten its
business model, future perfarmance,
solvency or liquidity, was carried out
during the year taking 1nto account the
evolving Covid-19 risk and the economic
and poliical envtronment.

In accordance with our risk management
process, Covid-19 15 viewed 35 an
overarching risk rather than 3 single
principal risk. 1t has had a material
negative impact on our business, in
particular resulting in reduced rent
collection in gur Retail business, an
increase in fallures amongst our retailer
customer base and reduced physical



occupancy at cur office-led assets.
Changes in Gavernment regulation and
intervention in leasing contracts have
occurred which also present a risk to our
business, such as the rent moratorium
The impact of the pandemic continues
to evolve and affect our entire risk
landscape We have incorporated
commentary into each principal risk
|as sef out on pages 82-87) which

we continue to actively monitor.

Qur current assessment s that the
majority of our principal risks we flagged
as elevated last year remain heighiened.

While the good progress on the
vaccination programme and roadmap
out of lockdown provides optimism,

the trajectory of the pandemic is highly
uncertain with risks from future vartants
and thus it is too early to conclude that
the risks to our business have reduced.
Albeit, the risks to Economic Outleok and
Investment Markets have reduced fram
the elevated levels immediately alter
the outset of Llhe pandemic, whilst the
risks to our Development Strategy and
People, have increased. See Risk

heat map below.

We have also added one principal risk

as a standalone risk being Environmental
Sustainability in light of the significance
to the business and our customers: and
the exlernal aspects of climate risks are
incorporated within our catastrophic
business event and political and
regulatory risks.

The principal risks are summarised
below and detaited overleaf. including
an assessment of the patential impact
and iikelihood and how the risks have
changed in the year, together with
how they relate to our priorities.

Our risk assessment

Related

Principal nsk priority

Change
year an
year

Risk heat map

External risks

El Economic outlook

0000

izl Political and regulatory outlogk

0000

O

@ Office investment market

O

Retail investment market

@10)

IE] Office occupier markel

00 O

Tl T«

Retailoccup\er market

ole;

E] Availability and cost
of finance

o000

[E] Catastrephic business event

QOO0

I T[T

Internal risks - strategic

Investment stralegy

0000

Development sirategy

0000

E Capital structure

Q000

Finance slrategy

0000

IEI Environmental sustainabilily

Q00

Olt|¢]=|2

Internal risks - operational

EI Pagple

0000

Likelihood

Impact

[E] Incame suslainability

0000

T

Other Group risks

Key

Qur priorities

O Realising the potential of &3 No change . )
our Campuses 1 increase These risks comprise:
O Progressing value 1 Decresse A Operating model including

accretive development

() Targeting the opportunities
in Retail & Fulfitment

O Active capital recycling

O New risk

In add«ian to our principal risks, there are also a number of other
risks that are largely operational in nature and are managed
centrally with appropriate processes and mitigation plans in place

Change year on year

reliance on third parties
B Culture

C. Information systems ard

tyber security

0. Effective control environment
£. Fraud and corruption

F. Compliance and
legal framework

G. Supply chain management
H. Health and Safety

Naie: The above illvstrates principal risks which by their nature are thase which have the potential to sigruficantly impact the Group’s strategic objectives, inancial
position or repulation. The heal map highlights nel risk, after taking account of principal mitigations The arrow shaws the movement lrom the 2020 point
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PRINCIPAL RISKS

External risks

Risks and impacts

How we maonitor and manage the risk

Change in rigk assessment in year

[}Economic cutlaok

The UK ecenomic climate presents
risks and opportunities in property
and financing markets and to the
businesses of our customers
which can impact bath the

delivery of our strategy and

our financiat performance.

- The Risk Cemmittee reviews quarierly ihe
econemic environmenl in which we pperate
to assess whether changes to the ecanomic
cutlook justily a reassessment of the risk
appetite of the business.

- Key indicatars including forecast GDP growth,
employment rates, business and consurner
confidence, interast rates and inflation/deflation
are considered. as well as central bank guidance
and gavernmeni policy updates

- We stress lest our business plan 3gains!

a dewnlturn in economic autlock Lo ensure
our financial position is sufficiently flexible
and resilienl.

- Qur business madel focuses on & ugh qualty
portialie underpinned by our balance sheet
and financial strength.

)

The Covid-19 pandemic has brought subsiantial
economic cantraction, with the UK's GDP lalling
9.9% lor the calendar year 2029, severely
impacling both our markets and the

businesses of our customers.

The combination of strong Government spending
tin particular the Job Retention Schemel, low
inflation and low interest rates helped mitigate
some of the impact of Covid-19.

Economic growth is expecied to bounce back
relalively quickly as restrictions ease and

the Gavernment has set out a four-stage
roadmap with a view to lifting all resirictions

by 21 June 2021

Qverall, the risk to the aconomic outlook has
slightty reduced irom Lhe elevated {evel lasl year,
in view af the good progress with the vaccinatian
programme and the economy is an track far ful
regpening (n June_ Albeit, the trajectory of the
pandemic remains a key area af uncertainiy

and any sigrificant re-emergence of Covid-19

or new variants could result in the imposition of
reslrictions and further economic damage and
there are aloo concerns that initation may rise.
The Board and executive Leam have lakea
appropriate action to help us navigate the near
term challenges and delermine the longer term
strategec gdirection of ike business focused on
four priaciles.

{2] Political and requlatory outlook

Signilicant political events and
reguiatory changes, including the
UK's decision to Leave the EU, and
Government policy response to the
pandemic, bring risks principally in
tour areas:
- reluctance ol investors and
businesses 1o make investment
and oscupational decisions whilst
ing cUiCOme ramamns uncertamn
- thempact on the case for investment
n the UK, and on specilic policies and
regulation introduced, particularty
those which directly impact real
eslate or aur customers
the palential for & change of
teadership or political direction
the impact gn the businesses
of our oecupiers as well as aur
own busmess

- Whilst we cannol influence the outcome ol
significant polilical events, we do take the
uncertainty related to such events and the range
of possible outcemes into account when making
strategic tnvestmeant and financing decisions.
internally we review and moniter proposals

and emerging paticy and legislation lo ensure

that we take the necessary steps o ensure

compliance, it applicable. Additionally, we
engage public aifairs conseltants 1o ensure that
we are properly briefed on the potential policy
and regulalory implications of political evenls.

We also monitor public trust in business,

- Where appropniate, we act with other industry
paruicipants and representative bodies 1o
contribute to pelicy and requlatory debaie.

We monitor and respond to social and political

reputational challenges relevant ta the industry
and apply our own evidence-based research to

engage in thoughl leadership dis¢ussions, such
as with Design for Life,

The politicat risk cutiook remamns high dictaled
by the national ard glodal response 1o Cevid- 19
Furthermore, the global geopolitical and trade
envirgnments ramain uncertain

While the UK managed to secure a deal with

the EU, avaiding major disruphion to lrade, the
reabties of the new Lrading relatianshup are
expected ta dampen ecénaomic growth in the
short term. Also, further unceria:nty remains
until the agreement in respect of hnancial
services 15 fnalised

Changes in Governmenl regulaticn and
interventron in leasing contracts have occurred,
which have presented a risk to our business.
such 3s the rent moratorium Alsa, the very
recen! court decisions on CYAs and Restructuring
Plans have clarified the methods occupiers can
use 10 adversely alter therr rental and ather
obligations 1o praperty owners Thereis alse
increased potential far 1ax rises on businesses
We cantinue to regulariy moniter proposed and
actual changes in legislation and regulations and
with the help of professional bodies, if possicle,
mitigate (he risks to our business During the
year we have engaged with the Briish Praperty
Federalion in their response to the Governmenl's
call for evidence on how to address the impac! of
Covid-19 on commercial rents

Key

Change in risk assessment from last year

T Increase
<> Nochange
J, Decrease
D New risk
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External risks

How we monitor and manage the risk

Risks and impacts

Change inrisk assessment in year

Commercial property investor demand

Reduction in investor

demand for UK real

estate may result in

falls in asset valuations

and could arise from

variations in:

- the heallh cf the

UK econcmy

the attractiveness of

investmenl in the UK

- availability of finance

- relalive atlractiveness
of gther assel classes

The Risk Commmittee reviews the praperty .

markel quarterly lo assess whather any
changes to the market cutlook present
risks and apportunities which should be
reflected in the execution of our strategy
and eur capital allocation plan. The
Committee considers mndicalors such as
the margin between property yields and
barrewing cosls and progperly Capital
growlh forecasls, which are considered
alongside Lhe Committee members’
knowledge and expesience of market
activity and trends.

We focus on prime assels and seclors
which we believe will be less susceptible
over the medium term te a reduction in
occupier and invesior demand.

We maintain strong relatienships with
agents and direct investors active in

the markel.

We stress test our business plan for

the eifect of a change in property yields.

Landan Dffices
- Whitst the London investment marked was undersiandably subdued
in the period foltowing the initial outbreak of Covid-19, in the secand
half of the year, overseas investars have shown anincreased
readiness Lo loak through the pandemic and invest in prime
London offices, and thus this risk has reduced, The final
quarter of calendar year 2020 saw c.E5bn of transaclions.
~ Whilst the reintroduction of travel restrictions during the third
lockdown 1n January 271 impacted aclivity in the 135t quarter,
transaction volumes are expected (o pick up as restrictions are
Ufted, particutarly in the context of low interest rates. The London
Oftice invesiment markel is expecied to remain atiractive giobally
given ils transparency, liquidity and its yield differential.
This year, benefitting fram the resilient office investment market,
we made timely sates of £643m of standalone office buildings.

Retail

- The retail investment market was significantly weaker, reflecting
chatlenges in the occupational market, resulting in yield expansion
particularly in the lirst half of the year.

- There has been limited ligudity and lack of transactional evidence,
particularly for shopping centres, where tat sizes are lypically larger,
and confidence weakened through the pandemic. However, sentiment
has improved in retail parks, which have weathered the pandemic
teiter and where invesimenl activity has picked up with £1.7bn of
transactions in the year, slighlly lowering this risk to aur business.

In pariicular, the market for assels which are small ta medium in lot
size, with secure, sustainable incame streams, has seen maore activity.

- This year, penefitling from pockels of demand in Lhe relail investment
market, we have sald £556m of retail asse!s focused on standalone
units and superstores where we have limited potential to drive value
through asset management,

[e] 0ccupier demand and tenant default

Underlying income,
rental growth and capital
perfermance could be
adversely alfected by
weakening occupier
demand and sccupier
failures resulting from
variations in the health
of the UK aconamy

and cerresponding
weakening of cansumer
confidence, business
activity and investment.
Changing consurner

and business practices
including the growth

of internel retailing,
ftexible working practices
lincluding more working
lrom horna) and demand
for energy efficient
buitdings, new
technaiagies, new
legislation and alternative
locations may result in
earlier than anticipated
obsolescence of our
buitdings if evolving
occupier and regulatary

requirements are nol met,

Some or all of these
irends could be
accelerated by

the pandemic.

The Risk Committee reviews indicators
of occupier demand quarierly including
cansumer canlidence surveys and
employment and ERV growth forecasts,
alangside the Committee members’
knowladge and experience of occupier
plans, trading perfarmance and leasing
activity in guiding execution of our slralegy.
We have a high quality. diversilied oceupier
base and monitor concentration of
exposure 1o indmdual accupiers or
sectors We perform rigoreus occupier
covenant checks ahead of approving
deals and on an ongoing basis so thal we
can be proactive in managing exposure
to weaker occupiers

Through our Key Occupier Account
programme, we work together with

our customers to find ways to best

meel their evalving requirements.

Qur Sustainability Strategy links action
on customnear wellbeing, energy efficiency,
communily and sustainabie design ta
our business strategy Cur social and
environmental targets enhance our
customer offer; for example, all our new
developments are nel zero carbon and
we facilitate customer networks and
tocal partnerships an all our campuses,

Lendan Otfices

- The Covid-19 pandemic affected leasing aclivily which is signilicantly
down as businesses focused on near term operatianal chatienges
and pastponed decisions on new space. and will undoubtedly
cause many businesses to cansider how to use their offices

most productively and safely going forward. As a result, the type of
space businesses need will evelve, and this risk remains elevaied.
Acrass the market, prime headline rents have generally been flat,
albeit on low volumes and incentives have increased The vacancy
rate rose to 8 8% from 4.3% a year ago. but secondhand space
accounts for most of the supply with tenant-led space an
increasingly significant component

Cowd-19 has acceleraled a focus on qualily space, with occuplers
increasingly focused on the best space for their business, their
people and the environment. We are seeing encouraging interest in
new space, particularly from businesses with requiramenis two to
three years in the future for modern, high guality and sustainable
space which supports more hybrid ways of working.

Retail

- Covid-19 has had a significant impact on retail, which was already
facing structural challenges as a result of the growth of online,

The risks ta Lhe retail occupational market have remained high in
the near term; and have played out in several ways. including rent
reductions, renl deferments and non-payment, but alse an increase
in retailers entering CVAs or administrations. We had elevaled ihis
risk Last year in response to Covid- 19 and this risk remains heightened.
Stronger retailers are increasingly facused on how best to align their
models to the growih of anline; this nas included a growing interest
in retail parks which are more alfordable and ¢an suppor! an online
stralegy through click & collect.

Our priority has been an keeping aur centres full of the right mix

of retailers who are additive to our places. We are pragmauc and
proactive in our approach, werking with successful, financially strong
relailers to ensure leasing struclures are appropriate and deliver
sustainable cash flows. Al times, this has meant accepting rents
which are below previous passing rents, but are more appropriate

in the current environment and susiainable lenger term,

British Land Annual Repart and Accounts 2021 83



PRINCIPAL RISKS continued

External risks

Risks and impacts

Hew we menitor and manage the risk

Change in risk assessment in year

[E]Availability and cost of finance

Reduced availability of finance may - Market borrowing rates and real estale debl &3 = Markets were adversely allecteo globally
adversely impact ahility to refinance avalability are monitored by the Risk Commities by the Covig-19 cuibreak. Gaovernments
debt and/or drive up cost. These quarterly and reviewed regularly in order to and central banks responded with significant
market factars may atso resuit guide our financing actions in executing interest rate culs (to all-time laws! and
in weaker investor damandg for our stralegy. economic stimulus packages to offset
real estate. - We monitor our projected LTV and aur deht the effects and support economies.
Regulation and capital costs of requirements uging several internally generated - inthe UK, lenders’ appetite and support varies
lenders may increase cost of finance, reparts focused on borrowing levels, debt in different debl markets. Strength of sponsor
as could increased risk in lerms of maturity, available lacitities and inlerest and qualily of property remain key faclors,
econemic outlook. rale exposure. - Availability of finance for retail assets significanily
- Should inflationary pressure result in increased reduced, but there is more support for logistics,
interest rales. funding costs may increase. offices and build to rent residential. initial LTVs
We have inlerest rate hedging on 78% of reduced and margins increased throughout 2020:
our projected debt on average over the however, gveralt casts of finance remain low
next five years reflecting low market interest rales.
- We maintain good long term re.ationships wilh - British Land mantains good access o its
our key financing partners. primary sources of flunds in 1he unsecured
- The scate and quaiity of our business enable us markets, given our ‘A’ credi rating, as well as
10 access a diverse range ol sources of finance ta secured markets lor joint yenlures and funds,
wilh a spread of repayment dates. We aim and the risk to our business ir this respect has
always to have a significant Level of undrawn, remained broadly stable.
committed, unsecured revolving facilities to
ensure we have adequate financing avallable to
support business requiraments and opporturites.
- We work with indusiry badies and other relevant
organisations to participate in debate on
emerging linance regulations where aur
interests and Lhose of our industry are aflected.
E] Catastrophic business event
An external event such as a civil - We maintain a comprehensive crisis response &3 - Thisrisk was increased tast year {and remains

emergency, including a large-scale
terrorist attack, cybercrime, pandemic
disease, extreme weather occurrence,
environmental disaster or power
shortage, could severely disrupt
global markets {including property
and finance] and cause significant
damage and disruption to British
Land's portfolic, operations,
customers and people.

plan across all business units as well as a
head office business continuity p.an.

The Risk Committee monitars the Heme Oflice
terrorism threat level, and we have access to
security threat information servicas.

Assel emergency pracedures are regularly
reviewed, and scenario tested. Physical
security measures are in place al properties
and development sites.

Our Sustainability Commuliee continues to
manitor enviranmenial risks and we have
eslablished a TCFD Steering Commattee

to review our management processes for
climate-relaled risks and ogportunilies

Asset risk assessments are carried out Lo
assess a range of nsks including secur:ty.
flood, enviranmental and health and sately,
We have implemenied corporaie cyber security
syslems, governance and processes which are
supplemented by incident maragement, disaster
recovery and business continuity plans, atl of
which are regularly reviewed to be able to
respond te cnanges in the ihreat landscape
and organisatianal requirements

We also have appropriate insurancen place
acrass tha parliotia for physical damage

¢

elevated! as the Group's operations have been
severely impacted in the year by the Cowid- 19
pandemic. Qur core crisis management team
overseen by the Executive Committee co-ordinated
the Group’s operaticnal respense ta the pandemie,
including managing comrnunications with
stakeholders ang implementing healih 2nd
safety procedures Alsg. this invalved managing
Ihe various lackdown restrictions which closed
non-essential retail across aur portfotio and
required measures lo be implemented to allow
accupiers 1o continue Lo use their olfices.
Terrerism and social unreslt remain a threat

and our crisis management team have regular
training and carry out mock incidents to test
processes and procedures.

The wider use and enhancement of digitat
technology 3cross the Group incrgases the risks
associated with information and cyber security,
with an increasing rnisk from legacy system
vulnerabilihes, sacial engineering and phishing.
In the wider market, there has been an increase
in cyber attacks being perpetrated and in
respanse we have further enhanced gur securily
pesition and contrals Ia addmon, all stall
canlinue to undertake mandalory cyber secunty
awareness lramng. During the year, we have
esiablished an InfoSe¢ Cormmuttee reporbing to
the Risk Comrmtlee which will oversee further
enhancing our cyber security and IT infrastructure
and review and improve our key IT controls

Key

Change in risk assessment from last year

T Increase
&> Nochange
. Decrease
b New risk
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Internal risks

Risks and impacts

How we moniter and manage the risk

Change in risk assessment in year

E} Investment strategy

In order to meet our strategic
objectives, we aim to invest in and exit
from the right properties at the right
time. Underperformance could result
from changes in market sentiment as
well as inappropriate determination
and execution of our property
investment strategy, including:
- secior selection and weighting
- timing of investrent and

divesimeni decisions
- exposure to develapments
~ assei, atcupier, regien concentration
- co-invesiment arrangements

Qur investment slrategy is delermined to

be consislent with our larget risk appelile

and is based on Lhe evaluatian of the

external environment,

Progress against the strategy and continuing
atignment with our risk appetite is discussed

ai each Risk Committee with reference to

the property markeis and the external
gCONOMIC environment.

The Board carries out an annual review of the
cveralt corporaie sirategy inctuding the current
and prospective asset portfolio allocation.
Individuat investment decis:ons are subject

te robuslt risk evaluation overseen by our
Investment Committee including cansideralion
of returns relative to risk adjusted hurdle rales.
Rewiew of prospectve perfarmance of tndividual
assets and their business plans

We foster coilaborative relationships wilh

our ca-investors and enter into ownarship
agreements which balance the interests of

the parties.

¥

¢3 - We have reviewed the capital plan in light of

Covig- 19 and are focused an recycling capitat

oul of mature retail and office assels inlo value

accrative development and new growth sectors.
- We have made good progress, executing £1.7bn
of capital activity since April 2020, This includes
£1.2bn of saies, overall, at .2% ahead of vatuation.
Recyeling capilal out of assets which de nal offer
oppartunities for us to add value through asset
managemant or development and into assets
that do is central 10 our business model going
farward. Overall, the risk rermains broadly the
same as last year.

Development strategy

Cevelopment provides an epportunity

far outpertormance but usually

involves elevated risk. This is reflected

in our decision making process around

which schemes to develop, the timing

of the development, as well as

the execution of these projects.

Development strategy addresses

several development risks that ceuld

adversely impact underlying income

and capital performance including:

~ development [etting exposure

- construction timing and costs
lincluding tonstruction cast inflation)

- major copiractor faiture

- adverse planning judgements

- We manage our levels of lotal and speculalive
development exposure within targeted ranges
considering associated risks and the impact on
key financial metrics. This is monitored quarterly
by the Risk Committee along with progress of
developments against plan.
Prior to committing to a development.
a detaed appraisalss undertaken. This
includes cansideration of relurns relative to
risk adyusted hurdle rates and is overseen by
our Invesimenl Committes.
Pre-lets are used to reduce development [etting
risk whera censidered appropriate.
Competilive tendering of construction contracls
and. where appropriate, lixed price contracts
entered into We measure snflationary pressure
on cansiruction materials and labour costs and
make apprapnate allowances in our cost
eslimates and include within our hxed
price contracls.
Detailed seleciien and close monitering ol
contractors and key subcontraclers including
cavenant reviews,
Experienced development management teamn
closely menitors design, construction and overall
delivery process.
Early engagement and strong relationships
with planning authortties. The Board considers
the 5 172 factors to ensure the impact on
the enwrcnmeni and communities rs
adequately addressed.
Through our Place Based approach. we
engage with communilies where we operate
to incorporate stakeholder views in gur
development activities, as detailed in
aur Sustainability Brief.
- We engage wilh our development suppliers
10 manage environmental and sacial risks,
including through our Supplier Code of Conduck,
Suslainabit.ty Briel and Health and Safety Palicy.

!

1

]

Pragressing value accretive development is one
ol our key priorities lar qur business and is a
fundamental driver of value, bui is inherently
higher risk, pacticularly when pursued on 3
speculative basis. We aclively manage our
development risk and pre-letting our space is

an impartant part of that approach. We limit

avur iptal development exposuce to 12.5% of the
total portfolio by value as well as limiting our
speculative development exposure ta 12.5% of
the tolai portfolio ERV,

- During the year, our development sites initially
experienced delays fellowing shutdowns due to
the pandamic. All our sites are now operational
and strict Covid-19 protocols have been introduced,
in accordance with the current Conslruction
t_eadership Counci! Site Operating Pracedures.
Since April 2020, we have successfully completed
bath 100 Liverpocl Street and | Tritan Square.
We have flaxibilily to commit to near term
development programrme as and when
apprepriate, During the year we have committed
10 Norton Falgate and | Broadgate. increasing
total development exposure 1o 5.3% of the
portfalio value and our speculalive exposure

to 6.6% of portfolio ERV land thereby slightly
increasing the riskl. Also we have commenced
enabling works for the first phase of our Canada
Waler masterplan. We wiil continue 1o expioit our
development pipetine but ensure we mitigale risk
through a cambination of tirning, pre-lets and
joint ventures,
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PRINCIPAL RISKS continued

Internal risks

Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

E| Capital structure - leverage

The current uncertain environment Feinlarces

Dur capital structure recognises the - We manage our use of debl and equity finance ey -
balance betwaen performance, risk to balance ithe benefils of leverage against the imporiance ol a strong balance sheet. Over
and flexibility: the risks, including magnification of properly the last [ew years, we have actively lowered qur
- leverage magnifies properiy returns, valuation movemants, leverage, and continued ta benefit from a strong
both pasitive and negative - We 31m 1o manage our loan Lo value [LTV] financial pasiton This nisk remains unchanged,
- anin¢rease in leverage increases through the properly cycle such thal our with our proportionally consolidated LTV of
the risk of a breach of covenanis on financial position would remain robust in the 32%, despite valuation falls We have retained
borrowing facibities and may increase avent of a significant fall in property values. significant headroam to our Group debl covenants
finance costs This means we do nat adjust our approach to which could withstand a further fall in values of
leverage based only an changes in property c.46%. before any miligating aclions
market yields.
- We rmanage our investment activity, the size and
urming af which can be uneven, as well as our
development commitrnents Lo ensure that our
LTV level remains appropriste.
- We leverage our equity and achieve benefits of
scale while spreading risk through joint ventures
and funds which are typacally partly financed by
debt wilhout recourse to British Land.
Finance strategy
Finance strategy addresses risks - Five key principles quide our financing, employed ¢ - Despite the challenging marke: conditons, the
bath to cantinuing solvency and together to manage the risks in this area. scale of cur business and quality of our assets
profits generated. diversify our sources of finange, phase maturity have enabled us to access a broad range of debl
Failure to manage refinancing of debt partfalis, maintain Liquidity, mamntain Iinance on attractive terms in different markets
réquirements may result in a shortage flexibility, and mainlain strong metrics and this risk remains stable.
of funds te sustain the operations of - We monitor the periad until financing is reguired. - Qur strong senior unsecured rating “A’, long term
the business or repay lacilities as which is & key delerminant of financing aclivity DR credit rating "A-" aad shart leem IDR credit
they fall due Debt and capital markel conditions are reviewed raling ‘F1" were all affirmed by Fitch during the
reqularly to identify inancing opportunities that year, wilh a stable outlook
meet oUr business requirements. - During the year we have extended £650m of
- Financial covenant headroom is evaluated revelving credit facilities to 2025, and £450m
reqularly and in conjunction with transactions to 2026, and have £1 8bn ol undrawn facilites
- We are commitled lo maintaining and enhancing and cash and no requirement Lo refinance uniil
relationships wilth our key [inancing partners, early 2025,
- We are mindful of relevant emerging regutation
which has lhe potentia! te 1impact the way that
we linance the business.
[11] Environmental sustainability
A failure to anticipate and prepare - We are currently undertaking TCFD-aligned (O - The Board recognises the scate of the climate

for {il environmental risks and

[ii) preventative steps taken by

gevernment and society represents

3 principat and emerging risk,

This risk category includas the:

- increased exposure of asseis to

environmental hazards, driven by

climale change

policy risk from the cost of complying

with new climate regulalions with

specific performance andfor

technology requirements

- overall compliance requiremants
from existing and emerging
environmental regulation

- leasing risk as a result of less
suslainable / pon-compliant buildings

scenario analyses to assess our exposure (o
climaie-retated physical and transsiian risks
This workstream is overseen by the Risk and
Sustainabilily Committees, with Board-level
oversight from the Audil and C5R
Board Committees
- Underpinned by our SBTi-approved climate
targets. our guiding corporate policies [the
Pathway to Net Zerc and the Sustainability Bref)
establish a series of clirnate and energy largets
to ensure our alignment wilh a societal
trarsition to nel zero that trmits glabal
warming ta 1.5°C
Qur property managernent department
aperates an environmental management system
|EMS] aligned with IS0 14001 In 2020, our
commeroal offices achieved fermal thard
parly SO 14001 certification,
We acuively engage with the communilies in
which we operate. as detailed in aur Local
Charter, to ensure we prowvide places that
meet the needs of all relevant stakeholders

]

emergency. #s patental impact on real estate
and therefore the urgent nzed to take mitigating
action: and we have added this as a standalone
rigk this year. Duning the year we launched cur
2030 Sustainability Strategy, which sets out
ambitious targets to be nat zerc carbon by 2030
and includes a focus on environmental leadership.
tn this first year. we have acheved some
important milestones including our first ngt zero
carbon develcpment at 100 Liverpoal Street, our
Palhway to Nel Zero Carbon and the launch of
our Transition Vehicle, ta finance enargy efficient
mprovements acress the portfolio. The Science
Based Targets iniiative alse validated sur climate
targets as being aligned with 3 1.5°C globat
warming trajectory.

We continue to work towards full TCFD alignment
in climate risk disclosure by 2022, and undertook
a pertfolio-wide physical risk scenario analysis
in the year As accupy'ng sustanable build ngs
beccmesincreasingly important to accupiers,
our gu:ding pelicies - the Sustainability Brief

and Pathway o Nel Zere - play animportant

roie in selting standards aligned ic external
expectations, For example, our new
developments larget ambitious sustanabilily
ratings | Outstanding” targeted for new office
developments] and operaticnal efficiency
through NABERS Oesign for Performance.

See pages 48-53 for further delail of gur
approach to envirenmental suslainability

and climate change
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Internal risks

Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

People

A number of critical business
processes and decisions lie in

the hands of a few people.

Failure to recruit, develap

and retain staft and Directors
with the right skills and experience
may resultin significant
underperformance ar impact the
effectivenass ol operations and
decision making, in turn impacting
kusiness performance.

Our HR sirategy is designed to minimise ’]\
risk through
- informed and skilled recrintment processes
- talenl performance management and
succession planning for key roles
- highly campaetilive compensation and benefiis
- people development and training

| he risk 1s measured ihrough employee
engagement surveys, wellbeing surveys,
employee turnover and retention melrics. We
moniior ihis through voluntary staff turnaver
in addiiion to cenducting exit interviews.

We engage with our emgloyees and suppliers
to make clear cur requirements in managing
key risks including heatth and safety, fraud and
bribery and other secial and envirenmental
risks, as delailed in our policies and codes

of cenduct,

We have a broad range of expertise across our business
which is critical to the successful delivery of our strategy
The Covid-19 crisis presented a health and salety risk
10 our people and made day-le-day operations more
d:-fhicult and complex, however this risk has lessened
as a result of the successlul vaccination roll out,

The health and wellbeing of cur people remains

aur priority and we were quick 10 encourage all

our tlfice-based staif to wok from home and

followed Governmeni guidelings.

As we entered |ne next phase of Cowd-17 and third
lockdown we saw 2 mare tangible impact on our
ermployees both in terms of their physical and mentat
haallh and wellbeing, clearly indicated by the resulis of
our pulse wellbeing surveys. We have taken a number
of sleps la promote wellbeing, bul it is clear that
Covd-19 has negalively impacted the wetlbaing of

our employees. notwithstanding all the measures

we have pul in place

Despite this backdrop our people have delivered great
progress this year Dur voluniary staif turnover was low
at 8% in the year, albeii we anticipate lhis to increase
slightly as the recruitment market opens up past
lockdown. Dunng the year. there have been a number
of changes to our senior leadership igam and we

have set out our new strategy Lo mare actively

focus on development, active management and
reposilioning assets.

[13] Income sustainability

We are mindful of maintaining
sustainable income streams which
underpin sharehelder returns and
provide the platterm from which
to grow the husiness. This could be
adversely atfectad by non-payment
of rent; occupier failures; inability to
re-{et space on equivalent terms; as
well as pateptial structural changes
ta lease obligations.

We consider sustainability of our

inceme streams in:

- execution of inveslmant siralegy
and capitat recyching, aotably
timing of reinvestment of
sale proceeds

- nature and struclure of
leasing activity

- nature and timing of
asset management and
development activily

- We underlake comprehensive prolit
and cash {low forecasling incorporating
scenarip analysis to madel the impact
of proposed transaclions,
We take a proactive asset management
approach to maintain a sirong occupier
line-up. We maonilter gur market tetling
exposure including vacancies, upcoming
expiries and breaks and speculative
development as well as aur weighled
average unexpired lease term.
We have a high guality and diversified
occupier base and monitor cencentration of
expasure Lo individual occupiers or seclors.
- We are proactive in addresseng key lease
breaks and expiries to minimise periogds
of vacancy.

Qurincome has been negatively impacted by the
challenges facing the retail markel, compounded by
the pandemic, as Covid-19 and related restrictions
have affected the cash Itow of maay of our occupiers,
primarily in our retail business, and hence Lheir ability
1o pay rent,

Our income risk was heightened at last year end

and remains so, encompassing higher levels of nan-
payment of rent. an increase in occupiers entering
CVAs or administrations; and the inability to re-lel
space on equivatent terms; as well as potential
structural changes lo lease obligations {which may
resull in increased income volatilityl Also, the very
recent court decisians on CVAs and Restruciuring
Plans have clarified the methads accupiers can use

to adversely alter their rental and other obligatians

1o property gwners.

We have been aclively monitoring cur rental cellection
together with our exposure to gccupers al risk of
default ang admimsiration Qur appreach has been both
pragratic and proactive to maximise occupancy and
rent collection. For Lhose customers most aflected,
primarily smaller independent relaitars, we have
agreed pragmalic and aquitable sclutions for the
periads of closure which include monthly payments
and partial concessions, We have also engaged on a
case by case basis with larger customers facing cash
{law difficulties, olten combining our discussions on Lhe
paymeni of legacy rents with those on lease extensions
and new space. As a result, we have now collected 8%
of rent for FY21 [Olice 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
strong and rabust financial position and
we are now benefitting from that;

- The Group has access to £1.8bn
undrawn facilities and cash. Before
factoring in any income receivable, the
facitities and cash would be sufficient
to cover forecast capital expenditure,
proparty 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 unsecured debt and has no
requirement le refinance until
early 2025,

- Inthe year we extended £1.1bn of
RCFs by a further year [£450m to 2025
and £450m to 2026). and refinanced
the £200m HUT loan facility ta
December 2023. We also signed
a E100m lean facility with Homes
England to fund specified infrastructure
werk at Canada Water and a £160.5m
loan from SMBC to the Allianz joint
venture, secured on iis office assets.

The strategy and risk appetite drive

the Group’s forecasts. These cover a five
year period and consist of a base case
forecast which includes committed
transactiors only; and a forecast

which also includes non-committed
transactions the Board expects the Group
to make, in line with the Group's stralegy.
A five year farecast I1s considered to

be the optimum balance between the
Group’s long term business model to
create Places People Prefer and the
fact property investment is a long term
business with weigited average lease
lengths and drawn debt maturities in
excess of five years [5.3 and 7 6 years
respectely at March 2021), oifset by
the gcrogressively unreliable nature of
forecasting in later years, particularly
given the histarically cyclical UK
property industry.

Assessment of viability

Far the reasons outlined above, the
peried over which the Direclors consider
it feasible and appropriate la report an
the Group's wiability remains five years,
to 31 March 2025,

The assumptions underpinning the
forecast cash flows and covenant
compliance forecasts were sensitised lo
explore the resilience of the Group to the
potential impact of the Group's significant
risks and Covid-19%.

Fhe principal risks table on pages 82-87
summaries those matters that could
prevent the Group from delivering on

its strategy. A number of these principal
risks, because of their nature or potential
impact, could atseo threaten the Group's
ability to conbinue in business in its
current ferm if they were to occur.

The Directors paid particular attention

to the nisk of a delerivralivn i econamig
cuttook which would adversely impact
property fundamentals, including investor
and occupier demand which would have a
negative impact on valuations, cash flows
and a reduction in the availability of
finance. In addition, we have sensitised
for the potential implications of a
catastrephic business event. The
rematning principal risks, whilst having
an impact on the Group's business model,
are not considered by the Directors 1o
have & reasonable likelihood of impacting
the Group's viability over the five year
period to 3F March 2026,

The most severe but plausible downside
scenaro, reflacting a severe economic
downturn and extended Covid-19 pandemic,
incerporated the following assumptions:

- A reduction in occupier demand
and impact on income sustainability;
reflected by an ERV decline, occupancy
decline, increased void periads,
development delays, no new lettings
during FYZ2, the impact of 100% of
our high risk and 50% of our medwm
risk tenarts isee Note 1 Basis of
preparation, sign:ficant accounting
policies anc accounting judgemeants)
entering adminmistration, and lowar
rent cellection [¢.70% collection rate)
to continue for & further tweo years.

- Areduction in investment property
demand to the level seen in the last
severe downiurn ip 2008/2009,
with cutward yield shift to 9%
net equivalent yield.
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- The outcome of the ‘severe downside
scenario’ was that the Group's
covenant headroom on existing debt
Ir.e. the level at which investment
property values would have to fall
before a financial breach occurs)
reduces from 46% to, at its lowest
level, 4%, prior to any mitigating
actions such as assel sales, indicating
covenants on existing facilities would
not be breached.

- Based on the Group's current
cernmitments and available facilities
there is no requirement to refinance
until early 2025. In the normal course
of business, financing is arranged in
advance of expected requiremanis
and the Directors have reasonable
canfidence that additional or
replacement debt facilities witt
be put in place prior to this date.

- Inthe severe downside scenario the
refinancing date reduces to early 2024
However, in the event new finance
could not be raised mitigating actions
are available io enable the Group
le meet its future liabilities at the
refinancing date, principally asset
sales, which woutd allow the Group
le continue to meet its liabilities over
the assessment period.

Viability statement

Having considered the forecast cash
flows and covenant compliance and the
impact ot the sensitwities in combination
tn the ‘severe downside scenario’, the
Directors confirm that they have a
reasonable expeciation that the Group
wiil be able to continue in operation and
meet its Liabilities as they fall due over
the period ending 31 March 2026.

Going concern

The Directors alse considered it
appropriate io prepare the financial
statements on the going concern basis,
as explained in the Governance Review.

The Strategic Report was approved by the
Board on 25 May 2021 and signed an its
behalf by:

G L

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 (v
Non-Executive Chairman
Appointed as a Non-Execulive Direcior

in March 2014 and as Chairman n
July 2019,

Skilts and experience

Tim has significant experience in the
rapidly evolving global techneclogy
landscape and brings years of engagement
both with mature econorues and
emerging markets to the Board.

He is the Senmior Independent Direclor

of Pearson plc, a Non-Executive Director
of HM Treasury and sits on the board of
trustees of the Royal National Theatre.
Tim was formerly Chief Financial Officer
of ARM Holdings PLC and held senior
financiat positians at Rebus Group
Limited, Williarm Baird plc, LucasVarity
plc and BTR plc From 2005 tc 2014, he
was a Non-Executive Director of National
Express Grevp PLC, including time as
interim Chairman and six years as
Semor Independent Director

Simon Carter

Chief Executive

Appeinted to the Board as Chiaf Financial
Ofticer in May 2018 and as Chief
Executive in Navember 2020,

Skills and experience

Sirmon has exlensive eaperience of finance
and the real estale sector. He joined British
Land from Logicor, the owner and operator
of European logistics real estate, where he
had served as Chief Financial Officer since
January 2017, Prior to joining Logicor, from
2015 to 2017 Simen was Finance Director
at Quintain Estates & Development Pic.
Simon previgusly spent over 10 years

with British Land, werking in a varigty of
financial and strategic roles and was a
member of our Executve Committee from
2012 until his departure in January 2015.
Simgn alse previously worked for UBS in
fixed income and qualihed as a chartered
accountantwith Arthur Andersen

Preben Prebensen

Senior Independent Non-Executive
Director

Appointed a5 3 Non-Executive Direclor
in September 2017 and Senior
indegendent Director in July 2020

0 British Land Annual Repart and Accounis 2021

Skills and experience

Preben has 30 years’ experience in
driving tong-term growth for British
banking businesses.

He was Chief Executive of Close Brothers
Group plc for 11 years from 2009 until
2020, Preben was formerly the Chief
Investment Qthicer of Catlin Group
Limited and Chief Executive of Wellington
Uncerwriting ple. Prior ta that he held a
number of senior positions at JP Morgan.

Laura Wade-Gery  [=][V]
Non-Executive Qirector

Appointed as a Non-Executive Directar
in May 2015,

Skills and experience

Laura has deep knowledge of digital
transformation and customer experience
and brings her experience leading
business change management Lo

the Board.

She is Chair of NHS Digital and a
Non-Executive Director of NHS England.
Until April 2021, she was a Nen-Executive
Director ot John Lewis Partnerstug plc
Previgusly, Laura was Executive Direcior
of Multi Channel at Marks and Spencer
Group plc, served in a number of senior
positions at Tesco Pi_C including Chuef
Executive Officer of Tesco.com and was
a Non-Executive Director of Reach PLC
(formerly known as Trinity Mirror plc).



Irvinder Goodhew

Non-Executive Director

Appointed as a Non-Executive Director
in October 2020.

Skills and experience

Irvinder brings over 25 years of
experience through operational. straiegic
and digital transformation roles in a
broad range of sectors including retail,
consulting and financial services.

She is currently a Transformation Director
at Lloyds Banking Group pic, a pesition she
has held since 2018. Previausly, Irinder
held several senior executive positiens
the UK and Australia across operations,
strategy and transformation for FISE 100/
ASX organisations including J Sainshury
plc, Coles Group and BOC Group Irvinder's
industry experience is complemented with
a career in global slrategy consulting
including her role as a Partner with AT
Kearney leading thew consumer and retail
practice in Australia and New Zealand.

Lynn Gladden
Non-Executive Director

Appointed as a Non-Executive Director
in March 2015,

Skills and experience

Lynn is recognised as an authority in
working at the interface of advanced
technology and industry. Her crilical
thinking and analytical skills bring a
unigue dimension o the Board.

She is Shell Professor of Chemical
Engineering at the University af
Cambridge and was appointed as
Executive Chair of the Engineering and
Physical Sciences Research Council
[UKRIi)in 2018, She is also a fellow of
the Royal Society and Royal Academy
of Engineering.

Alastair Hughes
Mon-Executive Director

Appointed as a Non-Executive Director
in January 2018.

Skills and experience

Alastair has proven experience of growing
real eslate companies and is a fellow of the
Royal Instituticn of Chartered Surveyors.

Alastair is a Non-Executive Director
of Schroders Real Esiate Investment
Trust Limited, Tritax Big Box REIT
and QuadReal Property Group, with
over 25 years of experience in real
estate markets.

He is a tormer Director of Jones Lang
LaSatie Inc, [JLL) having served as
managing director of JLL in the UK,

as CEOQ for Europe, Middle East and
Africa and then as CEQ for Asia Pacific.

Loraine Woodhouse  [4]
Non-Executive Director

Appointed as a Non-Executive Director
in March 2021.

Skills and experience

Loraine has extensive experience aCross
all finance disciplings and has werked
within many different sectors including
real estate and relail.

Loraine has been Chief Financial Othcer
of Halfords Group plc since 1 Novemnber
2018. Prior to joining Halfords. Loraine
spent five years in semor finance roles
within ihe John Lewis Partnership. In
2014 Loraine was appainted Acting Group
Finance Director and then, subseguently,
Finance Director of Waitrose. Pricr 1o
that. Loraine was Chief Financia! Officer
of Hobbs, Finarce Director of Capital
Shopping Centres Limited and Finance
Oirector of Costa Coffee Limited. Laraine's
early career included finance and
invester relations roles at Kingfisher Plc.
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BOARD OF DIRECTORS continuved

Nicholas Macpherson

Non-Executive Director

Appointed as a Non-Executive Director
in Qecember 2016.

Skills and experience

Nicholas has directed organisations
through both liscal and strategic change
management and brings this vital
experiise 1o the Board.

He is Chairman of C. Hoare & Co,

a Di~ector of The Scottish American
lavestitent Company PLC and a

member of the Advisory Council to Arcus
Infrastructure Partners. Nicholas was the
Permanent Secretary to the Treasury for
over 10 years from 2005 to March 2016,
leadhng the department through the
financial ¢risis and subsequent period

of banking reform.

Brona McKeown
General Counsel and Company Secretary

Appointed as General Counsel and
Company Secretary in January 2018

Skills and experience

Before joming British Land, Brana was
General Caunsel and Company Secretary
of The Co-operative Bank plc for four
years as part of the restructuring
executive team. Immechately prior to
that she was Interim General Counsel
and Secretary at the Coventry Building
Society. Until Dctober 2011, Brona was
Global General Counsel of the Corparate
division of Barclays Bank plc, having
joined Barclays in 1998. Brona trained
and spent a number of years at a large
City law firm

Board Committee membership key

Audit Committee

Ell Corporate Social Responsibility Commiitee

Nornination Cammiliee

-] Rermuneration Commities

D Chair of 3 Board Committas

Board attendance

Scheduled Ad hoc

Director maelings meelings Tatal
Tim Scare 77 &/6 13/13
Ataslair Hughes "7 bfb 13/13
irvinder Goodhew 4/4 22 b/
Laura Wade-Gery 717 4f6 13/13
Lynn Gladden 717 616 13/13
Nicholas Macpherson 717 b/6 13/13
Preben Presensen 17 b/6 13/13
Loraine Woodhouse 111 - 11
Simon Carter W7 b/6 13/13
Former D rectors who servec dur ng Lhe year

Chris Grigg 5/5 [ 9/9
Willam Jackson Y7 4156 13/13
Rebecca Warthington 5/5 afé 39

Full altendance by the Baard of Directors ai every mee&ing was met during the year. The Board of Jireclors has made itself available for a tatal of six meetings at sharl
nolice in order o receve imporlant updates and make time sensilve decisions. Thes ighlighls the Board s individual and calleciwe commutment ta Brinsh Land and
demonsirates that each Directar has sulficienl time 1o commul to critical needs (n addition to meetings in the ordinary course ol busioess, There were a number of
occasiens throughout the year where execulive succession 1ssues were discussea at full Board meetings. Executive Directors, where apprapriate, were not present

lor ihose parts of the meenhings
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GOVERNANCE AT A GLANCE

A : Our governance structure ensures that the right
Strateglc people have access to the right information. Delegated
enabler authorities throughout our organisation enable

effective decision making at appropriate levels.

Governance framework

Caorporate

Audit Social
Committee Responsibility
Committee
Board of
Board Directors

Nomination
Committee

Remuneration

Committee

Executive
Committee

Chief
Executive

Risk
Committee

Investment
Committee

Community Transition Health

Management Investment Vehicle and Satety
Committee Committee Commuttee

Sustainability
Committee
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CHAIRMAN'S INTRODUCTION

2021 Corporate Governance Report

Application of the Principles
of the UK Corporate

Governance Code

In addition to the reports tisted on the
contents page, the following sections of
this Governance Report cutline how the
Principles ¢of the Code have been applied
threughout the year:

96 Board Leadership & Company Purpose
97 Dwvision of Responsibilities

98 Composition, Succession & Evaluation

99 Audit. Risk Management &
Internat Control

100

Remunearation

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, Covid-19 has brought about a unigue set of
challenges to the boardroom that had the potential 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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o support our customers, suppliers, staff and others 1s set out
in detail within the Strategic Report on pages 32-36. | want to
take this cppartunity Lo describe the governance challenges
that the Board has faced and the work that we have done to
overcame them to continue to operate etfectively.

Notwithstanding the challenges in basic meeting
administration, business continuity and even how many of us
could sit al the boardroom table, the Board has acted decisively
and entrepreneurially in response to rapidly evolving market
forces and challenging macroeconaemic conditions In doing so
we have sought to carefully balance the impacts on and needs
of our stakeholders, the environment, our reputational integnity
and, importantly, our shareholders Our focus on Governance,
underpinned by our committed approach to making the right



decisians, at the right time, based an the right information. has
guided us through a year of uncertainty and difficult conditions.
The Board has worked closely with management to provide
aversight, challenge and debate to drive positive outcomes.

The Board has met mostly virtually (either wholly or in a hybrid
format] throughout the year, including for our annual strategy
review with management. We have been able to rely on the
quality of the reporting that management provide as well as the
open and respectful nature of our debates Lo ensure thal Board
and Committee meetings remained effective and constructive.

In addition to navigating the challenges Liought about by
Covid-1% and the economic shock that followed, the Board

has seen a number of key personnel changes dunng the year
which are detailad below and in the repert cf the Normination
Committee on page 112. In reshaping the compasition of the
Board. | am delighted with the progress we have made tewards
our diversily targets this year; an area where we will continue
to focus and strive for excellence.

1 am particularly pleased that in our annuat Board eifectiveness
evaluation, the external assessor 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
cutpuls that the Board will focus on during the coming year
can be found within the Governance Reporl on pages 98-99.

Good governance underpins the way in which the business

of the Group is managed, our behaviour and aur corporate
culture. We are reporting against the 2018 UK Corporate
Governance Code [the 'Code’| available al fre.org.uk. | am
pleased with the standards of governance the Board conlinues
to uphold and the Board cons.ders that the Company has
complied with all relevant provisions of the Code throughout
the year.

Last year’s Report was the first to include a statement on how
the Board had regard to the matters set out in 51721)(al to ()
al the Companigs Act 2006. Cur s172 statement ¢can be found
an page 33 within the Strategic Report. Full details of how the
Directors have had regard to their responsibilities under 5172
are set out within our Applied Governance section on pages
102-111, This is a new secticn in this Report and brings
together, in ong place, the disclosures on werkforce and
stakeholder engagement, descriptions of principal decisions
taken by the Board and the matters that have been cansidered
throughout the decision making process. We will continue to
report in this way and hope that you find it a useful addition.

As reparied last year, for the purposes of Provision 5 of the
Ceode, the Board has designated the CSR Committee as our
prescribed method for overseeing woarkforce engagement.
In allocating this responsibility to a Committee, rather than
to a single non-executive director, we are providing greater
resource at Board level and demonstrating our commitment
to excellent werkfarce engagement

Board changes

After over 11 years as CED, Chris Grigg stepped down from the
role on 18 November 2020 and {eft the Board on 31 December

2020. Following 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 ol Bhavesh
Mistry as CFO. Bhavesh joins us from Tesco PLC where he was
Deputy Chief Financial Officer and will join the Board on 19 Juty
2021. As announced on 18 November 2020, David Walker, cur
Head of Investor Relations, is our Interim CFO until Bhavesh
jcins later this summer.

Irvinder Goodhew joined the Board in October 2020 and has
|eined our CSR Committee. After extending his tenure lasi year,
Witharn Jackson left the Board on 31 March 2021. Preben
Prebensen was appointed as Witliam’s successor as the Senior
Independent Director and Alastair Hughes replaced William

on the Nomination Committee, with bhoth changes becamng
effective at the end of the 2020 AGM. Irvinder Goadhew and
Laura Wade-Gery joined the Nomiration Committee in
November 2020.

Due to a conilict of interest, Rebecca Worthington stepped
down fram the Board and as Chair of the Audit Committee an
31 December 2020. We are pleased to have wel¢omed Loraine
Woodhouse to the Board on 1 March who took on ihe role

of Chair of the Audit Committee on 31 March 2021, Preben
Prebansen chaired the Audit Committee on an interim basis
between Rebecea’s departure and Loraine's appeintment and
remains a member of the Committee. Further delails on the
appointments of the Directors and the formal, rigoraus and
transparent process that was undertaken can be found in

the Nomination Committee Repart on pages 113-114.

All Directors in rote at 31 March 2021, with the exception of
Willam 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 Covid-19 restrictions that were in place at the time.
In 2021, we will be c¢ffering sharzholders the oppertunity to
participate and vote virtually in cur AGM from the comfart and
safely of their homes. The AGM will be broadcast via an online
portal where sharehalders will be able to watch and tisten to
the presentations made by me and the Chief Execulive. There
wilt be an opportunity to ask questions via telephone
conference and vote electronically in real time.

We will be holding the physical meeting at Storey Club at

100 Liverpoal Street. Physical attendance will be permitted

on a limited basis due to the need to prepare in anticipation of
Covid-19 restrictions which might still be in place, and we urge
any shareholders wanting to attend in persan to firstly consider
attending virtually. If you are unable to do so we would ask you
to pre-register your intention to physically attend by following
the instructions within our Notice of Meeting. If you are unable
tc attend in either capacity, | wauld urge you sull to cast your
vote by appointing the Chairman of the meeting as your proxy.

‘(hd{)ﬁ'

Tim Score
Non-Executive Chairman
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GOVERNANCE REVIEW

Board Leadership & Company Purpose

Corporate Governance Report | |

e

The Board has determined thal the Company's

purpose is o create and manage outstanding places to
detiver positive outcomes for all our stakeholders on a
sustainable basis Wae call this Places People Prefer. We
do this by understanding the evolving needs of the people
and orgamsatians who use our places every day and the
cammunities who tive in and around them. The changing
way peopte choose to work, shap and live is what shapes
our strategy. enabling us to drive enduring demand for
our space, in turn creating value over the long term.

The Board, supported by an expert management team,
continues to maximise the competitive agvantage of
the Company by utilising a deep history of stakeholder
engagement 1o produce Places People Prefer and
maximise sustainable value for shareholders. The
Company is led by the Board in its entrepreneurial
approach to placemaking and continues to innovate
and proguce world class destinations,

As at 31 March 2021, the Beard comprised the
Chairman, the CEQ and seven independent Non-
Executive Owectors. 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 affer an external perspective on the business,
pul also constructively challenge Executve Directors,
particutarly when develaping the Company’s strategy
and in their perfarmance.

Our governance structure is designed to ensure that
decisions are taken at the appropriate tevel and with the
proper degree af oversight and challenge Elements of
gur business require quick decision makeng and this +s
enahled by an agile Board and management team that
collaborate effectively on comptex issues.

Strategy days

The Board held its annual offsile strategy event virtually
during February 2021, The strategy days are structured
to provede the Directars, and the Non-Executive Directors
in particular, with an opportunity to focus on the
develapment of, and challange to, the Campany’'s
carporate strateqgy.

The CED, senior executives and external guests delivered
a number of presentations to attendees, providing
in-depth analysis on aspects of the business and

the external environment The days were carefully
structured to achieve a balance between presentations,
debate and discussion, Areas focused on at the 2021
strategy days included: sustainable long term value;
urban logistics (with a presentation from McKinsey &
Companyl; innovation and lfe sciences sectors; our
campus propasibion: and Canada Water.
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Culture and stakeholder engagement

The Company's purpose is core la every decision taken by
the Board Ag detailed on pages 12-13 the Company has a
framework of values and strategic measures that underpin
aur purpopse 10 ensure that the strategy and culture of the
Company are ahgned. Led by the CSR Committee, we have
a troad range of workfarce engagement mechamisms

te ensure the Board i5 able to assess the cullure of the
organisation. Our workforce engagement mechanisms

are described on pages 108-109.

The Board receives regular updates on workforce
engagement fram the CSR Commilttee and management
team through, amongst other methods, detailed
workforce surveys The Board has delegaied oversight of
the Company's whistleblowing arrangements to the Audit
Committee but retains overall responsibility and receives
updales on c2ses as appropriate.

The British Land Leadership Team censists of the
Executive Committee and its direct reports in management
roles who meet regularly both farmally and informally

to ensure there is a direct and wisible link across the
business, and 3¢t a5 a channel for workferce views

to reach the Board.

As well as workforce engagement, the CSR Committee has
farmal respansibility for engagement with the Company's
wider stakeholders. Stakeholder engagement is integral to
creating Places People Prefer and the decisions taken by
the Board to maximise shareholder value are enhanced by
the views of the diverse range of stakeholders and wider
cornmunities 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 an pages
104-107. Further information on Brilish Land’s
contribution t@ wider society can be faund on pages 32-47.

Engagement with major sharehclders

institutional investors and analysts receive reqular
communications from the Company. This year, recognising
the increased uncertainty around Covid-1% and the need for
more timely information, we provided quarterly updates on
rent collection n addition to our regular repariing. Despite
Covid-19 restrictions, we delivered our usuat investor
programrne including an investor event and roadshows
which both the CEQ and CFO attended. We also
participated 0 our usual investor conferences which were
delivered online, detailed on page 101 We look forward to
holgding individual and group investor meetings, events

and tours of major assets once it becomes feasible



Division of Responsibilities

In July 2020, the Company virtually hosted a Sustainability
Investor & Analyst event that reached cver 200 participants.
The CFO and senior management gave presentations

and held & Q&A session to launch the 2030 Sustainabilily
Strategy. The presentalions were recorded and are available
to view on our website britishland.com/investars/results-
reports-presentations.

The Chairman is committed to ensuring that shareholder
views, both positive and negative, are relayed back to the
Board and js assisted by the executive team in doing sa.
Although the Covid-19 pandemic has limited physical
outreach to ipvestors, the Chairman is committed to
understanding and sharing the views of major shareholders
within the boardreom. The Chairman, Senior Independent
Disector, CED and CFDO are available to address any
concerns our stakeholders may wish to raise.

In addition to the Chairman’s efforts, the Chief Executive
provides a writlen report at each scheduled Board
meeting which includes & summary of market activity ang
commentary on investor meetings in the period. We also
receive direct feedback on key roadshews, which is made
available to the Board as appropriate.

Conflicts of interest

The Directors are required to avoid a situation in which

they have, ar could have, a direct or indirect conilict with

the interests of the Company. The Board has established a
procedure whereby the Directors are required to notify the
Chairman and the General Counsel and Company Secreiary
of ali potential new cutside interests and actual or perceived
conflicts of interest that may affect them in their roles as
Directors of British Land. All potential conflicts of interest
are authorised by the Board and the register of Oirectors’
interests 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 November 2019
and reviewed with no changes recommended in Novemnber
2020. The Board concluded that the policy continued to
operate elfectively.

External appointments

Any additional significant appointments must be approved by
the Board before they are accepted by Oireclors. The Board
will consider the Direclors’ existing commitments in making
its decisian, Non-Executive Directors’ letters of appointment
set out the ime commitments expected from them.
Following cansiderat:on, the Namination Committee has
concluded thal all the Nan-Executive Birectars continue

to devote suifficient time to discharging their duties to

the reguired high standard.

British Land's policy is to altow Executive Directors to take
ane non-executive directorship at another FTSE company,
subject 10 Board approval. External appointments of the
Executive Direclors are disclosed in their biographies.

Any tees earned by the Executive Directors from such
appointments are disclosed on page 138 within the
Remuneration Report.

There is a clear written division of responsibilities
between the Chairman [who is responsible for the
leadership and etfectiveness of the Beard] and the
Chief Executve lwho 1s responsible for managing
the Company’'s business]. The responsiblities of the
Chairman, Chief Executive and Seniar Independent
Director have been agreed by the Board and are
availabie to view on our website britishland com/
structure-comemitteas.

When running Board meetings, the Chairman
maintains a collaborative atmosphere and ensures
that all Directors have the opportunity to contribute
to the debate. The Directors are able lo voice their
opinions in a calm and respectful environment,
allowing ccherent discussion.

The Chairman alse arranges informal meatings and
events throughout the year to help build consiructive
relationships betweaen Board members and the
senor management team. The Chairman meets with
indwicdual Directors outside formal Board meetings
to allow for open, two-way discussion about the
effectiveness of the Board, its Committees and its
members. The Chairman is therefore able to remain
mindful of the views of the individual Directors.

Operation of the Board

Our gavernance 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 throughout the year. Ad hoc meetings
may be held at short natice when Board-level
decisions of a time-critical nature need to be made
or for exceptional business. Fortnightly Board calls
were held between the outbreak of the Covid-19
crigis in March 2020 and the publication of the

full year results at the end of May 2020.

Care is taken to ensure that infermation is circutated
in goad time before Board and Commitlee meetings
and that papers are presented clearly and with the
appropriate level of detail to assist the Board in
discharging its duties. The Secretarial assisls tha
Board and Committee Chairs in agreeing the agenda
in sufficient time before the meeting to allow for
input fram key stakeholders and senior executives.

Papers for scheduled meetings are circulated one
week prior to meetings and clearly marked as being
‘For Decision’, 'For Infarmation” or "For Discussion’.
To enhance the delivery of Board and Commiitee
papers, the Board uses a Board portai and tablets
which provide a secure and efficient process for
meeting pack distribution.
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GOVERNANCE REVIEW conlinued

Division of Responsibilities

Composition, Succession
& Evaluation

Under the direction of the Chairman, the General
Counse!l and Company Secretary facilitates effective
information flows between the Board and its
Commuttees. and between senior management

and Non-Executive Directors,

Board Committees

Four standing Committees have been operating
throughout the year: Audit, Nomination,
Remuneration and Corporate Sacial Responsibility.
to which certain powers have been delegated
Membership of each of these Cammittees is
comprised salely of independent Non-Executive
Oirectors. The reports of these four standing
Committees are set out in the following pages.
The terms of reference of each Committee and
the matters reserved for the Board are available
on our website at britishland.com/commitiees.

The Board has delegated authority for the day-to-day
rmanagemenl of the business to the Chief Executive,
Executive Directers and senior management have
been given delegated authority by the Board to make
decisions within specified parameters. Qecisions
outside of these parameters are reserved for the
Board altheugh management will often bring
decisions within their delegated authority to the
Board far scrutiny and challenge.

Management are supported by three standing
Executive Commitlees:

Executive Committee

The Chief Executive is supported by the Executive
Committee in discharging his duties which have
been delegated by the Boarg. Comprised of the
senior management team, the Committee’s main
areas of tocus are the formutation and
implementation of strategic initiatives. business
performance monitoring and evaluating and
overseeing culture and stakeholder engagement.

Investment Committee

Principal investment decisions are reserved for

the Board, however it has delegated authority to
the Investrment Committee to make decisions
within specified hnancial parameters. The
tnvestment Committee membership comprises

the Chief Executive, Chief Financial Officer, Head of
tnvestment, Head of Strategy, Digital & Technology,
Head of Reat Estate and Head of Oevelopments.
The lnvestment Committee also reviews investment
proposals that {all outside of its delegaled authorily
and provides recommendations to the Board for

is consideration

Risk Committee

The Chief Financial Officer chairs the Risk
Committee which comprises all members of the
Executive Committee. The Commiittee manages
external, strategic and operational risks in achieving
the Company's performance goals
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Compesition, Succession & Evaluation

Our rigorous and transparent procedures far
appainting new Directors are led by the Nomination
Commuttee. Non-Executive Directors are appaointed
tor specibed terms and alt continuing Directors
ofter themselves for election or re-election by
shareholders at the AGM each year provided the
Board, on the recormmendation of the Nomination
Committes, deems it appropriate that they do so.
The procedure for appointing new Jirectors is
detailed in the Nomination Committee repart

on page 114.

The Nomination Committee is responsible for
reviewing the compasition of the Board and its
Commitlees and assessing whether the balance
of skills, experience, knowledge and diversity is
appropriate to enable them to operate effectively.
tMore detail can be found in the Nomination
Committee report on page 113

The Natice of Meeting for the 2021 Annual General
Meeting details the specific reasons that the
cantribution of each Director seeking re-election 1s
and continues to be ymportant ta the Company’s long
term sustainable success. The biographies of each
Director on pages $0-92 set out the skills and
expertise that each Director brings to the Board.

Following a recommendation fram the Nomination
Committeg, the Board considers that each Non-
Execulive Director remains independent in
accordance with provisions of the Code.

As well 35 leading the procedures for appaintmentls
to the Board and its Committees, the Nemination
Commiitee aversees successian planning for the
Board and senior management with referance to the
Beard Diversity and Inclusion Policy. Further details
on the work aof the Nominalion Committee and the
Diversily and lnclusion Policy are within its Repert
on page 14

Board evaluation

The effectiveness of the Board and its Committees was
conducted by Ne 4, an external evaluation firm.

@ Stage 1

December 2020
Mo 4 metwith the Cha:rman to discuss the scope and
focus of the evaluation

Stage 2

January 2021

No 4 attended a Board meeting 2nd held individual
interviews with each Board Director, the General
Counsel and Company Secretary and the Head

of Secretariat




Audit, Risk Management
& Internal Control

. Stage 3

February/March 2021
No 4 attended a further Board meebing and Commitlee
meetings including the strategy review

. Stage 4

‘ March 2021

Dralt repart discussed with Chair prior to finalisation
and presentation to the whole Board

Stage §
I

Mareh/April 2021
Post Board presentation

Mo 4 provided feedback to the Chairs of the Audit,
MNomination, Remuneration and CSR Committees on

the perfarmance of each Committee. The performance of
the Chair was alsa discussed with the Senior independent
Director who subsequently met with the other Non-Executive
Directors to further consider the Chair's performance,
taking 1nto account the views of the Executive Cirectors

In addwion to the formal Board evaluation, the Board Chair
met each Non-Executive Director individually during the
year to discuss their contribution to the Board.

Qutcomes

Overall, the evaluation report from No 4 reflected very well
on the Board and concluded that the Board is effactive by
almost all measures. It was described as open, collegiate,
of high calibre and committed.

No 4 made a number of recommendabions for the Board to
focus on, including:

- Dedicating time to gain insight from Non-Executive
Direciors’ wider experiences;

- Daveloping key measures and KPIs to monitor progress
aganst the strategy;

- Mainlaining social contact between Non-Executive
Directors and the wider Company. and

- Iaviting external speakers tc Board meetings.

The Bosrd intends to implement the recommendations rmade
by No 4 and will report on progress in the 2022 Annual Report.

The review confirmed that geod progress has been made on
the recommendations of last year's evaluation:

- the Board has pragressed succession planning as seen in
the appointment of Simon Carter as Chie? Executive Officer;

- the Group strategy has been refined and lour strategic
principles have been introduced with further refinement
made al the strategy off-site;

the CSR Cornmittee reviewed its terms of reference to
refine its scope and incorporate relevant responsibilities:
and several employee surveys have been conducted
throughout the year to further our understanding and
monitaring of cutture and values. For mare information
see the CSR report on pages 110-111.

No 4 has no other connection with British Land orits Directors,

Audit, Risk Management & Internal Control
Financial and business reporting

The Board is responsible for preparing the Annual
Report and confirms in the Directers” Responsibililies
Statement set out on page 147 that it believes

that the Annual Report, tzken as a whole, is fair,
balanced and understandable. The process for
reaching this decision is gutlined 1 the report of the
Audit Committee. The basis on which the Company
creates and preserves value over the long term is
described in the Strategic Repart.

Audit Committee

The Audit Committee is responsible for monitering
the integrity of the financial statements and results
announcemenis of the Company as well as the
appointrent, remuneration and effectiveness of the
external and internal auditors. The detailed report
of the Audit Committee is on pages 116-121.

Risk management

The Board determines the extent and nature of
the risks it is prepared to take in order to achieve
the Company’s strateqic objectives. The Board is
assisted in this rasponsibility by the Audit Committee
which, in conjunction with the Risk Committee
makes recommendations in respect of the Group's
principal and emerging risks, risk appetite and key
risk indicators. Further inforrmation on the Group's
risk management pracesses and role of the Board
and the Audit Committee can be found on page 78.

The Board has respansibility for the Company’s
overall approach to risk management and internal
control which includes ensuring the design and
implementiation of appropriate risk management
and internal conirol systems. Oversight of the
effectiveness of these systems is delegated to the
Audit Committee which undertakes regular reviews
te ensure thal the Group is identifying, considering
and as far as practicable mitigating the risks for
the business.

During the course ¢f its review far the year ended

31 March 2027, and to the daie of this Report, the
Audit Commitiee has not identified, nor been advised
of, a failing or weakness which it has delermined 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 nsk managemenl, internal contrel
and related financial and business reporting’ and the
Company's internal cantrol framework operates

in line with the recornmendations set out in the
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GOVERNANCE REVIEW cantinued

Audit, Risk Management

—> Remuneration

& Internal Control

internaticnally recognised COSO Internal Control The Campany’s remuneration policies and practices

Integrated Framewaork, are designed to support our strategy and promote

Audit, Risk Management & Internat Control the lang term sustainable success of the business.

The key risk management and internal control We have 3 ctear stralegy, focused on our Campqsas

procedures aver financial regarting include and Retail & FuLfllmenl, whlch positions q:rfbusmess

the following: for growth. To deliver this strategy, we wit focus on
our Campuses and Retail & Fulfilment. Detivering

- Operational risk management framework: against this strategy creales the inputs for future
gperational repeorting processes are in place value creation far all of pur stakeholders In our
to mitigate the risk of inancial misstaternent. Directers’ 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-monthly basis to to deliver these inputs whilst also managing the
the Risk Committee. All key internal hnancial business on 3 day-to-day basis, We alsa explain
controls are reviewed on a two-yearly cycle how we create alignment with shareholders and
oy internal audit; measure our pecformance over the longar term.

N Fmanqa.l reporting: our financial reporting Our current Remuneration Policy was approved by
process.is maqaged using documented shareholders at the 2019 AGM The Remuneration
accounting policies and reporting formats Committeg 15 also responsible for establishing
supportezj by dei;xled msrructl_ons'. and guidance remuneration of the mernbers of the
en rgportwng requwrements. This process is Executive Committee,
subject to oversight and review by bolh externat
auditors and the Audit Committee; and The Comrrittee is authonised to use discretion in

- Disclosure Committee: membership comprises determining remuneration outcormnes for Executive
the Chief Executive. Chief Financial Officer, Directors and the wider workforce. Further details
Head of Investor Relations, General Counsel on the Commitee’s use of discretion this year can
and Company Secretary and Head of Secretarsat. be found in the Directors’ Remuneration Report
The Commiltee regularly reviews draft financial starting on page 122
reports and valuation infarmation during the
interim and full year reporting process and
determines, with external advice from the
Company’s legal and financial advisers,
whether inside information exists and the
appropnate disclosure requirements

Going concern and viabitity statemems

Ouring the year the Board assessed the

appropriateness of using the 'going concern’

basis of account ng in the tinancial statements. The

assessment censidered future cash flows and debt

facilities [to assess the liguidity risk of the Company)

and the availability of inance (to assess salvency

risk). The assessment covered the 12-month period

required by the 'going concern’ basis of accounting.

Following these assessmenis, the Direciors believe

that the Group is well placed to manage its hnancing

and other husiness risks satisfactorily and have

a reasenable expectalion that the Campany and

the Group have adequate resgurces to continue

in operatian for at least 12 months from the date

of the Annual Report. They therefere consiuder it

appropriale o adop! the going concern basis of

accounting in preparing the financial statements.

A detaled description af the viability agsessment {or

the year ended 31 March 2021 is included on page 88

alengside the viability and going concern staternents

made by the Board.
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Key investor relations activities during the year

May 2020

- FullYear Resulis
Presentation

- Full Year Resulis Roadshow

August 2020

- HSBC European Real
Estate Conference

November 2020

- Half Year Results
Presentation

- Half Year Results Roadshow

January 2021

- Peel Hunt/Davy
Equities Conference

- Barclays European Real

Eslate Conlerence

European lnvestor

Roadshow

Operational update following
December quarter rent collection

June 2020

- Goldman Sachs European
Financials Conference

- Morgan Stanley Europe &
EEMEA Cenference

- Private Client

Investor Roadshow

July 2020

- Sustamnabitity Investor &
Analyst event

- Operational updale following
June quarter renl coliection

- AGM. with Q&A

pubtished online

September 2020

- BofA Securities Globat
Real Estate Conference

Qctober 2020

- Operational vpdate following
September quarter
rent collection

December 2020

- UBS Global Real
Estate Conference
- US Investor Roadshow
- Private Client
lavestor Roadshow

March 2021

- Citi Annual Global CEO
Property Conference

- BofA Real Estate

CEO Conference
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Adapting our retail
strategy to maximise
the opportunities
within Retail &
Fulfilment
See pages 22 .and 23

Realising
the potential of
qur Campuses

Applied
Governance

See page 14

The following section brings our
disclosures around Board activity,
stakeholder engagement and decision
making together in one place. We hope
that you will find tt useful in understanding
the Board's work.

Active capitat
recycling and value
accretive development
Additional information on key areas of focus

can be found within the following parts of
the Strategic Report.

See page 24

Diversity
See page 34

Qur response
to Covid-19

See page 80
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BOARD ACTIVITY

| APPLIED GOVERNANCE

Our core
focus areas

Strategic 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 QOrientation

- Residential strategy
- Retail landscape and occupier insolvency
- Financial support to accupiers and service partners during the Covid-19 pandemic

Right Places

- Approval of planning permisston and drawdown of the Headlease at Canada Water
- The developrment of 1 Broadgate and Norton Folgate

- Overseeing cur Retail disposal strategy

- Capital plan and long term development pipeline

Expert People

- The safety and wellbeing of our workforce following the outbreak of Covid-19 and
the nationwide lockdewns

- Keeping our places running effectively and our peopie safe as lockdowns were
imposed and eased

- Decisions on remuneration in the context of Covid-19

- Employee surveys to check in on employee wellbeing throughaout the pandemic

- Approval of the Race at Work Charter and strategy for racial equality

- Executive succession and Nen-Executive appointments

Capital Efficiency

- Resuming and restructuring the dividend
- Refinancing and capital allocation to ensure liguidity and covenant headroom
- Capital recycling through disposals and the formation of joint ventures

Sustainability

- 2030 Sustainability Strategy

- Creating the Transition Vehicle

- Dwversity and inctusion 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 wamen in Executive Committee and direct report
roles. We have since appointed Leraine Woodhouse as a Non-Executive Director and going forward we wrll maintain and
impreve the balance we have achieved to date. We are promoting diversity across all levels of the business and we were
pteased to record a conlinued reduction «n the median gender pay gap for British Land.

We have pursved various ethnic diversity initiatives during the year, which you can read more about on page 111in the
CSR Commutiee report. We are pleased to have made progress on our diversity mix 2t Board leve! during the year.
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STAKEHOLDER ENGAGEMENT STATEMENT

Our Board The Company holds an off-site strategy event each
year where the Board and Executive Committee
Strategy event come together to focus on the development of
the Company’s strategy.

Realising the Progressing
potential of our value accretive
Campuses development

The Board and management team
reviewed the development pipeline
against the capital plan and
considered opportunities to
leverage our development
expertise. Yalue accretive
development is a core
component of our strategy.

As well as considening
development opportunities within
the existing portfelio, the Board

and Investment Committee
discussed investment
ogportunities in grawth
sectors supported by external

presentations on those markets.

Targeting the Active capital

opportunities recycling
in Retall & The eventi included a review of the
FLﬂf]lment principles for recycling Capital

from mature and off strategy
assets into development and
investment In growth sectors.

Management and the Non-
Executive Directors considered
the realignrment of the Retail
porticlio towards areas fgr growth
and value, whilst leveraging
British Land s expertise in
asset management.

Management will continue to
evaluate opportunities to release
capital through joint ventures
and disposals.
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'APPLIED GOVERNANCE l

Effective stakeholder
engagement is at the

El’lgaging Wlth and heart of Places People

Prefer and embedded

ConSidering the needs throughout every level

of our key stakeholders

The nature of our business, from
investing in and developing properties
to managing and curating our spaces,
means we nead 1o have a continuous
dialogue with g wide group of
stakeholders including customers,
communities, partaers [including local

of British Land.

authorities) and suppliers, our people hawing regard to the impact of our

and sharehclders. Consideration for decisions cn our stakehclders is

our stakeholders is embedded fram the integral to how we dao business at

start of 2 business proposal to the paint British Land. This supports our

at which it 1s considered by the Board. governance aim of the right people
This approach is part of our culture and making the right decisions, efficiently
our formal processes and ensures that and supported by the right information.

How do we engage with our stakeholder groups?

Stakeholders are at the centre of our decision making process to ensure that as a business we produce Places People Prefer.
Pages 34-35 provide case studies trom the year; betow 1s 2 summary of our approach with each stakeholder group.

Qur customers

We develop our buildings in ¢ollabaration with fuiure 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 customers long term, Qur pre-let to JLL at 1 Broadgate as detailed on the
following pages is a prime exarmple of this approach.

Our communities,
partners and suppliers

Communities

We seek to become an integral part of our communities to drive positive outcomes.

For example, our Young Readers Programme and partnership with the National Lite-acy
Trust have benefitted over 48,000 schoal chitdren since 2012 by warking collaboratively
with local schooels and our customers to enhance their life chances and employability

Suppliers

We maintain a continuous dialogue with our suppliers through cur procurement
management process. We use our enboarding process to provide early ¢larity of our
values, and our ethical and environmental expectations. We continuatly challenge
aurselves to wark better with our suppgliers to ensure that we are ‘greal to do
business with'.

Local authoerities

We work extensively with local authorities at our developments such as Southwark
Berough Council at Canada Water and The City of London at Norion Folgate. At
Canada Water, we conducted over 120 public censultations and tocal outreach evenis,
attracting over 5,000 individuals over a period of five years, giving us a real insight into
what key stakeholder groups wanted from this develepment. This resulted in some
significant changes to cur masterplan.

Our people

The warkfarre engagement staternent on pages 108-10% outlines the work we
do to ensure the views cf our worklorce are known and taken into account in
decision making.
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STAKEHOLDER ENGAGEMENT STATEMENT cenlinued

How Directors have regard for

the matters set out within s172 of
the Companies Act 2006 in Board
discussions and decision making:
Our formal s172 statement is within
the Strategic Report an page 33, The
following prowvides additional detail on
how Diractors have had regacd for the
matters set out within 5172{1} (al-If]
and the effect that regard has had on
principal decisions taken by the Board
during the year.

Decision papers that are brought to

the Board have first been endorsed

by either the Executive or Investment
Committee Al both levels. proposals are
accompanied by a checklist that outlines
the matters included in s172(1] (al-[f of
the Companies Act 2006 and specrfically

lists the relevance of each to the decision.

This ensures that the Directors have

a clear understanding of the impacts

of their decisions. Traning has been
provided by the Secretaniat to paper
writers lo ensure that those people that
are drafting decision items have a clear
understanding of how best 10 assis:
Directors in discharging their duties.

The past year has shown how raporiant
these faciors are in steering the business
through turbulent tirmes

The examples that foliow 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 announced en 8 April 2021
that JLL Fad signed an agreement for
lease for 134,000 square feet of space at
1 Broadgate as well as our commument
to the development of this building.

in the press release, Stephanie Hyde, UX
and Ireland CEO at JLL said Working in
partnership with British Land, we have

a3 real opportunity to achieve one of the
most sustainable and technolog cally
advanced workplaces in the UK.’

Centrat to the Board's decision to camimit
the capital requirements ta redevelap

1 Broadgate, was the commitment

from JLL to a pre-let. JLU's needs as a
business and employer are integral to the
design of the building, underlined by thewr
153 year cormnmitment to the space.

The Board also consicered the impact

on our joint venture partner at Broadgate,
GIC, as well as the tang list of suppliers
and services that will be required

throughout the development

‘ Underpinning all of the above was

the profitability of the development. In
agreeing the investment into 1 Broadgate,
the Board considered its duties to
shareholders in delivenng an

attractive return on capital.
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Dividend policy

The Baard took the decision an 25 March
2020 to suspend dwidends temporarily in
ught af the financal uncertainty arising
from the Cowvid-19 pandemic. The rationale
far that decision and the factors that were
cansidered in taking it were reported on
page 97 of the 2020 Anaual Report.

The Company anncunced m an
operational update on ? October 2020
that it would move to half yearly dividend
payments, based on a fixed rate of 80%
of underlying earnings per share. In
reaching the decision to move from
quarterly to half yearly payments

the Board considered the impact on
shareholders and whether there was

a particular reliance cn more frequent
distributions. The Board also cansidered
the long term consequences of the
decision in the context of both greater
capital flexibility afforded to the business
which provides greater strategic capability
and the ability of the Company to adhere
to its obligations under the REIT regime.



Covid-19

The way in which we have responded to
the Cavid- 19 crisis demonstrates that the
interests of our stakeholders are fully
integrated into our decision making.

We have not had to furlough any of

our own employees and we took action
early in the year 1o help our smaller
custorners, especially in the retail sector,
who were suffering as a result of the
pandemic. The forgiveness or deferral of
rent was agreed with 2 lang term view in
mind, to assist customers with otherwise
successful business medels, to emerge
from the crisis intact and continue to be
occupiers at our places in the future.

We supporied our emplayees in working
remotely with wellbeing programmes and
increased flexibility so that our people
could balance demands such as home
schaoling with business needs.

We worked carefully with suppliers and
partners in closing and safely reopening
construction sites as well as providing
suppart to local communities through
aur Cemmunity Investment Fund.

At the same time, the Board continued
to drive strateqic initiatives to deliver
shareholder returns and long term
vatue creation,

Priorities

As described on pages 14-15 within

the Strategic Repart, the Board took
decisions during the year to invest

behind two slrategic themes, Campuses
and Retail & Fulfilment. This involves
targeting value opportunities in retail and
growth opportunities in innovative sectors
such as life sciences and urban logistics.

In its deliberations, the Board considered
organisaticnal structure and the
opportunities for talent within the
business to grow

A key driver for the Board was to
maximise vatue creation for the benelit of
shareholders and jaint venture partners,

often in the form of institutionat investors.
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Disposals

On 23 December 2020, the Company
announced the disposal of a 75% interest
in a portiolio of three buildings in the
West End t0 Allianz Real Estate.

This transaction demonstrates the
Board's commitment to recycle capital
out of mature assets to provide resources
to invest into developments such as
Norton Folgate and 1 Broadgate which
the Board cormmitted capital to during
the year.

In recycling capital out of mature assets,
the Board considers the ability of the
Company ta progress its strategy both
now and in the future. in doing so the
Board s delivering further shareholder
value, securing oppoertunities for suppliers
and employees and continuing lo have a
positive impact on the communities in
which we operate.

We are confident that these decisians
have demonstrated the smportance

we place on maintaining our reputation
for high standards ci business canduct
and how we deliver long term value for
sharehalders while considering all of
our stakehaolders and cur contribution
to wider society.
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WORKFORCE ENGAGEMENT STATEMENT

|APPLIED GOVERNANCE |

Engaging with
our workforce

The CSR Committee has formal responsibility for overseeing
the operation and effectiveness of our werkforce engagement
mechanisms for the purposes of provision S of the UK Corporate
Governance Code as detailed in its report over the page. As
reported last year, we believe the CSR Cormmiltee remains

the mosl effective methad of overseeing our engagement

with the warkforce as it provides a greater resource at Board
level dedicated to engagement than designating a single
Non-Executive Qirector.

Workforce engagement initiatives:
Communication

Internal communication

The Company has worked remotely either in part or as an entire
warxforce, with the exception of staff thal are required to be at
our places, for the full year under review. The business moved
rapidly to implement changes in technelegy that enabled
Company-wide meetings to continue remotely and for teams to
callabarate effectively. Maragement and the Board have relied
on anincreased levet of inlernal communication both formally
and informally ta ensure business continuity and the welfare of
our people,

Communication was an integral part of ensuring the successhul
iransition from a fully staffed office, to skeleton crews and
finaliy welcoming our people back. We utilised new media
formais including CEQ podeasts and virtually broadcasted
Company meetings (o ensure plans were communicated
sensitively 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 to help our
customers in their transibon back to the office.
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Workforce engagement is central
to how we do business.

A member of our Executive Cammrittee hosts a Company-wide
meeling each month to report on important Company
developments, introduce initiatives to colleagues and field
questions. These sessions are often opportumties for senior
management to discuss market conditions and key aperational
mitiatives with our warkforce and take questions from them
Ourinternal communications team also sends out a weekly
email with updates and detalls of key events.

Company Conference

tn ordinary times, our people are brought together from across
our business once a year to attend our Company Conference
which includes presentations by the Chairman, Chief Executive
and other members of our senior management team. There
are also team building events and a chance for colleagues to
interact socially

BL Leadership Team [BLLT!

The BLLT was created to enhance coliaboration and
commumieation within the Group and was a response to
recommendations by the Board. The BLLT comprises our top
managers and includes our Executive Committee and its direct
reparls who meet manthly to discuss key issues, The BLLT has
played an important rele during the pandemic of facilitating
two-way dialogue between the Executive Committee and the
rest of the business During the year the Executive Commitlee
sought feedback from BLLT members an how to maximise the
purpose and efficiency of the Tearm. The recommendations
were discussed by the Executive Commuttee and have begen
implemented starting trom January 2021. The recommendations
included: regular deep dives intg technical areas such as CVAs,
the use of BLLLT members for impertant projects such as

the response to Cowid-19, and advance notice of Company
announcements so the wider leadership tearn could support
the roll out of key announcements.



Financial awareness

At the half and full year, our Ch:et Executive Dfficer,
Chief Financial Cfficer and Head of Real Estate present
the financial results to the Group and answer questions.

Ownership

Our employees are invited to jcin our Company-wide Share
Incentive Plan and Save As You Earn Scheme. Employee
share ownership encourages employees to focus an long
term Company performance and aligns their interests
with shareholders,

Bonus awards impacted due to Covid-19
Our CEQ engaged directly with employees to communicate the
deferral and reducticn of FY20 bonuses paid during the year

due to the impact that Covid-19 had on our business, suppliers,

cusiomers and communities. The decisions were taken with
guidance from our Remuneration Commitiee and Board.
Further details can be found within the Directors’
Remuneration Report on page 123.

How the Directors have engaged with
the workforce

Employee surveys

The Board reviewed reqular welibeing surveys and pulse

surveys during the year to monitor the impact of the pandemic
and difficult working conditions.

BL employee networks

As discussed on pages 38 and 39 there are a wide range

of emgloyee-led networks at British Land. The work of cur
networks has promoted social issues that are important to our
pecple and driven internal policy changes The CSR Committee
receives presentations by the Chairs of our networks to engage
with key issues at Board level. Netwark Chairs have direct
access to members of the Executive Committee and each
network has an Executive Commitiee member sponsor.

Mentoring

During the year the Board endarsed a proposal for Non-
Executive Directars and Executive Committes members to
mentar highly performing talent within the business. As well
35 providing development coaching to the warkforce, this also
provides members of the Doard with direct engagement with
employees. More informatian en the mentaring scherme can
be found on page 37.

The effect of engagement on decisions

taken during the year:

Support during Covid-19

During the pandemic, feedback from our networks has driven
changes in our working approach te ensure that colleagues are
supparted 1n managing the varisus challenges brought about
by working through a lockdown. As a result of direct feedback
from the Parents and Carers Network, the Executive Commitiee
implemented a 90-minute meeting-free window ta reduce
screen fatigue and create a designated time within the warking
day ta assist in managing home life and improving welibaing.
The business also supported employees with additionat tech
and equipment as required. Our Wellbeing Commitiee has led
the way on a number of initiatives to premote mindfulness and
sacial interaction during Covid-19.

Racial equality

Following the tragic death of Gearge Floyd and the prominent
Black Lives Matter movement during the summer of 2020,
together with our employees we tonsidered whether there was
maore we could do as an organisation to tackle structural racial
ineguality. Qur Chief Executive and senior management team
met with members of our REACH network to understand the
importance of recagnising and improving structural racial
inequality. Following extensive employee engagemaent, the
Board considered and approved a strateqy for race equality

at British Land, approved the Race at Wark Charter and
committed to publishing the Company’s ethnicity pay report

in 2021. The Board and workforce also received diversity and
inclusion traming. Oversight of this important area of work is
the responsibility of the CS5R Committee. Mare details on the
work that the Committee has carried cut 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.

t am pleased to present the report of the CSR Committee
for the year ended 31 March 2021.

The Commnittee was set up two years ago to assist the Board
In overseeing its engagerment with employees and other
stakehaldars and {0 assess the Company's wider contribution
te society. The Commuttee is also the Boarc's designated
mechanism for workfarce engagerment in accordance with
prowision 5 of the Code. We welcomed !rvinder Goodhew as

a member of the Committee when she joined the Board in
October 2020. Having a larger Commiitee reflects the wider
responsibilities and ever-increas:ng importance of the matters
we oversee.

The information below sets out in detail the activity underiaken
by the Commitiee during the year ended 31 March 2021 | hoge
that you find it useful in understanding our work.

Three-pillar approach

In1ts seccndyear, the Commuttee has continued to operate on a
three-gillar approach that enables the fulfilment of our primary
roles of being a first-class employer. building and managing
first-class buildings for our accupiers and cammunities, and
delwvering this in a sustainable way. Following the publication
of the Sustainability Strategy we have two threads under
sustainability; being the wider environment and the

specific communities surrounding our properties,
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Employee engagement and culture

As a Committee, we continue to be encouraged by the number
and quality of mechamsms 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 Beard Effectiveness. As 3 company we have heen
remolely warking for over 12 months and have carried oyt
pulse surveys on Covid-1? and wellbeing to check in with
employees and adjust the support we offer accordingly.

As Directors, we have a number of ways in which we interact
with employees. Lynn Gladden, Chris Grigg and Irvinder
Goodhew have been the subject of “in conversation” sessians
with employees which explored a wide range of subjects.
Although we have not been able to hetd them this year, we are
locking forward to restarting physicat Beard meetings that have
either a breakfast or lunch with an equal number of employees.

The Company has a strong set of networks and employee-led
committees with ditferent focus areas We invite the networks
1o our meetings on a rotation 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 ot

the Company. We were proud to place 48th on the 2020 Social
Mobility Employer index which takes into consideration
company culture, recruitment and progressicn processes.

The networks have proved to be wital forums during the
pandemic for employees to interact with each other and

have provided additional support for employee well being.
For example, the Parents and Carers Network have often
shared practical advice and importantly highlighted the needs
of employees in less visible caring roles over the past year as
well as tips on home schooling. We have been impressed by
the work achieved by all the networks and their perseverance
during difficult times to remain engaged. Further details on
these and our other cammittees can be found in our People
and culture section from page 3é.

Construction and health and safety

The Commuttee took time to understand management's

approach to heatth and safety and was impressed with

the rigour and detail of the systems tn place to ensure our

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

Caovid-17 impacted our construction sites and how we were

able to reopen sites safely.

Engaging with our occupiers, both current and fulure, has
demonstrated that strong enviranmental credentials are an
increasingly key requirement for them and this is also driving
our facus on more sustainable buldings which in lurn supports
leasing, enabling us to let space more quickly and achieve
higher rents. This 15 a great example of how engagement with
our stakeholders is driving change in how we run our business.

Sustainability

Environment

We guided the development of the recently published

2030 Sustainability Strategy and oversee its pregress.

The strategy pushes British Land to reach net zero carbon

on new develepments, underpinned by a commitment to
GRESB performance on wider environmental matiers and key
principles of responsible business, such as prompt payment



to suppliers. The Commultee fermally oversees the Transition
Vehicle which will be key to achieving net zero. The Vehicte will
finance the offsetting of embodied carban on new developments
as well as funding sustainable initiatives on cur exisling
portfolio. 100 Liverpool Street was our first net zero carbon
development where residual carbon was offset using certified
schemes. Maore information on the Transition Vehicle can be
found on page 40 and further infarmatian on cur approach to
sustainability can be found on pages 40-41.

Community

Our Place Based approach is central to our 2030 Sustainahility
Strategy to positively impact and build conneckians in our
communities. By using our Local Charter this appreach

will bring together local stakehalders, including custamers,
suppliers and eommunity groups in collaboration to make the
greatest impact. The Community Investment Fund provides
tunding to charities and community organisations in and
around our places. The Fund has been operating for a

decade and has made great contributions and built reat

{res with our communities.

Key areas of focus for the year ended
31 March 2021

Last year, we set out three main areas of focus during our
second year as a Committee. We aimed to review diversily

i the workferce, including drivers affecting diversity and

what policies were in place or were needed to ensure we

have a diverse workforce and pipeline for future success. In
collaboration with the Race, Equality and Celebrating Heritage
[REACH] network, during the year we signed up to the Race at
Work Charter, developed our first Race Equality Framewark,
and held mandatory fairness, inclusion and respect training for
all employees and the Board. This year was the first year that
we have published our ethnicity pay gap data which we will use
as a measure of our ethnic diversity. We have also begun to use
recruitment specialists to seek ethnic minority candidates to be
included in employment shortlisis.

In addition, we are proud to support the 10,000 Black Interns
initiative that is designed to transform the prospects of young
black peopte 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 &
deep-dive session to begin to delve into ethnic diversity issues,
what we can do to improve equality and how we can measure
improverneni, We expect even greater progress ta be made in
the caming years.

This year we were pleased to come 4th in the Hampton-
Alexander Review for the proportion of women in Executive
Committee and direct report roles, and to jein the Change 100
programme that partners with university students and recent
graduales with disabilities or tong term conditions. The various
initiatives outlined above show good progress in this area and
we will continue to strive towards making our workplace

more diverse.

Last year we undertaok a review of British Land's engagement
with our communities, conssdering how to maximise positive
social impact through our business activities, cannections

and partners. We have now taken formal oversight of the
Community lnvestment Fund and substantial work has been
undertaken under our Placed Based approach; further
information on this can be found on pages 44-45.

Finally, we set out to review how we ermbed sustainability in

all that we do. Not only have we published the Sustainability
Strategy with targets for 2030, but this has also been translated
Into tangible action plans on haw we will achieve them. A
highlight of the year, which demonstrates how we interact with
our stakeholders 1o achieve our goals, is the work we did with
JLLin relation to eur develapment at 1 Broadgate, more details
of which can be found at page 43. All Executive Committee
members and the majerity of staff have sustainability targets
and this has driven a cultural change in the Campany. This can
be seen in the newly formed SustainaBlLe employee network
that shows there is 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 dwersity ta ensure aur peaple

can bring their whale selves to work and that we have a diverse
workforce and pipeline for future success. Executive Committee
membars each have cbjectives to reduce the Ethnicity Pay Gap
for the upcorming year and progress will be published in the
2022 Annual Reporl. We witi also repert on the Race Equality
objectives that were set in March 2021,

Our Sustainability Strategy has only just begun its journey,
and we will rmonitor progress against aur targets, seeking
to maintain goed progress for the environment and our
communities. We will also continue to focus on achieving
best in class construciion and health and safeiy.

Committee composition and governance
The Commuties 1s composed solely of independent Non-Executive
Directors, Attendance at Committee meetings during the year
is set out in the following table:

Cate of

Commiitze
Qirector Positign appoiniment Attendance
Alastair Hughes Chairman 1 Apr 2019 3/3
Lynn Gladden Member 1 Apr 2019 3/3
Irvinder Goodhew Member 1 Qct 2020 2/2

Members of the senior management team, including the Chief
Executive Officer, Chief Financial Officer, General Counsel
and Company Secretary, Head of Secretariat, BR Director,
Head of Developments, Head of Community, Head of Portfalio
Sustainability and Head of Sustainable Developments, are
invited te attend each Committee meeting. The Committee
provides a verbal updale to the Board in relalion to all of its
meetings and activities.

Committee effectiveness

The Committee’s effectivenass was reviewed as part of the
wider external Board evaluation which concluded that the
Committee had aperated effectively. The Committee reviewed
and updated its terms of reference during the year, which are
available on our website britishland.com/commuttees.

<

Aiastair Hughes
Chairman of the CSR Committee
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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.

I am pleased to present the report of the Nomination
Cemmittee for the year ended 31 March 2021.

The NMamination Committee continues to play a key role in
supporting British Land’s long term sustainable success.
The development and execution of our long term strategic
objectives, embedding of our culture and values and promotion
of the interests of our stakeholders are all dependent upon
effective leadership at both Board and executive level Itis
the Committee’'s respansibilily ta maintain an appropriate
combination of skills and capabilities amongsi the Directors.
{ ong term succession planning at Board and executive level
remains a key priority of the Cemmuttee. We undertook a
thorough review of the skills and experience on the Beard to
ensure that succession plans maintained the cerrect batance
of skilis and experience to deliver the strategy over the
coming years.

We adhered to our formal, rigoreus selection, appointment and
induction processes for new Directors in a year where there
have been a number of changes o the Board Chris Grigg
stepped down after 11 years as CEQ, any we conducted a
search for hus successor which, after a rigorous process
involving both internal and external candidates, resulted in

the appointment of Simen Carter with efiect from 18 November
2020 Thisin turn fed to the search for a replacemant for Siman
as CFO and we were delighted to announce the appointmentin
sanuary 2021 of Bhavesh Mistry who will join us an 19 July 2021
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As well as Executive Director changes we have also

appainted Irvinder Goodhew [as previcusly announced in last
year's report! who became a member of the CSR Commuttee
upen joining. With Rebecca Worthington stepping down on

31 December we commenced a search for a replacement who
would be able to chair the Audit Committee In February we
anncunced the appointment of Loraine Woodhouse who joined
the Board on 1 March 2021 and togk on the role of Chair of the
Audit Committee on 31 March 2021 to lead the Cemmities
through the year end process.

Having extended Witlam Jackson’s appointment for a
maxienum of 12 ronths last year, William Left the Board on
31 March 2021,

All of the Commitiee actities set out in this Reporl were
condycted within the context of our unwavering commitment to
improving inclusicn and diversity accoss British Land. assisted
by the work of the CSR Commitiee, in ensuring a diverse
pipeline for succession, We are proud of the tangible impact
British Land’s diversity palicies and initiatives are having both
at Board level and in the wider business, and we report on this
progress both in this Report and in the Paople and Culture
section of the Strategic Report.

Looking ahead, leng term successien planning at Beard and
executive level will rermain a key priority of the Committee.

| hope you find the following report interesting and illustrative
of our focus on ensuring that the Board and its Commiltegs
remain well equippad with the skills and capabilities needed
to drive the future success of British Land.

Tim Scare
Chairman of the Nomination Cornmittee



Committee composition and governance

The Committee has five members At the 2020 AGM, William
Jackson stepped down trom the Committee, and was replaced
by Alastair Hughes. Additionally, in November 2020 Laura
Wade-Gery and irvinder Geodhew joined the Committes.
Theretore, as at the 31 March 2021 year end the Commuttee
comprised: Tim Scare, Preben Prebensen, Alastair Hughes,

- Laura Wade-Gery and rvinder Goodhew.

Details of the Committee’s membership and attendance at
meetings during the year are set cut in the table below.

Qirector Pesition Date of Commitiee appointmant  Attendance
Tim Score Chairman i Apr 2017 5/5
Wiliam Jackson'  Member 11 Apr 2011 1
Preben Prebensen Member 19 July 2019 5/5
Alastair Hughes'  Member 2% July 2020 4/4
Laura Wade-Gery? Member 18 Nov 2020 2/2
Irvinder Goodhew?  Member 18 Nov 2020 2/2

. William Jackson stepped down frem the Committee an 29 July 2020 al
which paint Alaslair Hughes jomed the Cammittee.

. Laurs Wade-Gery and ininder Goodhew joined the Commutiee on
18 November 2020

. The cther Non-Executive Direclors who are ngl Committee members atiended
a Cammittee meeting on 28 Augusi 2020 to consider execulive SUCCESSIAN.

[T N

Key areas of focus during the year

Director search and selection
As explained in the introduction there were a number of
Director appaintments during the year.

The search process for each was conducted in accordance with
the Board Diversity and Inclusion Policy ang the Selection and
Appointment Process, which are both explained ater in this
report, Russell Reynolds Associates, the executive search

firm appointed, has no other relationship to the Company or
individual Directors. The firm has adopted the Voluntary Code
of Conduct for Executive Search Firms on gender diversity and
best praclice,

The searches resulted in the {following appointments:

- Irvinder Goodhew as a Non-Executive Directaor, as
announced on 21 May 2020. {rvinder brings over 25 years
of experience in various operational and strategic rotes, in
a broad range of sectors including retail, consulting and
financial services and joined the Board on 1 October 2020.

- Simaon Carter as Chief Exeeutive Officer from 18 Navember
202C. Simon is a proven, growth-orientated business leader
with significant real estate experience and expertise across
various asset classes as well as over twe years as CFO of
the Company.

- Bhavesh Mistry as Chief Financial Qtficer. Bhavesh is
currently Deputy Chief Financiat Officer at Tesca PLC,

a position he has beld for over two years. Prior to that he
spent mare than five years at Whitbread PLC, where he was

Finance Director of Whithread Hotels & Restaurants. He has
previously held senior positions in finance and slrategy at
Virgin Media and Anheuser-Busch inBev and qualified as

a Chartered Accountant at KPMG.

- Loraine Woodhouse as a Non-Executive Director and Chair
of the Audit Committee. Loraine is currently Chief Financial
Officer of Halfords. Prior to jeiming Hallords, Loraine spent
five years in senior finance roles within the Jahn Lewis
Partrership. including Acting Group Finance Director and
subsequently, Finance Director of Waitrose. Prior to that,
Loraine was Chief Financial Cfficer of Hobbs, Finance
Director of Capital Shopping Centres Limited and
Finance Oirector of Costa Coffee Limited.

Board and Committee compaosition reviews and appeintments
During the year the Committee reviewed the broader
compasition and balance of the Board and its Cornmittees,
their alignment with the Company’s strategic objectives,

and the need for prograssive refreshing of the Board.

Preben Prebensen and Alastair Hughes completed their

first three year terms in September and December 2020
respectively. [n making recommendations for reappointments,
the Committee ¢onsidered their performance and ability to
contribute effectivety to Board discussions and to challenge
the performance of management.

The Commuttee is satisfied that, following the Beard and
Committee composition changes described above as well as the
externally facilitated Board effectiveness evaleation, the Board
and its Committees continue to maintain an appropriate balance
of skills and experience required to fulfii their roles effectively

Independence and re-election

The independence aof all Non-Executive Directors is reviewed by
the Committee annually, with reference to their independence
of characler and judgement and whether any circumstances or
relationshios exist which could affect their jJudgement. Having
regard to all such considerations, the Board is of the view that
the Non-Execulive Birectors each reman independent,
notwithstanding their periods of tenure.

Prior ic recommmending the reappeintment of serving

Directors to the Board, the Commitiee also considers the time
commitment required and whether each reappointment would
bein the best interests of the Company. Detailed consideration
is given to each Director's contribution to the Board and its
Committees, together with the overall balance of knowledge,
skills, experience and diversity.

Following its review, the Committee 1s of the opinion that
each Non-Executive Director continues to demonstrate
commitment to his or her role as a member of the Beard and
its Cammittees, discharges his or her duties effectively and
that each makes a valuable contribution to the leadership of
the Company far the beneht of all stakeholders
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REPORT OF THE NOMINATION COMMITTEE continued

Accordingly, the Commitiee recemmended to the Board that all
serving Directors be put forward for election or re-elaction at
the 2021 AGM.

Biographies for each Direcior ¢can be found on pages 90-92.

Succession ptanning

The Committee is responsible for reviewing the succession
plans for the Board, including the Chief Executive We
recogmse that successful succession planning includes
nurturing our own talent pool and giving opportunities ta
those who are capable of growing into more seniar roles.

The succession plans {or the Executive Direciors are prepared
on toth shorter and lenger term bases while those for Non-
Executive Directors reflect the need te refresh the Board
regularly. Such plans take account of the tenure ot individual

Board Diversity and Inclusion Policy

The Beard's Diversity and Inclusicn Policy has been updated
during the year, expanding the Board's commitments in this
area. It recognises the benefits ol diversity in its broadest sense
and seis out the Board's ambitions and objectives regarding
diversity at Board and senior management level, The Policy
notes that appeintments will continue to be made on merit
againsi 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 order
to be effective a board must properly reflect the environment in
which il eperates and that diversity in the boardroom can have a
positive effect on the quality of decision making. Aligned ta this,
the Policy has a number of specific quaniitative and qualitative
palicy objectives in suppart of Board-tevel diversity and

members. The Committee’s review of Executive Director
succession plans includes consideration of the process
for talent development within the organisation te create

a pipeline to the Board

The Chief Executive prepares succession plans for senfor
rmanagement for consideration by the Committee with the
rest of the Board invited to be invalved as appropriate. The
Committee notes that the remit of the Corporate Social
Responsibitity Committee inciudes cansideration of the
extent to which the business is developing a diverse
pipeline for succession to senicr management roles.

A nurmber of issues that would normally be dealt with
by the Committee were discussed with the full Board.

Selection and appointment process

The Committee oversees the selection and appointment
process for Board appomntment, which is summarised tn

the figure below.

-

inclusion, including the following commitments:

Performance against objectives and updating objectives:
The objectives from the Policy in force for the year ended

31 March 2021 included-

- theintention to maintain a balance such that at least
30% of the Board are women. As at 31 March 2021, 4 out
of 9 Directors |44%] were woimen, Il should be noted that
Bhavesh Mistry joining in July will take the number of
Directars to 10. meaning that percentage will decrease
The objective in the Policy is being amended to have
wamen making up al least 35% of the Board:

- theintention to have at least one Director from an ethnic
minority background on the Board by the end of 2020. The
appointment of irvinder Gaodhew 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 Company will exceed this objective.
As a result, the objechive is being amended ta maintain at
least two Directors fram an athnic minority backgreund:

Role brief

The Committee works only
with external search agencies
which have adopted the
Valuntary Code of Conduct
for Executive Search Firmns
on gender diversity and best
practice. The Cammittee

and agency werk together to
develop a comprehensive role

brief and person specification,

aligned to the Group's values
and culture. This brief
cantains clear criteria against
which prospective candidates
can be objectively assessed.

Longlist review

The external search agency

is challenged to use the
uhjective critena for the role
to produce a lenglist of high
quality candidates frorm a
bread range of potential
sources of talent This process
supports creation of a diverse
longltst The Nominztion
Committee selects candidaies
from this list to be invited

fer interview.
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Interview

A formal, multi-stage
interview process is vsed to
assess the candidates. For
each appointment the chaice
of interviewer is customised
to tha specific requirements
of the role. All interview
candidates are subject to a

rigorous referencing process.

Review and

recommendation

The Committee ensures

that, prior 1o making any
recammendation to the Board,
any potential con‘lictis and the
significant time commitments
of prospective Directors have
been satisfactorily reviewed



- to maintain the ymproved gender balance of its leadership
teams and senior management. Senior management is
defined as the Executive Committee and employees in the
BLLT. The gender balance of semor management was 64%
male and 36% female as at 31 March 2020 and was 60% rmale
and 40% female at 31 March 2021. The objective is being
amended {o maintain or )improve the gender and ethnicity
balance of its leadership teams and senior management;

- loensure that there is clear Board-level accountabitity for
diversity and inclusion far the wider worktorce.,

The Committee is pleased to confirm that these objectives
have been fulty met. As at 31 March 2021 the Board comprised
44% women, while the Exacutive Committee composition

has increased from 3&% to 42% women. Clear accountability
for diversity and tnclusion is delivered through the Corporate
Secial Responsibitity Committee, which monitors progress on
diversity and inclusion objectives and relevant initiatives within
British Land.

The Policy can be found on our website
britishland.com/cammittees.

Induction, Beard training and development

Each new Director is invited to meet the General Counsel and
Company Secretary or Head of Secretariat to discuss their
induction in detail, following which the programme s Lailored
specifically to their requirements and adapted to reftect their
existing knowledge and experience.

Eachinduction pragramme wauld ordinarily include:

1. meetings with the Chairman, Executive Directors,
Committea Chairmen, external auditor or remuneration
consultants {as appropriatel;

2 information on the corporate strategy, the investment
strategy, the financial position and tax matters
lincluding details of the Campany’s REIT status};

3. an overview of the properly portfolic prowded by members
of the senior Management team;

4. wisils to key assets;

5. details of Board and Committee procedures and
Directors’ responsibilities:

6. details of the investor relations programme; and

7. inforrmation on the Company’'s approach to sustainability.

The Committee also has responsibitity for the Board's training
and professional development needs. Direclors receive training
and presentations during the course of the year o keep their
knowledge current and enhance their experience.

Key areas of focus for the coming year

As well as the reqular cycle of matiers that the Committee
schedules for consideration each year, we are planning over
the next 12 months Lo continue to focus on succession planning
both for the Board and at senior managemant level and will
cantinue to develap a strong talent pipeline and associated
leadership programmaes.

Board and Committee effectiveness

The process fatlowed for the externally facilitated Board
effectiveness evaluation conducted during the year is
described in the Governance Review cn pages 98-99.

The Commiltee’'s efiectiveness during the year was evaluated
as part of the wider external Board evaluation and cancluded
that the Committee operated eftectively.

Board composition review

The Committee annually reviews the structure, size and
composition of the Board. This review considers the skills and
qualities required by the Board and its Commitiees as a whole
in light of the Group's long term strategy, external environment
and the need to atlow for progressive refreshing of the Board.
The review identifies the specific skills required by new
appeintees and guides the Committee’'s long term approach

to appomtrmenis and succession ptanning.

The Committee also reviewed its terms of reference during the
year and no changes were recornmended. The terms are
available on our website britishland.com/commitiees.

Average Board member age over a Compaosition?

four-year period'

1. As al 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 report of the Audit Committee for
the year ended 31 March 2021, Rebecca Worthington stepped
down from the Board on 31 December 2020 and | was appointed
as a Non-Executive Director on 1 March 2021 and then,
subsequently, Chair of the Committee on 31 March. { would
like to thank Preben Prebensen for acting as Interim Chair of
the Committee for the period between Rebecca’s departure
and my appointment. Preben witl rematn as a member of the
Cemmiltee. | would aiso like to thank Rebecca for her work

as a member and Chair of the Commitiee, particularly through
the period under review where the Committee has faced unigue
challenges posed by Covid-19.

Role and responsibilities
The principal respansibilities of the Cammittee are:

Financial reporting

Monitoning the integrity of the Company’s financial statements
and any formal arnouncements relating to financial performance.
and considering significant financial reporting 1ssues,
Judgements and estimates.
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External Audit

Oversight and remuneration of the external auditor, assessing
effectiveness and making recemmendations to the Board on
the appaintment of, and the policy for noen-audit servizes
provided by, the external auditor.

Internal Audit

Monitering and reviewing reports on the work performed by the
internal auditor and reviewing eifectiveness. including its plans
and resourcing.

Risk management and internal controls
Reviewing the system af internal control and nsk management.

Investment and devetopment property valuations
Considering the valuation process and ouicome and the
effectiveness of the Company's valuers. .

Key areas of focus

The Committee continues to play a key role in ovarseeing
the integrity of the Group’s financial statements, including
assessing whether the Annual Report is fair, balanced and
understandable, as well as ensuring that a sound system
of risk management and internal control is ia place.

During the year, the Committee has reviewed the process for
identification and mitigation of principal and emerging risks,
challenging management actions where appropriate.

The Committee has also raviewed the apprepriateness of the
accounting treatment of significant transactions, :ctuding
asset acquisitions and disposals, along with scrutimising

the valuation of the Group's property assets as well as

the effectiveness of the valuers.

The Committee receives reporis from the Group's valuers
twice a year and challenges the valuation assumptions,
methodology and cutputs. The Committee also works with
management to assess the effectiveness of the valuers and
rmonitors the proportion of the portfolio far which each valuer
has responsibility

The Comemitlee closely monitored the linancial impact

of Covid-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 jo the
Commitiee. The Commuttee 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
Cammiltee continues to be composed solely of independent
Non-Executive Directors with sufficient Financial expenence,
commercial acumen and sector knowledge to fulfil their
responsibilities. Members” attendance at Committee
meetings is set out in the fallowing table:

Date of Commultee

Direcior Position appointment  Attendance
Loraine Woodhouse! Chair 31 March 2021 0/0
Preben Prebensen? Member | Jan 2021 11
Alastair Hughes Member 1 Jan 2018 3/3
Nichelas Macpherson Member 1 Apr 2017 33
Rebecca Worthington? Chair } Jan 2018 2/2

. Lorane Woodhouse was appainted Chair of the Committee on 31 March 2021
but attended one meeting in March as a guest.

2. Rebecca Worthington stepped dawn from the Audit Cermmittee on

31 December 2020, a1 which poinl Preben Prebensen became Inierim Chair

of the Committee until 31 March 2021,

The Board is satisfied that the Committee as a whole has
competence relevant to the real esiate sector. For the purpeses
of the Code, | am deemed to meet the specific requirement of
having significant, recent and relevant financial experiznce.

Members of the senior management team, including the Chief
Financial Cfficer. General Counsel and Company Secretary.
Group Financiat Controtler, Head of Financial Reporting and
representatives of both external and internal auditors, are
invited to attend each Committee meeting. In addition, the
Chairman of the Board, Chiet Executive Officer, Head of
Inveslor Relations, Head of Planning and Analysis and other
key employees are invited to attend part, or all, of specific
Committee meetings as appropriate.

The Committee meets privalely with both exiernal and internat
auditors after each scheduled meeting and continues to be
satisfied that neither is being unduty influenced by management.
As Committee Chair, | additionally hold regular meetings

with the Chiei Executive Officer, Chief Financial Gfficer and
other members of management to obtain a good understanding
of key issues affecting the Group and am thereby able to
identify those matiers which reqguire meaningful discussion

at Cormmitiee meetings | also meet the external audit partner,
internal avdit partner and representatives from each of the
valuers privately to discuss any matters they wish to ratse or
concerns they may have.

Committee effectiveness

The Commuttee’s effectiveness was reviewed as part of the
wider external Board evaluation which concluded that the

Committee continued to operate effectively. The Commitlee
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 Committee was satisfied
that the terms of reference continued io be appropriate.

The current terms of reference were effective from

1 April 2019 and are available on our website at
britishland.com/committees.

Financial reporting

The Committee continues to review the content and tane of the
preliminary results 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 Commitiee as

a whole prior to formal cansideration by the Board, with
sufficient time provided for feedback.

The Comemittee reviewed the key messaging included in the
Annual Report and half year results, paying particular attention
to those maiters considered to be important to the Group by
virtue of their size, complexity, level of judgement required and
potential impact on the financial staterments and wider business
model, Any issues which were deemed to be significant were
debated openly by the Cormmittee members and other attendees,
including management, external and internal audilors.

The Committee has satisfied itself that the controls over

the accuracy and consistency of the information presented

in the Annual Repart are robust. The Committee reviewed the
procedure underiaken to enable the Board to provide the fair,
balanced and understandable confirmation to shareholders.
Meetings were held between the Group Financial Controller,
Head of tnvestor Relations and other senior emptoyees to
review and document the key considerations and a detailed
report was then provided to lhe Committee. The Cammittee
therefore recommended to the Board that the Annual Report
presented a fair, balanced and understandable cverview of the
business of the Group and that it provided stakeholders with the
necessary information to assess the Group’s position,
performance, business model and stralegy.

The information below sets out in detail the activity undertaken
during the year by the Committee. | hope that you find it useful
in understanding our work.

1. .

Loraine Woodhouse
Chair of the Audit Commitiee
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REPORT OF THE AUDIT COMMITTEE continued

The significant issues considered by the Commuilee in relation to the financial statements during the year ended 31 March 2021,
and the actions laken o 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 statements 0N a going concern basis.

The Committee reviewed management’s analysis supporting the going concern
basis of preparation. This included consideration of forecast cash flows, availablity
of committed debt facilities and expected covenant headroom. The Committee also
received a report from the external auditor on the results of the testing undertaken
on management’s analysis.

As a result of the assessment undectaken, the Committee satisfied itself that the
going concern basis of preparation remained appropriate

The going concern statermant is set cut on page 88.

Viability statement

Whether the assessment undertaken by
management regarding the Group’s long-term
viability appropriately reflects the prospegts of the
Group and covers an appropriate period of time.

The Committee considered whether management's assessment adequately
retlected the Group's risk appetite and principal risks as disclosed on pages 78-87;
wheiher the period covered by the slatement was reasonable given the strategy of
the Group and the environment in which it operales; and whether the assumptions
and sensiivities identified, and siress tesled, represented severe but plausible
scenarios in the context of solvency or liquidity. The Commitlee also considered

a report fram the external auditor.

The Commiltee concurred wilth management’s assessment and recommended
the viahility stalement to the Board

The viability stalement, together with further details an the assessment
undertaken, is et out on page 88.

Covid-1?

1. The impact of Covid-19 on the assessment of
the Group's principal risks and uncertainties,
risk appetite and viability statement.

2. Provisioning far rental arrears,

A detailed analysis of the impacts of Covid-1% on the Group's risk framewasrk
is included within the 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 Covid-1% pandemic, challenging assumptions
and methodology where appropriate. The Committee also recewed a
report from the external auditor. The Committee was satisfied (hal the
provisioning approach was appropnate and proportionate for the Group.

Accounting for significant transactions

The accounting treatment of signtficant property
acquisHions. disposals, financing and leasing
transactions is a recurring risk for the Group with
non-slandard accounting entries required, and

In S0Me cases management judgement applied.

The Commiltee reviewed management papers on key judgements, including
thase for sigrificant transactions, as well as the external auditor’s findings on
these matlers.

In particular, the Commuttee considered the accounting treatment of the
formation of 3 joint venture with Altianz. The external auditor separately reviewed
managernent’'s judgernents in relation 10 these transactions and determined that
the approach was apprapriate.

REIT status

Maintenance of the Group's REIT slatus through
compliance with certain conditions has a significant
impact on the Group's resulls.

The Committee reviewed the REIT lesis performed by managemeant and concluded
that the Company's REIT status had been maintained in the year, noling the
payment of & corporation tax charge that fell due as a consequence of the dividend
suspension for part of the year. The Commitiee separalely considered the external
auditor’s review of management's assessment.

Valuation of property portfolio

The valuation of investment and development
properties conducled by external valuers is
inherenily subjective as It is undertaken on the
basis of assumptions made by the valuers which
may nol prove 1o be accurate.

The outcome of the valuation is significant (o the
Group interms of investment decisions, results
and remuneration

The external valuers preseried their reports to the Committee prior o the hall
year and full year results, providing an overview of the UK property market and
summansing the pertormance of the Group’s assets. Significant judgements
made in preparing these valuations were highlighted.

The Commuitlee analysed the reports and reviewed the valuation outcomes,
challenging assumptions made where appropriate,

In particular, the Cemmittee challenged the methodology used to incorporale
the )impact of Covid-19 inte the valuations. The Committee analysed the differing
impact the pandemic had on subsectors of the retail portfolio such as covered
shapping centres and cpen-air retail parks.

The Committee was satsfied with the valuation process and the effectiveness
of the Company's valvers. The Committee also approved the relevant valuation
disclosures to be included in the Annuat Report.

Taxation provisions
The appropriateness of taxation pravisions made
and released i the period.

The Committes reviewed taxation prowsions made and reteased by the Group.
They considered papers prepared by maragemeni and discussed the views of the
external auditars to obtain assurance that amounls held were commensurate with
the associated risks
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External Audit

PricewaterhouseCoopers LLP [PwC} was appointed as the
Group's external auditor for the 2015 Annual Report following

a formal competitive tender process. Given the continuing
effectiveness of PwC in their role as external auditor, the
Committee believes it is in the best interests of sharehaolders
far PwC to remain in role for the following financial year and for
a campetitive tender process te be completed during 2024
ahead of the 2025 year end audit.

The year under review is Sandra Dowling's secand year as
engagement partner fellowing a mandatory rotation at the
conclusion of the 2019 audit. The Committee will ensure that
future rotatrons are undertaken as required by legislation to
the extent that this is not undertaken earlier by PwC.

The Committee is responsible for averseeing the relationship
with the external auditor and for considering their terms of
engagement, remuneration, eflectiveness, independence and
conbinued objectivity. The Committee annually reviews the audit
requirements of the Group, for the business and in the context
of the external environment, placing great importance on
ensuring a high quality, effective external audit process.

The Group has appointed 800 LLP to provide audit services
ta a number of subsidiary and joint venture companies. The
appointment will result in & tower 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 2027 Annual
Report with the external auditor and approved the proposed
fee an behalf of the Board.

In addition, the Group has adopted a pelicy for the provision of
non-audit services by the external auditor in accardance with
the FRC's 2019 Revisad Ethical Standard. The policy helps to
safequard the external auditor’s independence and objectivity.
The policy allows the externai auditor ta provide the following
nan-audil services to British Land where they are considered
to be the most appropriate provider:

- audit related services: including formal reparting
relating 10 borrowings, sharehalder and other ¢irculars
and work in respect of acquisitions and disposals. In some
circumstances, the external auditor is required to carry out
the work because of their office. In other circumstances,
selection would depend on which firm was best susted to
provide the services required.

In addition, the following protocols apply to non-audii fees.

- total non-audit fees are limited to 70% of the audit fees in
any one year. Additionally, the ratio of audit te non-audit fees
is talculated in line with the methadalogy set out in the 2014
EU Regulations;

- Committee approval is reguired where there might be
questions as to whether the external auditar has a conflict
of interest; and

- the Audit Committee Chair 15 required tc approve in advance
each additional preject ar incremental fee between £25,000
and £100,000, and Committee approval is required for any
additiona! projects over £100,000.

Total fees for non-audit services amounted to £0 94m. which
represents 7% of the total Group audit fees payable for the year
ended 31 March 2021. Detals of all fees charged by the external
auditor during the year are set out on page 171.

The Committee is satisfied that the Company has comglied
with the provisions of the Siatulory Audit Services for Large
Companies Market Investigation [Mandatory Use of Competitive
Processes and Audit Commutlee Responsibilities| Order 2014,
published by the Competition and Markeis Autharity on

26 September 2074,

Effectiveness

Assessment of the annual evaluation of the external auditor’s
performance was undertaken by way of a queslionnaire
completed by key siakeholders across the Group, including
senior members of the Finance team. The review toak into
account the quality of planning. delivery and execution of

the audst lincluding the audit of subsidiary companies), the
technical competence and strategic knowledge of the audit
teamn and the effectiveness of reporting and comenunication
between the audit team and management.

PwC also provide the Commuittee with an annual report on

its independence, objectivity and compliance with statutory,
regulatory and ethical standards. For the year endad 31 March
2021, as for the prior year, the externat auditor confirmed that
it cantinued to maintain appropriate internal safequacds to
ensure its independence and chjectty.

The Committee concluded that the quality of the external
auditar's work, and the level of challenge, knowledge and
competence of the audit team, had been maintained at an
appropriate standard during the year.

The Committee therefore recommended to the Board that
a resolution 16 reappoint PwC as external auditor of the
Company be put to shareholders at the 2021 AGM.

Internal Audit

The role of Internial Audit 1s to act as an independent

and objective assurance function, designed tc imarove the
effectiveness of the governance, risk management and internal
controls framework in mitigating the key risks of British Land.
Ernst & Young LLP {EY] continue to provide Internal Audil
services to British Land and attended all Cormnmittee meetings
to present their audit findings alongside the siatus of
management actions. ’

During the year, the Cormmuttee reviewed and appraved

the annual Internal Audit plan, including consideration of the
plan’s alignment to the principal risks of the Group and its jeint
ventures tnternal audits completed during the year included
those in relation to key financial contrals, financial reporting
system upgrades, insurance, cyber security, Canada Water
and the Group’'s leasing strategy. Qverall, ne significant control
issues were identified although several process and control
irmprovements were proposed, with follow up audits scheduled
where necessary.
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REPORT OF THE AUDIT COMMITTEE continued

Effectiveness

The annual effectiveness review of the internal auditor included
consideration of the Internal Audit charter which defines EY's
role and responsibilities, review of the qualty of the audit work
undartaken and the skills and competence of the audit teams.
Key stakeholders across the Group, including Committee
members, Head of Secretariat, Head of Financiat Reporting
and other senicr employees, completed s questionnaire to
assess the effectiveness of the internal auditer. The results cf
the gquestionnaire were improved from a good base, fellowing
the completion of actions identified from the prier year. The
Committee concluded that EY continued to discharge its duties
as internal auditor etlectively and should continue 1n the role
for the year commencing 1 Aprit 2021.

Risk management and internal controls

The Board has delegated responsibility for overseeing the
effectiveness of the Group’s risk management and internal
control systems tg the Camnmittee, The Committee has
oversight of the actwities of the executive Risk Committee,
recewing minutes of all Risk Commiitee meetings and
discussing any significant matters raised.

At the full ang hall year, the Committee reviewed the Group's
principal and emerging risks ncluding 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 deve by the Risk Committee.

The Audit Committee made a recommendation to the
Board regarding the identificabon and assessment of
principal and emerging risks. The Board accepted the
Commitlea’s recommaeandation

At half year, the Committee accepted a recommendation

frorn the Risk Committee ta amend the covenant headroom
key risk indicator At the full year, the Committee reviawed
management’s assessment of the key risk indicators to ensure
that our risk appetite was aligned to cur priorities and the
market environment.

The Committee continued to have particular regard for

the risks relating to Covid-19, including occupier credit risk
gxposure and development contracior exposure, alongside
risks emerging fram the UK's political and econemic outlook
following the departure from the European Union. Specifically.
in relation to Brexit, the Commitiee recewed updates towards
the end of 2020 on the Company's preparedness fora

‘No Deal’ outcome.

Half yearly. in conjunction with the internal auditer,
management reports to the Committee on the effectivenass of
internal contrals, highlighting cantrol issues identified through
the exceptions reparting process Risk areas identified are
considered for incorporation in the Internat Audit plan and

the frndings of internal audits are taken into account when
identifying and evatuating risks within the busiress. Key
observations and management actions are reported to,
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and debated by, the Committee. For the year ended 31 Mareh
2021, the Committee has not identified, nor been advised of,
a failing or weakness which it has deemed to be significant.

At the request of the Remuneration Committee, the Committee
considers annually the level of risk taken by managesment

and whether this affects the performance of the Company. The
Remuneration Committee takes this confirmation into account
when determining incentive awards granted o the Executive
Directers and senior 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 cught to be taken
into account by the Remuneration Committee when
determining incentive awards.

The Group's whistleblowing arrangements enable all staff.
including temparary and agency stalf, suppliers and occupiers,
to report any suspected wrongdeing. These arrangements,
which are monitored by the General Counsel and Company
Secretary and reviewed by the Committee annually, include an
independent and confidential whisileblowing service provided
by a third party. The Committee received a summary of all
whistleblowing reports received during the year and concluded
that the response 1o each report by management was appropriate.
The whistleblowing reporis were also relayed to the Board by
the Committee Chair.

The Commiitee also reviewed the Group's tax strategy

which sets cut the Group’s approach to risk management
and governance in relation to UK taxation, 1ts atintude towards
tax planning, the level of risk the Group 1s prepared to accept
in relation to tax and its relationship with HM Revenue &
Customns. The resulting decument ['Cur Approach to Tax']
was approved by the Board and is available on the
Company’s website at britishland.com/governance

Additional information on the Company’s internal controls
systems is set out in the "Managing risk in delivering our
strategy seclion on pages 78-87.

Investment and development

property valuations

The external valuatior of British Land's property portfolio 1s a
key determinant of the Group's balance sheet, its performance
and the remuneration of the Executive Chrectors ang senior
management. The Cammittee is committed to the ngorous
monitaring and review of the effeciiveness of its valuers as well
as the valuation process itself. The Group's valuers are naw
CBRE. Knight Frank, Jones Lang LaSalle [JLLI and Cushman

& Wakefield.

The Commitiee reviews the effectiveness of the external
valuers bi-annually, focusing on a guantitative analysis of
capital values, yield benchmarking. availability of comparable
market evidence and major outtiers to subsectar movemenls,
with an annual qualitative review of the level of service recewved
frem sach valuer.



The veluers attend Committee meetings at which the full

and half year valuations are discussed, presenting their
reports which include details of the valuation process, market
conditions and any significant judgements made. The external
auditor reviews the valuations and valuation process, having
had full access to the valuers ta determine that due process
had been followed and appropriate infarmation used, before
separately reporting its findings to the Committee. The
valuabion process is also subject to regular review by Internal
Audit. The Group's valuers and external auditor have confirmed
to the Committee that the process undertaken by British Land
to accommeodate the valuation af its real estate poctfnlings hest
in class.

British Land has fixed fee arrangements in place with the
valuers in relation to the valuation of wholly-owned assets,

in Line with the recommendations of the Carsberg Committee
Report. Copies of the valuation certificates of CBRE, Knight
Frank, JLL and Cushman & Wakefield can be found on our
website at britishland.com/reports.

Focus for the coming year

During the year ending 31 March 2022 the Comrmuttee will
continue to focus on the processes by which the Board
identifies, assesses, monitors, manages and mitigates risk,
particularly in light of the challenging conditions within the
retail sector and Covid-19. The Committee will also continue

to monitor key risk areas for the business, particularly those
scheduled for review by Internal Audit including, but not limited
10, key financial, operational and IT controls, the Company’s
strategy. software development Life cycles, sustainability and
Canada Water.
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DIRECTORS' REMUNERATION REPORT

Aligning incentive
with strategy

Dear Shareholders

The Committee had threa members during 2020/21 -
Lynn Gladden, Preben Prebensen 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 other stakeholders during
the pandernic with our duty to incentivise and reward our
workforce in their efforts to sustain and grow the business.

In making key decisiens, we have been in close dualogue

with the executive mermbers of the Board and vur fellow
non-executives. We have discussed at langth how the pandemic
has impacted all of cur people, having been briefed at each
meeting by the HR Director, who was also in charge of the
Company's internal Covid-19 response. This has enabled the
Coemmittee to remain intouch with the Company’s plans and

Our Remuneration POlicy actiens to support employee wellbeing, hearing about concerns
aligns management incentives and aChlEVE-mEnKS threugh rergular surveys and other ways of

A underslanding the issues. This connection has been important
with ocur stra tegy. in our dec sion making in addition. we have carefully

considered the interests of the wider stakeholders of the
Company with a particular focus on their langer term interests

In addition to the challenges brought about by Covid-19, the
Committee has worked alongside the Namination Committee
and the Beard on the teaving arrangements far Chris Grigg,
the appointment of Simon Carter as CEO and Bhavesh Mistry
as CFO.

In the remainder of this statement | seek to provide an overview
of the key decisions the Cornmittee has taken during the year.

CEO change

Chris Grigg stoad down as Chief Executive an 18 November
2020 ang 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 pro-rated and treated in Line with the good leaver
provisions in the plan rules. Chris wiil also ke eligible for an
annual bonus for the 2020/21 year pro-rated tor the proportion
cf the year that he worked. Details are provided on page 130
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Simon Carter was appointed as successer 1o Chris as Chief
Executive with effect from 18 November and his salary was
increased to £750,000 irom that date. His other remuneration
arrangements as an Execubive Director remain unchanged.
Further details are provided on 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 will be fully in-
accerdance with our Remuneration Policy

Bhavesh will receive a base salary of £490,000 and benefits
including a car allowance (or equivalent cash supplement} of
£16.700. be eligible for private hezlthcare for umself and his
family, ife assurance, ill health income protection and other
all-employee benefits, He will also receive a cash pension
allowance of 15% base salary, which is in tine with the
pension rate applicable to the wider workforce.

Bhavesh will be eligible to participate in the British Land
Annual Incentive Plan for the 2021/22 financial year with

a maximum banus opportunity of 150% of base salaryon a
time pro-rated basis payable in cash with one third deferral
into shares for three years in accordance with the policy.
Bhavesh will be eligible to participate in the LTIP.

In order to replace existing unvested incentive awards from
his current employer that will tapse as a consequence of his
appaintment at British Land. upen joining Bhavesh will receive
rights over British Land shares in accordance with the Policy.

Remuneration Policy

Qur remuneration ghilasophy 1s simple - we want to ensure
thal our managemenit is aligned to shareholders” and other
key stakeholders’ interests, and that our policy supports our
long-term business stralegy, values and corporate culture. We
will review the policy in the coming year and intend to consult
on any proposed changes before pulting it te the AGM in 2022,

The current policy is surmarnised an pages 126-127 of this
Annual Report.

Remuneration in respect of the year ended 31 March 202
and the impact of Covid-19 :
The impact of Covid-19 on the business and the measures
taken during the yrar ta navigate carefully the challenges
that we faced during the pandemic are detailed an page 107.
The Company has a detailed programme of stakeholder
engagement as detailed on pages 104-10% which the
Committee and Board have relied upon to facitnate informed
and appropriate decision making. The Committee has sought
ta balance the reward and incentivisation of our people with
the challenging conditions and difficult autcomes that our
shareholders and stakeholders experienced throughout

the year.

Following the temporary suspension of our dividend in the
outset of the pandemic, we are pleased to have been able to
resume dwvidend payments during the year. We are pleased
that we did not have to furlough any of our own employees nor
drawdown on any available Government Covid-19 financial
support, We remain well aware of the impact of Covid-19 on
our communities, suppliers and customers and have offered
support to those graups throughout the year We fargave or
deferred rent {or many of our smaller custamers in most
distress and worked with our supplbers on canstruction

sites to return to work as soon as was safely practicable.

The whole Board waived an amount equal to 20% of their
respective salaries and tees from 1 April to 31 July 2020,

As set out in the 2020 Directors’ Remuneration Repart, having
reflected at tength on the impact of Covid-19 on the Company,
our shareholders and wider stakeholders at that time, the
Commmittee with the full support of the Executive Directors
scaled back the level of estimated bonus for the year ending
31 March 2020 by 42% te 41.4% and 42.2% of salary for

Chris and Simon respectively, just over a quarter of the
maximum opperiunity.
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DIRECTORS  REMUNERATION REPORT continued

The Committee deferred the decision on whether to pay all,
part ar none of these scaled back bonuses until July 2020 at
which point the most immediate impact of the pandemic on our
stakeholders was known and coutd be taken into account The
Comymittee approved the payrment of the scaled back bonuses
to the Executive Oirecters as well as similarly scaled back
bonuses for the Executive Committee and 115 atharsemor
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
nat onal insurance, inte Company shares.

In setting the grant level of the 2020 LTIP, we considered
the impact that Covid-19 had on our share price. The grants
were scated back to 225% of salary for Executive Directors,
¢ompared with 250% in previous years and a maximum level
ot 300% in accordance with the policy.

We believe that the manner in which the Committee sets and
operates this Remuneration Palicy is clear to execulives and is
aligned to our corporate culture. In doing so we have regard to
risks inherent in the business and marketplace, providing the
upportunity for @xecutives to earn rewards in @ manner which
is proportignate t¢ the value delivered against clear targets.

We maintained the structure of our incentives this year and did
not alter any of the targets that we set. However, with the lack
of transparency on retail rental income in particular at the start
of the year, we decided that the element of the Annual incentive
Plan dedicated to profits should be split with half focused on
costs only. We delayed the setting of profit targets for the other
half until September when we felt able to set underlying profit
targets for the full year.

As explained |ast year, we introduced two balance sheet
resilience measures which focused or both the level of our
Liquidity over the yaar and the refinancing date for our debt.
These were important to ensure the Company focused on both
preserving shareholder value in the tong term and retaining
flexibility to handle sigmficant uncertainty. Cantinuing to be
able to finance our development programme 1s important

and drives long termvalue,

The Committee considered a halistic assessment of the
Company’s parformance against the targets set at the
beginning and midway through the year. In particular, the
Commuttee reviewed the Company’s ability tg collect renta!
payments againsl the context of the wider property market
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The Remuneration Policy operated as intended in terms

of Company performance and quantum during the year.
Executives volunteered to scale back their bonus pay outs in
order to align the oulcome with the experiences of the wider
Company, our customers and other stakeholders The scale
back for Executive Directors was from ¢.94% to 80% cut of

a maximum cpportunity of 150% of salary. The reduction
represents a broadly similar amount for employees as s whole.
The Remuneration Committee considered that management’s

_epproach had been thoughtful and appropriately met the need

to reward performance during the year against the backdrop
of Cowd-19 and its impact on the Company s financial resulls.

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 under review on cur shareholders” and wider stakeholders.

Remuneration in respect of the year commencing 1 Aprit 2021
Salaries

The Executive Directors are both new in therr post thrs year
and their salaries are accordingly lower than those of their
predecessors and will not be reviewed from the date of
appeintment 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
information is set out on page 128.

Long term incentives

The Committee intends to grant long term incentive awards
during the coming year to the two Executive Directors and cther
senier executives. The performance meascres and targets wilt
rermain unchanged and the intended level of award will not be
higher than 250% of salary.

Pensions

We are committed to ensuring that pension contributions across
our workforce are equitable. Executive Directors recewve the
same pensian benelt as the wider workforce at 15% o salary,



The British Land Defined Benefit and Employer Financed
Relirement Benefit Schemes [[EFRB’) were both non-
contributory scheres which were closed to new members.
During 2020 a consultaliuin wath the active members of the
Defined Benefit and EFRB Scheme took place. Following this
period of cansultation we agreed to close both schemes to
future accrual.

Gender and ethnicity pay gap

Our work to narrow the gender pay gap since 2017 continued
during the year and the latest gender pay gap for the 5 April
2021 snapshot shows a modest reduction in the median pay
gap of 0.3% to 27.6% from 27.9% for British Land. Broadgate
Estates, a subsidiary company, shows a further reduction in
the median pay gap from 35.5% to 32.9%. More information
can be faund at brihshland.cam/gender-pay-gap.

This year we have published aur ethnicity pay gap along with
others fram the property industry. The British Land median
ethnicity pay gap between white and BAME employees in respec!
of 2021 is 27.3%. As this is the first time we are reporting our
ethnicity pay gap, there is no prior year comparison.

Recommendation

British Land is cormitted to listening carefully to shareholder
feedback and to applying best practice to iis remuneration
palicies and approach. We hope that you will continue to
suppert our approach to remuneration and wiltl vote in

{avour of this Report at the 2021 AGM.

Yours sincerely,

bt e

Laura Wade-Gery
Chair of the Remuneration Committee
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DIRECTORS' REMUNERATION REPORT continued

LREM UNERATION AT A GLANCE

How we align
rewards to
delivering
our strategy

As set out on pages 14-15,
we have set out a new
strategy which clearly
positions our business

for growth focused on two
core areas, our Camnpuses
and Retail & Fulfilment.
Delivering against these prionities lays
the foundation for future value creation.
We take a long term approach to
running our business, our focus is to
deliver positive outcomes for all of our
stakeholders on a tong term, sustainable

basis which can mean thal actions taken
In any one year take time to deliver value.
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Targeting
opportunities
in Retail &
Fulfilment

Realising the
potentiat of
our Campuses

] To delver on this strategy, we have developed four priorities:

Progressing

Active capital
recycting value accretive

developments

People & Sustainability

We have developed a bestin ¢lass
platform. including a broad range of skills
acrass our business, which will support
the delivery of our strategy. Read mare
an pages 36-35.

Qur remuneration philosophy is to
incentivise and reward employees across
the Group. We sel ubjeclives for gur
Executive Directors which are cascaded
throughout the business, with Executive
Committee sponsors. so that they are
integrated within the day-to-day
management of the business,

In determining what the best measures
of perfermance are for incentivising cur
employees, the Committee strikes a
balance between the short term and
longer term goeals that it sets. The short
term goals are @ mixture of the delivery
aof gbjectives linked to our priorities and
annual financial performance.

1year perfurmance

This creates an alignment with
shareholders ensuring that the level of
annual bonus is not cut of line with the
performance of the business in the
hinancial year

Over the longer lerm, we measure our
performance against selected markat
benchmarks. We anly deliver rewards
where the business at least matches
those benchmarks and we share a small
percentage of any outperformance. We
tailor these benchmarks to be as relevant
as possible but we recognise that there
may inevitably be a degree of mismatch.

The chart below ilustrates the alignment

between il whal we are foecusing on doing
lour strategic objectives), [n) what we
measure 2nd regart on and liill what we
reward Executive Directors far delivering

Jyear performance

Annual
prafitabiity

Prglit and revenue targets

Batance sheet resilience )
Uguidity targets

Refinancing date ard

Property valuation changes
merty "3 outperformance

Total Preperty Return

Total Property Rewrn outper{formance

Net Asset
Yalue changes

Total Accounting Heturn
outperformance

Dividends and share price
movements

Tola! Shareholder Return
outperformance

Targeling oppartunities in
Relail & Fulfitment

Aealising the potential of
aur Campuses

Active capital

recycling Gur priorities

Progressing value
accretive developments

O

People &
Sustainability

Strategre targeis to deliver
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Summary of the Remuneration Policy and how we apply it

The Remuneration Policy was appraved by shareholders on 19 July 2019. The Policy wilt apply until the AGM in July 2022 The
Remuneration Policy is set out in full in the 2019 Annual Report and is available on our website brilishland.corm/committees.

Element of
remuneration Link to strategy

Framework

Fixed Basic salary Attracis and retains expert 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 to a maximum of £20,000 per
annum for car allowance and the amount required to
continue providing agreed benefits at a similar level
year on year

Defined contribution arrangements - cash allowances
in lieu of pension are made to the CEQ and CFO at 15%
of salary

Variable Annual Performance measures related to British
Incentive Land’s strategic focus and the Executive
Directers” individual area of responsibility
are set by the Committee at the beginning
of the financial year

Maxirmurm opportunity 1s 150% of basic salary. 2/3rd 15
paid in cash with the remaining 1/3rd [net of 1ax] used
to purchase shares an hehalf of the Executive Director
[Annual Incentive Shares] which must be held for a
further three years whether or not the Executive
Director remains an employee of British Land

Longterm  Total Property Return (TPR] links reward
inGentve to gross property performance

Total Accounting Return [TAR) links
rewards to net property performance
and shareholder distributions

Tatal Shareholder Return {T5R!
directly correlates reward with
sharehelder returns

LTIP grants were set at 225% last year, but have
been al the level of 250% of salary in the form of
performance shares in previous years, wathin the
maximum value of an LTIP award of 300% of salary

Executive Directars’ remuneration

The tables below show the 20271 actua! remuneration against potential oppertunity for the year ended 31 March 2021 and 2020
actual remuneration far each Executive Director. The figures for Chris Grigg's actuat and potentizl 2021 remuneration are

pro-rated to reflect part service during the year.

Full disclosure of the single total figure of remuneraticn for each of the Directors is set out in the table on page 130.

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

the year commencing

1 April 2021

Executive Directors’

remuneration

Basic salaries

The Executive Qirectors are bath new in
their post this year and their szlaries are
accordingly lower than their predecessars,
Simon Cartec’s salary for the year teginning
1 Aprit 2021 remains unchanged from the
level awarted upon his appointment as
CEC. Bhavesh Mistry's salary was agreed
in accordance with the Remuneration
Policy and will be etfective from his
Joining date, 19 July 2021.

Basic salary
Director FO0N
Siman Carter 750
Bhavesh Misiry 490

Pension and benefits

Both Execulive Directors will receive

a 15% of salary pension contribution/
altowance, Benelits will be provided

in line with the policy and include a car
allowance and private medical insurance.

Measure

during

coming year.

Annual Incentive awards

Tha maximurm benus oppertunity for
Exacutive Directors remains unchanged
at 15C% of salary The performance
measures for the Annual Incentwe
awards have been selected to reflect a
range of quantitative and strategic goals
that support the Campany’s key strategic
objectwes. The Committee has agreed
that the same performance measuies
and weighting should apply for the year
ahead as operated ast year. This is sel
out in the table helow.

The detaited targets that the Committee
sels are considered to be commarcially
sensitive and as such the specific targets
for the guantitative measures tor the
coming year will be disclosed in the 2022
Remuneration Regert. In assessing how
the Executve Directors performed during
the year commernicng 1 Aprit 2021, the

The following pages set out how
the Committee intends to apply the
Remuneration Policy during the

Committee will take inlo account their
performance against all of the measures
and make an assessment in the roand to
ensure that performance warrants the
level of award determined by the table
below. This year, once again, the
Committee will assess perfarmance

in the context of the wider stakeholder
exparience and overall corporate outcome
Discretion may be exercised by the
Committee and, if this is the case, a

full explanation will be set out in next
year's Report.

As disclosed previousty, the Commuttee
agreed that for Annual Incentive awards.,
the sector weighted IF0 March Annual
Universe benchmark [which includes
sales, acquisitions and developments
and sc takes Into account active asset
management as well as a more
representative peer group) would

pe maost suitable.

Propgriian of Annval Incentive
35 a percentage of maximum gppartunity

Total Property Return outperformance target

s:ltu':s:::nges 17% payaut far matching the MSCt benchmark index 20%
rising te 100% payaut for outperforming by 1.25%
Annual Financial budget targets tor cost and revenue
L 0% payout for meeting a threshold Level rising to 30%
Quantitative profitabitity 106% payaut tor at teast matching a streteh level
measures:
70% reward
weighting Refinancing
0% payout lor meeting a threshold level rising to 10%
100% payout for at least matching a stretch level
Balance sheet resilience
measures:
Liguidity
G% payoqt for meeting a threshoid level rising to 10%
100% payout tor at least matching a stretch level
Targeting opportunities
O in Retail & Fulfifment
Realising the patential of
Strategic measures O Campuses
O
J:Z'i;::’:;d Active capital These targets will be fully disclosed and 3%

O

recycling

Pragressing value

explained in next year's Repart

acceretive developments

Paople & Sustainahility
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In line with current practice, two-thirds of any amount earnzd will be paid in cash with the remaining ane-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 Execulive Directors during the year commencing 1 April 2021. The size and timing of the award
will be determ ned by the Committee at a later date and explained i the next year's Report, having been disclosed al the time
of grant.

The performance measyres that apply to this LTIP award will be as below. These measures were also applied to the LTIP award
granted in June 2020, a5 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 capial value, less to link reward to strang against thg performance of an IPD
. performance at the gross sector weighted benchmark
any capital expenditure ncurred,
DLUS netincame. TPR is expresseﬂ as property tevel.
a percentage of capilal employed over
the LTIP performance period and is
calculated by IPD.
Total Accounting Return [TAR] The TAR measure is designed TAR will be measured relabve to a 20%

The growth in British Land’'s EPRA Net
Tangible Asset Value INAV) per share
plus dividends per share paid over

the LTIP performance period.

to link reward to performance
at the nel property level that
takes account of gearing

and our distributions

to shareholders.

market capiialisation weighted index of
the FTSE 350 property companies that
use EPRA accounting.

Total Shareholder Return |TSR)

The growth in value of 3 British Land
shareholding over the LTIP performance
period, assuming dividends are
reinvested to purchase additional shares.

The TSR measure is designed
tc directly correlate reward
with the return deliveres

tc shargholders.

Half of the TSR measure will be measured
relative to the performance cf the FTSE
100 and the other half will be measured
relative lo a market capitalisation weighted
index of the FTSE 350 property campanies
that use EPRA accounting.

40%

Performance against the LTIP measures will be assessed over a period of three years. If performance against a measure is equal
1o the index, 20% of the propaertion attached to that measure witl vest and if performance is below index the proportion attached
1o that measure will tapse, 100% of the proportion of each element of award attached to each measure will vest if British Land's
perfarmance is at a streich level. Those stretch levels are TPR 1.00% per annum, TAR 2.00% per annumn, TSR (Real Estate] 3.00%
per annum and TSR [FTSE 100 5.00% per annym. There will be straight-line vesting between index and stretch performance for
each measure. Following a change in the EPRA definition of NAV, TAR is now being measured using EPRA Net Tangible Asset
WValue per share

The Committee retains the discretion to override the formulaic outcames of incentive schemes. The purpose of this discretion
is to ensure that the incentive schame autcames are consistent with overall Company performance and the expenence of
our stakeholders.

Non-Executive Directors’ fees

Fees paid to the Chairman and Non-Executive Directors are posilioned around mid-market with the aim of attracting individuals
with the appropriate degree of expertise and experience. The fee struclure set out below ts unchanged from those applied in 2020.

Chairman’s annual feg £375,000
Non-Executive Directar’'s annual fee £64,000
Senior Independent Director's annual fee £10.000
Audit or Remuneration Committee Chair's annual feg £20,000
Audit or Remuneration Committee member’s annual tee £8.000
CSR Commities Chair's annual fee E14.000
Nomination or CSR Cammittee member's annual fee £5.000
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OIRECTORS" REMUNERATION REPORT continued

How we applied our Remuneration Policy
during the year ended 31 March 2021

The following pages set out how we implemented the Directors” Remuneration Policy during the year ended 31 March 2021 and
the remuneration recewved by each of the Directers.

Single total figure of remuneration (audited] .
The following tables detail ail elerments of remuneration receivable by British Land’s Executive Directors in respect of the year
ended 31 March 2021 and show cormparative figures for the year ended 31 March 2020.

QOther items in Pansian ar
Taxable the nature of pensian Annual Long term Fixed variable
Salary henefits remyneration allowance Incentives' incenlives? Total remuneration remuneration
2021 EL ral 021 2021 wn N 2021 2021 2021
Execuiwe Qiractars 000 €000 €000 £000 €000 £000 €ona €000 €000
Chris Grigg* 597 15 ? 164 S24 0 1,309 785 524
Sirnon Carter * 557 20 10 89 473 0 1,149 76 473

Estmaled outcomes 2021 Annual Incentive outcomes are subject to the publication of final MSC1 results.
Ferecast cutcormes, 2021 Long Term Incentive outcomes are subject to confirmation of Hinal vesting tevels in June 2021,
. Chris Grigg's remureration 15 in respect of the period from | Apri 20720 to his departure from the Board on 31 December 2020. Details of any payments after he
stepped down as a Director are sel out on page 137
4 Simon Carter's salary reflecis the period from 1 April 2020 1o 17 Novermnber 2020 as CFO for which he was paid 8 pro-rated salary based on a full year equivalent -
of £500,000 and the period fram 18 November 2020 to 31 March 2021 as CEO for which he was paid a pro-raied salary based on a full year equivalent ol £750.000,
Additionally, as previcusly disclosed, the full Baard waived an amount equal ta 20% of (hesr respective lees and salaries for the four months from Aprit to July 2020
in respanse {o the Covid- 1% pandemic.

[RE NI

2020 2020 2020 2020 020" 200" 2020 2020 2020
£000 £000 £000 £000 £000 £000 £000 £000 £08D
Chris Grigg 874 20 14 262 182 0 1,534 1172 342
Simmon Carter 500 20 13 75 211 0 81¢ 408 211

1. Conlirmed oulcemes. Actuat Annual Incentive and Long Term incentive outcames are confirmed afler publication of the Annual Repert each year. Forecast
estimaled figures ware pubbished in the 2020 Report, the actual oulcomes are refiected in the table abave Aanual Incentve payments far Chris Grigg and
Simen Carter represent 41.6% and 42.2% of their respective salaries as conhirmed on page 123,

Notes to the single total tigure of remuneration tabte [audited]

Fixed pay

Taxable benefits: Taxable benefits include car allewance for Chris Grigg £12,600 and Siman Carter £16,700 and private

medical insurance.

Other items in the nature of remuneration: Inctudes life assurance, permanent heal:h insurance, annual medical check-ups,
professional subscriptions, the value of shares awarded under the all-employee Share Incentive Plan and any notional gain on
exercise for Sharesave oplians that matured during the year, if ary.

Pensions: Chris Grigg did not participate in any British Land pension plan. Instead he received cash allowances, in lieu 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 peasion with that of the wider workfarce, his annual pension allowance would reduce by 5% per annum. Simon Carteris a
member of the Defined Contribution Scheme and utilises his Annual Pension Allowance; the remaining amount of his pension 15
paid ta him in cash, far him to make his awn arrangements far retirement Simon Carter is alsao a deferred member of the British
Land Defined Benetit Pension Scheme in respect of his employment with British Land earlier 1n his career. The table below
details the defined benefit pensions accrued at 31 March 2021

Oefined Benedit

pension accrued at Narmal

31 Maren 2027 relirement

Executive Director £000 age
Simon Carter 39 &0

There are no additional benefits that will become receivabte by a Director in the event that a Director retires early.
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Annual Incentives FY21 [audited)

The level of Annual Incentive award is determined by the Cornmitiee based on British Land's performance and Executive
Directors’ performance against quantitative and strategic targels during the year, For the year ended 31 March 2021 the
Cormmittee’s assessment and outcomes against these criteria [before exercising any discretion] are set aut below. Quanttative
measures are a direct assessment al the Company’s financial performance and in the very long term business we operate are 3
reflection of many of the decisicns taken in prior years. The delivery of strategic objectives pasitions the future performance of the
business so payouts under this part of the Annual Incentive Plan will not necessarity correlate with payouts under the quantitative
measures in any year. The level of bonus calculaled by applying the criteria below generated an outcome of ¢ 94% of salary for the
two Executive Jireclors against a maximum opportunity of 150%.

Executives volunteered to scale back their bonus pay outs in order to align the outcome with the experiences of the wider
Company, our customers and other siakeholders. The Rermuneration Committee considered that management’s approach had
been thoughtful and agpropriately met the need to reward performance during the year against the backdrop of Covid-19 and its
impact on the Company’s financial results. The Committee therefore agreed that bonus payouts for the year ending 31 March
2021 be scaled back to 80% of salary. Chris Grigg's bonus ameunt was pro-rated taking into account his departure date of

31 Decernber 2020.

Perfermance
in ine with
miramuem Parlgrmance
expeclations in line with Final Final
10% Payout Perlormance maxmum outcame  aulcome
exceni TPR of in line with expectations (% ot {% ot
The Buantitative measure Weighting 17% Payoul] expectations {100% Payout] max} salaryl Periormance range
Net Asset Value changes 20%
Obps +125bps 17% payout for matching
Total Property Return o ., the MSCI Benchmark
ve MSCH Benchmark 0% ? 310kps 0.00%  0.00% g 1o 100% payaut for
oulperforming by 125bps
Annual Prefitabitity 0%
£102.0m £98.9m £95.0m 0% payout for meeting a
Non-leasing related costs 15% @) 15.00% 22.50% threshold level rising 1o
£91m 100% payaut
£194m £196m £204m 0% payout for meeting 2
Underlying Profit' 15% . 75% 11.25% threshold level rising to
E199m 100% payout
Balance Sheet Resilience 20%
Refinancing 24 months 34 months 0% payout for meeting a
Assessed by comparing e o threshold level rising to 100%
forecast net debt to the % “. 10% 15.00% payout for at least malching a
finance we have in place siretch level
N £1.0bn £1.5bn 0% payout for meeting a
Liquidny threshold level rising to 100%
Based on available 10% . 7.4% 11.10% f L b
facilities and cash 13780 payout for al least maiching a
: siretch tevel
Sub-total 70% 39.9% 5%.85%

1. Prolit sutceme of £20Tm moderated by minus £2m Lo £199m to account for a duplicalion with the cost target.

Note: The above charl is a larecast of the 202) TPR outcomes which will depend on performance against MSCI figures that wilt only become available alter the
publication af this Report and as such, represent an estimate of the final figures.
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DIRECTORS' REMUNERATION REPORT continued

Chris Grigg
Sirgteqic Finai ouiceme Final outceme
objective Measure ‘Weighting Performance achieved of max! 1% of sataryl
Right Refine and focus Adapted sirategy to refleci the 37%%
Places strategy including acceleration of trends in Retail and
response te pandemic Oifices caused by pandemic which
was prigritised by the Board
Complete phased Completed phased reopening of 3.75%
reopening plan 75% British Land workplaces and kept
ncluding British all essential and ren-essential
Land workplaces retail open subject 1o lockdown
rules and Government guidance.
Kept employees safe and provided
strong oversight for the wellbeing
guring the pandemic.
Customer  Engage with Supported custemers in reopening 175%
Orientdlivn custorges Lo sites in-line wilh Government
identily their priorities, guidelines. Provided support to
pravide support and custorners urable to operale wia
strengthen 7.5% rent cencessions, Developed
relationships customer communication plans.
Public engagement Aclive engagement with 1.875%
on Covid-19 suppori Government on rent moratorium 22.00% 33.00%
recovery and pusiness rates.
Capitat Re-esiablish dividend Oividend resumed with policy to pay ¥.875%
Efficiency out 80% of EPS
Optimise rent and 83% iotal rent collected for FY21: 2%
service charge Qffices 99%, Retail 71%
caollection
Oeliver the capital plan 100 Leverpool Street achieved PC in 5%
11.95% September 2020. 1 Triton Square
due to PC in FY22. Committed to
develop Norton Folgate and 1
Broadgate [following pre-let agreed
with JLL] Completed drawdawn of
haadlease at Canada Water and
commenced enabling works
for phase 1.
Expert Reduce Gender Bl Median Gender Pay Gap reduced
People Pay Gap o by 0.3% 1o 27.6%. BL Median 5
375% Ethnicity Pay Gap reported for the 000%
first time at 27.3%
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Strmon Carter

Strategic Finat outcome  Final sutcome
obyeciive Measure Weghting Performance achiaved [% of max]  {% of salaryl
Right Develop business 7.5% Naw stratagy in place. Pivoting to 6.00%
Ptaces strategy lon CEQ growth and vatue opportunilies
appointment} across Campuses and Retail
& Fulfitment. Good progress
againsi priarities
Customer  Public engagement 6.25% Acltive engagement with 1.875%
Crientation  on Covid-19 Governmeant on rent moratorium
and business rales reform including
specific propasat on equitable
solution to withdraw moratorium
Improvemants made Phase 2 of business systems 1 875%
to business systems project successlully delivered
Capital Deliver aganst 12.5% | £1.2bn of sales, overall é.1% ahead 5.00%
Efficiency  capital plan of baok value, comprising £440m of
mature office assets and £550m of
retail assets
Deliver HUT HUT terms extended and effectively 2.00%
refinancing and committed to acquire remaining
Homes England Loan 22% interest. Secured HUT 23.00% 34.50%
refinancing and £100m Homes
England Loan
Re-astablish dividend Dividend resumed with policy 10 pay 1875%
out B0% of EPS
Implament CSR Published pathway {0 net zero. 2.50%
strategy Launched Transition Fund and
prograssed TCFO. Achieved
GRESB 5*. 100 Liverpool Streel
achieved BREAM outstanding
rating and {irst net carbon neutral
development for British Land.
Experl Reduce Gender 3.75% [BL Median Gender Pay Gap reduced 0.00%
People Pay Gap by 0.3% o 27.6%. BL Median
Ethnicity Pay Gap reported for the
firsttime at 27.3%
Optimise resource ta Vacant roles filled by internal
mitigate new hires and candidales during initial response 1.875%

prigritise key areas

10 pandemic

Final suteame

Final gulcome

Total Bonus calculation [% af maxl 1% of salary]
Chris Grigg 41.90% 92.85%
Simon Carter 62.90% 94.35%"
Scaled back

banus

% of salary)

Chris Grigg? BC.00%
Simon Carter 80.00%

1 This final outcome includes an addilional amount equal to 1% ol opporturity in Ling wilh the remuneralion terms agreed under Chris Grigg's selttement agreament

10 align his bonus % Lo that of ather Executive Direclors

2 As described on page 111 the Commuiltee scaled back the bonus gutcome for Executive Directors 10 80% of salary.
3 Chris Grigg's Benus payment will be pro-rated to 60% of salary to 1zke into account his departure date of 31 Oecember 2020.

One third of the annual bonus [after tax has been paidl 1s used to purchase shares which are then held for three years by the

Executive Director.

2020 comparative: In June 2020, the Committee confirmed that the underperformance of TPR compared to the PD beachmark
was -4100ps rather than the estimate of -460bps made far the purposes of the single total figure of remuneration table in the
2020 Annuai Report. This did not alter the amount of bonus earned.
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DIRECTORS' REMUNERATION REPORT continued

Long term incentives (audited)

The information in the long term incentives calumn in the single total figura of remuneration table [see page 130} relates to
vesting of gwards granted under the lollowing schemes, including, where applicable, dwidend equivalent payments on those
awards. The below nole outlings forecasts of the 2021 long term incentive outcomes The actual autcomes will only become
available after the publication of 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 over the three-year period to 31 March 2021. The first condition [40% of the award] measured British
Land's Total Property Returns [TPR] relative to the funds in the sector weighted MSCI Annual Universe [the Banchmark)
previously the IPD UK Annual Praperly index: the second |40% of the award) measured Total Accounting Return {TAR] relative
te a comparator group of British Land and 15 other property companies; while the third [20% of the award) measured Total
Shareholder Return (TSR], halt of which was measured against the FTSE 100 and the other half measured against the
comparator group of British Land and 15 gther property companies. )

The TPR element is expected to lagse. based on British Land’s adjusted TPR of -4.8% per annum when compared to the
Benchmark of -2 5%. The TAR element is also expected to lapse based on Sritish Land's TAR of -9.9% per annum cempared to
0.3% per annum for the property cempany median. The actual vesting of the TPR and TAR elements can only be catculated once
results have been published by MSC! and all the comparnes within the comparatar group respectively. The actual percentage
vesting will be confirmed by the Committee in due course and details providad in the 2022 Rermuneration Repart. Korn Ferry
has confirmed that ihe TSR element of the award will !lapse as British Land’s TSR performance over the period was -17.06%
compared to a median of 8.05% and 5.11% for the FTSE 100 and Property companies camparator groups respectively.

Ingrease in value as a
result of share price

Estrnated value of Estimated dividend  movement between grant

Periormance  Numier of perlarmance award on vesuing equivalent and interest and vesling

Executive Diracior shares or oplions shares awarded £000 £000 £000
Chris Grigg Shares 313,984 nil nil nid
Simon Carter Shares 177.733 nil nil nil

2020 comparative: As sel aut (n the 2020 Annual Report, the 2017 LTIP awards lapsed (n full on 24 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 cof grant relative to the share price in recent years.

The share price used to delermine the face vatue of performance shares, and thereby the number of performance shares
awarded, is the average over 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 awsrds are set out in the
Remuneration Policy approved by shareholders in July 2019 and summarised an page 127.

Performance shares

Perceriage vesting on

Nursher ol End of achievement of minirmum

performance Face value perfarmapce perlormance (hreshold

Executive Director Grani date shares granted £000 panad vesting date %
Chris Grigg' 22/06/2020 476,807 1.966 31/03/23 22/06/23 20%
Simon Carter 22/06/2020 272.812 1,125 31/03/23 22/06/23 20%

i The treatment af Cheis’ perfarmance shares upan {eaving shaces is exglained on paga 137
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Directors’ shareholdings and share interests (audited)

The table below shows the Directors’ shareholdings, including shares held by connected persons, as at year end or, i earlier,
the date ol retirement from the Board.

Although there are no shareholding guidelines for Non-Executive Directors, they are each encouraged to hald shares in British
Land. The Company facilitates this by offering Non-Executive Directors the ability to purchase shares guarterly using their
post-tax fees. During the year ended 31 March 2021, William Jackson, Irvinder Goodhew and Tirm Score have each received
shares in full or part satisfaction of their fees.

Ouistanding scireme interesis as at 31 March 2021 Shares held
Unvesled share Unwasted shara Total shares

plan awards plan awards Vesied but subject to Todal of all share

{subject o Inot subject 1o unexercised outstanding plan awards and

periormance periormance shara plan sharg plan Agat ) Agrit Asat 3t March shareholdings as

Director measures} measures) awards awards 2020 2021 at 11 March 2021

Simon Carter 483,928 6,603 ¢ 690,53 142,085 171,798 862,329

Tim Score [Chair) 42,070 80,905 £0,905

Lynn Giladden 18,339 18,339 18,33%

Irvinder Goodhew nil 2,593 2,593

Alastair Hughes 7371 731 731

Micholas Macphersan 5.600 5,600 5,600

Preben Prebensen 20,000 20,000 20,000

Laura Wade-Gery §,589 9.585 9.585

Loraing Woodhouse nil 4,035 4,034
Former Directors whe served during the year

Chris Grigg' 543,025 1341 1,439,146 1983512 1,459,709 1,081,407 3,064,11%

William Jacksan 143,728 153,630 153,630

Rebecca Warthingten! 3.000 3,000 3,000

1. Holding is as at the date of departure of 31 Decamber 2020 Outstanding share scheme inlerests held by Chns Grigg reflect the lapsed positron as al
3t December 2020

In addiion, on 7 April 2021, the following Non-Executive Direciors were allolted shares at a price of 518.2 pence per share in full
or part satisfaction of their fees:

MNon-Executive Direcror Shares atiolted
Tim Score 4871
|rvinder Goodhew 1.623

Acquisitions of ordinary shares after the year end
The Chief Execulive has purchased or been granted the following fully paid ordinary British Land shares under the terms of the
partnership, malching and dividend elements of the Share incentive Plan:

Date ol purchase Partnership

Executive Director or award Purchase price shares Matching shares  Dividend shares
Simon Carter 14/04/21 509.87p 30 40 -
14/05/21 517.35p 29 58 -

Other than as set out above, there have been no further changes since 31 March 2023.
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DIRECTORS' REMUNERATION REPORT continued

Shareholding quidelines

The shareholding guidelines [as a percentage of salaryl for Executive Directars are 200% for the Chief Financial Officer and 225%
for the Chief Executive. In addition, Executive Direclars are required to retain shares equal to the level of this guideline lor if they
have not reached the guideline, the shares that counl at that timel for the two years following their departure. There is no set
timescale for Executive Direclors to reach the prescribed guideline bul they are expecled to retain net shares received on the
vesting of long term incentive awards until the target is achieved. Shares that count towards the holding guidetine are unfetiered
and beneficiatly owned by the Executive Directors and their connected persons, lacked-in SIP shares and all vested awards count
towards the requirement on a net of tax basis. All other awards that are stili the subject of a performance assessment and any
share options do not count.

The guideline shareholdings for the year ending 31 March 2021 are shown below:

% ol Salary Held

Guidelire as Rolding counting (Based on

percentage af Guidetine toward guidelinesat 31 March 2021

Executive Cireclor hasic salary halding 31 March 2021 S$hareholding)
Simon Carter! lincumbent CEQ| 225% 332,399 174,254 118%
Chris Grigg? [former CEDI 225% 409,702 1,082,748 5%5%

| 5iman’s holdirg is as at 31 March 2021 using the methodology described above. The holding guidelines are calculated using Lhe 31 March 2021 VWAP of 507.67p.
2 Chris” holding is as al the dale of his departure, 31 December 2020, using the methodology described above. The hotding guidelines are calculated vsing the 31
December 2020 VWAP of £79.985.

Unvested share awards {subject to perfermance)

Number Subject 10 End of

oulslanding at performance perfgrmance
Executive irector Date of grant 31 March 2021 measures period Yesting date
Chris Grigg? LTIP performance shares 26/06/18 263.276 Yes 31/03/21 26/06/21
LTIP performance shares 23/0719 196,145 Yes 31/03/22 23/07/22
LTiP performance shares 23/06/20 83 4604 Yes 31/03/23 Z3/06/23
Simon Carter LTIP performance shares 258/06/18 177,733 Yes 31/03/2% 26/06/21
LTIP performance shares 23/67719 233383 Yes 31/03/22 23/07/22
LTIP perfermance shares 23/046/20 272.812 Yos 31/03/23 23/06/23

- The LTIP awards granted in June 2018 are also included within the 2021 Long Term Incentives’ column of 1he single 1o1al ligure o) rernuneration lable on page 130.
The degree to which performance measures have been or are expected to be achieved, and the resultant progortions of the awards expected to vest, are detailed
on page 134

. The outstanding frgures for Chris have been pro-rated for time served up to the date of his departure on 31 December 2020, Further delails on the tceatment of his
share schame inleresis upan leaving the Company can be feund on the tollowing page.

~
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Unvested aption awards [not available to be exercised)

Number Subject 10 End of
Execytive sulstanding ai Dptien price performance perforrmance Oate becomes
Director Qate ol grant 31 March 2021 panca measures period exercisable  Exercisable until
Chris Grigg' Sharesave options - - - - - -
Sirnon Carter Sharesave options 18/04/19 4,137 435.0 No 0 01/09/22 28/02/23

1. Chris’ sharesave options lapsed on cessation of offize on 31 December 2020

Vested option awards lavailable to be exercised)

Number
Execuive oulstanding at Option price
Director Date of grani 31 March 2021 pence Exercisable until
Chris Grigg LTIP optians 28/06/11 695,652 575 30/06/21"
LTIP options 16/09/12 743,694 538 30/06/21"

1 Optiens are available 1o exercise until six months after leaving daie.

Payments to past Directors and for loss of office (audited)

Chrs Grigg ceased to be a Director of the Company and left the Company on 31 December 2020. The treatment of his
remuneration arrangements upon leaving the Company was in tine with policy. During the year ended 31 March 2027 British Land
has made the foliowing payments in line with the treatment disclosed.

A payment in lieu of notice for the period fram when he left the Company to the end of his notice period, being 9 Segtember 2021,
will be paid in monthly payments This comprises base salary and car allowance of £615 787, pension contributions/allowance of
£131,759 and the value of other benefits of £6,064. These payments may be reduced by the value of any alternative paid
employment secured during the period until 9 September 2021

LTIP awards will continue to vest as Chris is considered a good leaver ang therefore performance shares have been pro-rated in
tine with the good leaver policy. This comprises 263,276 Performance Shares under the 2018 LTIP 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 options 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 Directors have rolling service contracts with the Company which have notice periods of 12 months cn either side,

MNormal

natice peried

Date of service 10 be given by

Director contract Company
Simon Carter 18/11/20 12 months

In accordance with the Code, all continuing 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 available for inspection during normal business
hours at the Company’s registered office and at the Annual General Meeting. The Company may terminate an Executive Direclor’s
appointment with immediate effect without notice or payment in lieu of notice under certain circumsiances, prescribed within the
Executive Director's service cantract.
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DIRECTORS' REMUNERATION REPORT continued

Executive Directors’ external appointments
Executive Direclors may take up one non-executive directorship at another FTSE company, subject to British Land Board approval.

Chris Grigg was appointed a non-executive directer of BAE Systems plc on 1 July 2013, Chnis received a fee of £82,500
[nc overseas travel allowances and benefits deemed to be taxable! from BAE Systems plc in respect of the nine months ending
31 Decernber 2020, which he retained in full (2020 full year: £87,252)

Relative importance of spend on pay

The graph below shaws the amount spent on the remuneration for all employees lincluding Executive Directors) relative to the
amount spent on distributions to shareholders for the years to 31 March 2021 and 31 March 2020. The remuneration of employees
decreased by 1.5% relatwe to the prior year. Distributions to 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 shareholdars reflects the conclusion of the share buyback programme the previous year, as well as the

Board’s dewision lo lemporarily suspend the dwidend during the outbreak of the Cowid-19 pandemic in 2020.

Total shareholder return and Chief Executive’s remuneration

The graph below shows British Land's total shareholder return for the 10 years from 1 April 2011 ta 31 March 2021 against that of
the FTSE Atl-Share Real Estate Investment Trusts [REIT) Tolal Return index far the same period. The graph shaws how the total
return on a £100 investment in the Company made an 1 April 2011 would have changed over the 10-year period, compared with
the total return on a £100 investment it the FTSE All-Share REIT Total Return Index This index has been selected as a suitatle
comparalor because it is the index in which British Land’'s shares are classified.

The table below sets out the toial remeneration of the Chief Executive over the same pericd as the Total Sharehelder Return graph

The single total figure of remuneration represents the sum of the amounts paid to Chris Grigg and Simon Carter for the
raspective periods that they served as Chiel Executive during the year, being £1.093m and £0.551m respectvely. The Annual
Incentive awards against maximum opportunity and LTIP vasting percentages represent the year end awards and forecast vesting
outcomne respectively and are the same for both Chris and Simon. The quantum of Annual incentive awards granted each year and
tong term ineentive vesting rates are given as a percentage of the maximum opportunity available

Chiel Executive W12 201213 201914 200405 201S/4E 2016117 201718 2018/19 2019/20°  2020/21
Chief Executive’s single totai figure of remuneration [E000] 5353 4810 5398 4551 3423 1938 2279 1453 1534 1,644
Annua! Incentive awards against maxmum opportunity (%l 75 75 0 9% &7 a3 63 3é 28 53
Long lerm ncentive awards vesting rate against maximum

oppartunity (%!} 8¢ 63 78 ?3 54 15 6 0 4 2

1 Canhirmed outcame
2. Forecast auicome,
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Total shareholder return

The graph below shows British Land's tatal shareholder return for the 10 years to 31 March 2021, which assumes that £100 was
invested an 1 April 2011. The Company chose the FTSE All-Share REIT's sector as an appropriate comparator for this graph

because British Land has bean a canstituent 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 data calculated for each employee: to provide a more accurate calculalion we moved to using employees as at 31 March
2020. This analysis is very similar to gender pay analysis except that it excludes certain one off amounts that might have distorted
the full year figure. Pay data has been analysed on a full-time equivalent basis with pay for individuals working part-time
increased pro-rata to the hours worked. It also includes emplayees on maternity who would be exctuded under the gender pay
methodolpgy. The table below shows that the movement in the median ratio is broadly flat since 2018/19. This is due to similar
reductions in the CEO single figure and the total pay for the median employee. The median ratio is considered tc be consistent
wilh the pay and grogression policies within British Land as the remuneration policy for the CEO is set based on the same
principles as the policy for the wider employee populaticn. 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 majority of staff are also eligible to
receive a bonus, and whilst variabie pay represenis a larger proportion of the CEOQ's package, in all 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 to Chris Grigg
and Simon Carter for the respective periods that they served as Chief Executive during the year.

CEQ pay ratio 2018 2015420 2020/21
Method 8 C A
CEO single figure [E300) 1,653 1,534 1,644
Upper quartile 13:1 14:1 14:1
Median 221 22:1 23:t
Lower quartile 33:1 33:1 50

The salary and iotal pay for the individuals identified 3t the Lower quartile, Median and Upper guartile positions (n 2020/21 are set
out below. Having reviewed the pay tevels of these individuals it is felt that these are representative of the structure and quantum

of pay at these paints in the distribution of employees’ pay
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DIRECTORS” REMUNERATION REPORT continved

2020/21 Employee pay Salary Total pay
Upper quartile 82 101
Median 56 70
Lower quartile 41 L7

Directors’ remuneration compared to remuneration of British Land employees

The table below shows the percentage changes in different elements of the Oirectors’' remuneration relative to the previous
financial year and the average percentage changes in those elements af remuneration for employees of the listed parent company
British Land. Positive changes in the fees paid to Non-Executive Directors are attributable to additional fees paid in respect of
additional Committee or Board responsibilities during the course of the year, rather than an increase in the levet of fees paid
Reductions are as a result of the whole Board waiving 20% of their respective salaries or fees far the four month period between
April and July 2020 in response to the Covid-19 pandemic Chris Grigg. Irvinder Goodhew, Witliam Jackson and Loraine Woadhouse
are not included in the table below as they were appointed or departed during the year. The 2% increase in employee salaries was
due to promational increases during the year rather than a group-wide increase. Similarly, the increase in annuat incentive of
84% reflects a higher company multiplier in 2021 compared to 2020 which was scaled back due to the impact of Covid-19.

2020 vs 2621

Base salary/fees Benelits Annual bonus
Remuneration element % change, % change % change
Simon Carter! n/a n/a n/a
Tim Score? 20% 0% n/a
Lynn Gladden -6% 0% n/a
Alaslair Hughes -3% 0% n/a
Michalas Macpherson -T% 0% nfa
Preben Prghensen 12% 0% nfa
Lauwra Wade-Gery 0% 0% nfa
Average employees 2% 1% 84%

1. Siman Carter was appotnted as CEO during be year which led (o an increase in his basic salary as detaled on page 123

2 Tim5core's 2020 lee was smaller due lo becoming Chairman part way through the year ending 31 March 2020 which accounts for the percentage increase in lees
recewved for the year endeq 31 March 2021,

The Commiliee reviews, takes advice and seeks information from bath its independent adviser and the Hurman 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 ty infarm the Committee in its assessment of whether the tevel and structure of pay within the Company

is appropriate. The Cornmittee 1s satisfied with the current Policy and feels the opportunity and alignment are appropriate at

the current time.
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Non-Executive Directors’ remuneration laudited}

The table below shows the fees paid to our Non-Executive Directors for the years ended 31 March 2021 and 31 March 2020-

Fees Taxable banelits' Totai

m 2020 o 2020 20 2020
Chairman ana Nan-Executive Diraciors £000 £000 €000 £000 Lood €000
Tim Score [Chair] 350 292 b - 350 292
Lynn Gladden 72 77 0 1 72 78
Irvinder Goodhew? 3 - Q - 34 -
Alastair Hughes 88 N Q - a8 kil
Nicholas Macpherson 1Y) 72 0 - &7 72
Preben Prebensen 85 76 0 - 85 76
Laura Wade-Gery 86 8& Q - 84 86
Leraine Woodhouse? [3 - ) - [} -
Former Directors who served during the year
William Jackson 84 87 0 - &4 87
Rebecca Werthington [X) 84 ] - 63 85

are the grossed vp values. Therg is ng variable element to the Non-Executive Directars’ fees.
2. These Non-Execulive Directors were not members of the Board from April 1o July 2020 and therefare did not have the apportunity lo waive an amount equal 1o 0%

of the feas paid in response to the Covid-19 pandemic.

Letters of appointment

. Taxable benelits include the expenses incurred by Nan-Executve Directars. The Company provides the tax ross up on these benefits and the fiqures shown above

All Non-Executive Diractors have a latter of appointment with the Company. The effective dates of appsintmernit are shown below:

Effective date of appainiment

Direclor Original daie ol appointment in maost recant letier of appointmeni Unexpired Ierm [months)
Tim Scere [Chairl 20 March 2014 19 July 2019 13
Lynn Gladden 20 March 2075 24 May 2021 37
trvinder Goodhew 1 Qctober 2020 1 October 2020 37
Alastair Hughes 1 January 2018 1 January 2021 37
Nicholas Macpherson 19 December 2014 19 December 2019 25
Freben Prebensen 1 September 2017 1 September 2020 37
Laura Wade-Gery 13 May 2015 24 May 2021 37
Loraine Woadhouse 1 March 2021 t March 2021 37

The appointment af the Chairman or any Non-Executive Directors may be terminated immediately without notice if they are not

reappointed by shareholders or if they are removed from the Board under the Company's Articles of Association or if they resign
and do not offer themselves for re-election. In addition, appointrents may be terminated by aither the individual or the Company
giving three months written notice of termination or, for the current Chairman, six months” writlen notice of termination.

Remuneration Committee membership’

As at 31 Marth 20721, and throughout the year under review, the Committee was comprised wholly of independent Non-Executive

Cirectors. The members of the Committes, together with attendance at Committee meetings, are set out in the table below:

Date ! appointragnt

Director Position - lto the Commilteel Attendance
Laura Wade-Gery Chair 13 May 2015 8/8
Lynn Gladden Member 20 March 2015 8/8
Preben Prebensen Member 1 Seplember 2017 8/8

During the year ended 31 March 2021, Committee meetings were also part attended by Tim Score [Chairman], Chris Grigg
{former Chief Executivel, Simon Carter [former Chief Financial Officer and incumbent Chief Executive), David Walker [Interim Chief
Financiat Ofhcer], Bruce James [Head of Secretariatl, Brona McKeown [General Counsel and Company Secretary], Ann Henshaw
{HR Director] and Kelly Barry [Head of Reward) other than for any item relating to their own remuneration, A representative from

Karn Ferry also routinely attends Committee meelings.
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DIRECTORS  REMUNERATION REPORT centinued

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
ta each substantive meeting ta discuss matters of governance, Remuneration Policy and any concerns they may have,

Ho

w the Cammittee discharged its responsibilities during the year

The Committee’s role ang responsibilities have remained unchanged duning the year (having been amended in March 2019 to

inc
b

orporate changes to the Code) and are set outin fullin its terms of reference which can be found on the Company’s website
tishland com/committees. The Commiltee’s key areas of responsibility are-

setting the Remuneration Policy for Executive Directors and the Chairman;

reviewing the Remuneration Policy ang strategy for members of the Executive Commuittee and other mambers of executive
management, whilst having regard io pay and employmenti conditions across the Group;

determining the tatal individual remuneration package of each Executive Oirector, Executive Committes member and other
members of management;

maonitoring perfarmance against conditions attached to all annual and long term incentive awards to Executive Directors,
Executive Committee and ather members of management and approving tne vesting and payment sutcomes of these
arrangements, and

selecting, appeinting and selting the {erms of reference of any independent remuneration consullants.

In addition 1o the Commities’s key areas of responsihility, during the year ended 31 March 2021, the Commuttee also considered
the foliowing matters:

reviewing and recommending to the Board the Remuneratien Report to be presented for shareholder approval;
remuneration of the Executive Directors and members of the Execulive Commutiea sncluding achievernent of corporate and
individuzal 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 Incentve
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 sharehclders and their representative bodies on remuneration matters. This toak place at the
start of 'he year in relation to the 2020 AGM. but hes nat been felt to be necessary since then;

feedback from the HR Directar and Remuneration Consultants following consultation with a workforce panel set up ta discuss
Executive remuneration;

the Cornmittee was made aware of the results of engagement surveys and any general themes thai are impacting employees
All-employee communications were sent from Executive Committee members, including the CEOD, relating ta wider
Company remuneration;

considering gander and ethn:cily pay gap reporting requirements; and

recewing updates and training on corporate governance and rernuneration matters from the indgpendent

remuneration consultant,

The Committee’s terms of reference have been reviewed by the Committee during the year, and minor changeas in line with best
practice were made
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Remuneration consultants

Karn Ferry was appointed as independent remuneration adviser by the Committee on 21 March 2017 follawing a competitive
tender process. Korn Ferry is 2 member of the Remuneration Consultants Group and adheres to that group’s Code of Conduct.
The Committee assesses the advice given by its advisers to satisfy iself that it is objective and independent. The adwisers have
private discussions with the Commitiee Chair at least once a year in accordance with the Code of Conduct. Fees, which are
charged on a time and materials basis, were £158,620 [excluding VATIL. Korn Ferry also provided general remuneration advice
to the Company during the year.

Voting at the Annual General Meeting
The table below shows the voiing outcomes of the resolutions put 1o sharehclders regarding the Qirectors” Remuneration Report
and Remuneralion Policy [at the AGM in July 2019).

Reselution Voles for % for Voies against % against  Tolal votes casl Yotes withheld
Directors’ Remuneration Report [2020) 587 950,837 97.92 12489419 2.08 600,440,458 8,788,240
Directors’ Remuneration Policy [2019) 699,935,009 98.30 12,073,236 1.70 712,008,245 840,435

This Rermuneration Report was approved by the Boeard on 25 May 2021.

o i

Laura Wade-Gery
Chair of the Remuneration Committee
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DIRECTORS REPORT AND ADDITIONAL DISCLOSURES

Directors’ Report and
additional disclosures

The Directors prasent their Report on the affairs of the Group.
together with the audited financial stataments and the report
of tha auditer for the year ended 3) March 2021, The Directors’
Report also encompasses the entirety of our Corporate
Governance Report from pages 90-147 and Other Information
seclign from pages 229 to 240 for the purpose of the Act
section 463 The Directors’ Report and Strategic Report
together conslitute the Management Rapart for the year ended
31 March 2021 for the purpose of Disclosure and Transparency
Rule 4.1.8R Information that 1s relevant to this Raport, and
which s incorporated by reference and including information
required in accordance with the UK Companies Act 2006 and
or Listing Rule 9.8 4R, can be lacated in the following sections

Section in

Infarmation Annual Report Page
Future developments of
lhe businass of the Company Strategic Reporl  15t0 27
Risk factors and principal risks Strategic Reporl 78 to 87
Financial instruments - risk
managemeni objectives and policies  Strategic Report  75te 77
Dividends Slrategic Report 73
Suslainability governance Strategic Repart 49
Greenhouse gas emissions,
enargy consumplion and efficiency Stratagic Repori 52
Vrabtlity and going
concern statemenis Slirategic Report 88
Governance arrangements Governance 94 to 100
Emaployment policies
and employee involvement Straieqic Reporl 36t 39

Financial
Capilalised interest Statemnenis 172 to 183
Directors’ waivers of emoluments Governance 123

Additional unaudited
financial mformation

Qther Information
unaudited 229 to 234

Annual General Meeting (AGM)

The 2021 AGM will be held at 9. 30am on 13 July 2021 at Storey
Ciub, 100 Liverpoot Street.

A separate circular, compriging a letter from the Chairman

of tha Board, Notice of Megling and explanatory notes on the
resalutions being proposed, has been ¢irculated to shareholders
and s available on our website oritishiand.com/agm.

Articles of Association

The Company s Articles of Association [Articles] may enly

he amended by special resolution at a general meeting of
shareholders. Subject to applicable law and the Company's
Articles. the Bi-ectors may exercise all powers of the Company

The Articles are available on the Company's website
britishland.cormn/governance.
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Board of Directors

The names and biographical details of the Directors and
delails of the Board Committees of which they are members
are sel cut on pages 90-92 and incorperated into this Report by
reference. Changes to the Directars during the year and up to
the date of this Report are set out on page 113. The Company's
current Articles require any new Director to stand for elaction
at tha next AGM foilowing their appeintment. However, in
accordance with the Code and the Company’'s cusrent practice,
all continuing Directors offer themselves for election or
re-election, as required, at the AGM.

Details of the Direclors’ interests in the shares af the Company
and any awards granted to the Executive Directors under any of
the Company's all-employee or executive share schames are
given in the Directors’ Remuneration Report an pages 122-143.
The service agreements of the Execubive Directors and the
letters of appointrnent af the Non-Executive Directars are also
summarised in the Directors’ Rermuneration Report and are
available for inspection at the Caompany’s registered office.

The appointrnent and replacement of Directors is governed by
the Company’s Articles, the Code, the Campanies Act 2006 and
any related legislation. The Board may appoint any person to

be a Director so long as the tetal number of Directors does not
exceed the Umit prescribed in the Articles, The Articles provide
that the Company may by ordinary resolution at a general
meeting appoint any person to act as a Director, provided that
notice is given of the resolution identifyirg the proposed person
by name and that the Campany receives written confirmation of
that person’s willingness to act as Director if he or she has nat
been recommended by the Board. The Articles also empawer
the Board to appaint as a Director any perscon who is willing to
act as such The maximum possible number of Directors under
the Articles is 20 In addition to any power of removal conferred
by the Companies Act 2008, the Articles provide that the
Company may by ordinary resolution [and without the need for
any special notice] remove any Director from office. The Articles
also set out the circumstances in which a person shall cease to
be a Directar.

The Articles require that at each annual general meeting

each person who s a Director on a specific date selected by
the Board shall retire fram office. The date selected shall be
nat more than 14 days before, and no later than, the date of the
nctice of annual general meeting. A Director who retires at an
annual gereral meeting shall be eligible for reappointment by
the shareholders

Directors’ interests in contracts and

conflicts of interest

Nao contract existed during the year in relation to the Company’s
business in which any Director was materially interested.

The Company's procedures for managing cenfucts of interest
by the Diractors are set out on page 7. Provisions are also
contaned 0 the Company’s Articles which allow the Directers
lo authorise potential contlicts of interest.



Directors’ liability insurance

and indemnity

The Campany maintains appropriate Directors” and Officers’
liability insurance caver in respect of any potential iegal action
brought against its Directors.

The Company has also indemnified each Director to the

extent permitted by law against any liahility incurred in ralation
io acts or emissions arising in the ordinary course of their
duties. The indemnity arrangements are qualifying indemnity
grovisiens under the Companies Act 2004 and were in force
throughout the year and are in force at the date of the Report

Share capital

The Campany has one class of shares, being ordinary shares of
25p each, all of which are {ully paid. The rights and obligations
attached to the Company's shares are set out i the Articles.
There are no restrictions on the transfer of shares exceptin
relation to Real Estate Investment Trust restrictions.

The Directers were granted authority at the 2020 AGM te aliot
relevant securities up to a nominal amount of £77,223,589 as
well as an additionai authority to aliot shares to the same valuve
on a nghts issue. This authority will apply until the conclusion
of the 2021 AGM or the close of business on 30 September
2021, whichever is the sooner. Al this year's AGM. shareholders
will be asked to renew the authority to allot relevant securities.

The Directers were granted authority at the 2020 AGM 1o allot
shares in the Company and to grant rights to subscribe for,

or convert any security intg, shares in the Company up lo a
maximum aggregate naminal amount of £77,223,589, as

well as an additional authority to allot shares up to the same
amount on a rights issue anly. This authority will apply until the
conclusion of the 2021 AGM. Al the 2021 AGM, sharehalders will
be asked to renew the aliotment authority.

At the 2020 AGM a special resclution was also passed te permit
the Directors to allot shares for cash on a non-pre-emptive
basis both in connection with a rights 1ssue or similar pre-
emptive Issue and, otherwise than in connection with any

such issue, up to a maximum nominal amount of £11,583,538.
A further special resclution was passed to permit the Directors
to allot shares for cash on a non-pre-emptive basis up to the
same amount for use only in connection with an acquisition or
a specified capital investment. At this year's AGM, shareholders
will be asked to renew such powers.

The Campany continued to hold 11,264,245 aordinary shares in

treasury during the whole of the year ended 31 March 2021 and
to the date of this Report.

Further detarls relating to share capital, including movements
during the year, are set out in Note 20 to the linancial
statements cn page 205.

Rights under an employee share scheme

Employee Benelit Trusts [EBTs| operate in cannection with
some of the Carnpany’'s employee share plans The trustees

of the EBTs may exercise all nghts attached to the Company's
ordinary shares in accerdance w.th their fiduciary duties cther
than as specifically restricted in the documents which govern
the relevant employee share plan.

Waiver of dividends

Blest Limited acts as trustee (Trusteel of the Company's
discretionary Employee Share Trust [EST). The EST halds and,
from time to time, purchases British Land ordinary shares in
the market, for the benefit of emplayees, including to satisfy
outstanding awards under the Company’s various executive
employee share plans. A dividend waiver is i place from the
Trustee in respect of all dividends payable by the Company
on shares which it holds in trust.

Substantial interests

All notifications made to British Land under the Disclosure

and Transparency Rules {OTR 5] are published on a Regulatory
Informalion Service and made available on the Investors section
of our website.

As at 31 March 2021, the Campany had been notified of the
fotlowing interests in its ordinary shares in accordance
with DTR 5. The information provided is correct al the

date of notification:

Interests in Percentage

ordinary holding

shares disclosad %

BlackRock, Inc. 79,484,562 10.00
Brookfield Asset Management Inc. 85.544.962 9.23
MNarges Bank 74,998,396 8.0%9
APG Asset Management N.V. 48,072,042 5.19
lnvesco Lid. 45,871 484 4.95

Since the year end, and up to 24 May 2021, the Company had
nol received any notifications of interest in iis ordinary shares
in accordance with DTR S,

Change of control

The Group's unsecured borrowing arrangements include
praovisions that may enable each of the lenders or bondholders
to request repayment or have 2 pul at par within a certain
periad following & change of control of the Company. In the
case of the Sterling bond this arises if the change of control
also results in a rating downgrade to below investment grade.

There are no agreements between the Cempany and its
Executive Directors or employees providing for campensation
for lass of office or employment that occurs specifically
because of a takeover, merger or amalgamation with the
exceplion ¢f provtsions in the Company’s share plans which
could result v options and awards vesting or becoming
exercisable on a change of control. All appaintment letters for
Non-Executive Directors will, as they are renewed, contain a
pravision that allows payment of their nolice period in certain
limited circumstances, such as corporate transactions,
where the Company has terminated their appaintment

with immediate effect.
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DIRECTORS' REPORT AND ADDITIONAL DISCLOSURES continued

Payments policy

We racogruse the impartance of goad supplier relationships to
Lhe overall success of our business We manage dealings with
suppliers in a fair, consistent and transparent manner. For
more information please visit the Suppliers section of our
wehsite at britishland.com/about-us/supgpliers.

Events after the balance sheet date

Details of subsequent events, if any, can be found in Note 26
on page 208

Political donations and expenditure

The Cempany made no political donations or expenditure
during the year (2020 nit).

Inclusive culture

British Land employees are committed to promoting an
inclusive, positive and collaborative culture. We Lreat

everyone equally irrespective of age, sex, sexuat orientation,
race, colour, nationality, ethaic origin, retigion, religious of
other philosophical belief, disability, gender identity, gender
reassignment, marital or civil partner status, ar pregnancy or
maternity. As stated in our Equal Opportunities Policy, British
Land traais ‘ali colleagues and job applicants with equality We
do nat discriminate against job applicants, employees, workers
or contractors because of any protected characteristic, This
applies to all opporiunities provided by the Company including,
but not limited to, job applicatians, recruitment and interviews,
training and development, role ennichment, conditions of wark,
salary and performance review' The Company ensurgs that our
policies are accessible to all employees, making reasonable
adjustment when reguired.

Through its policies and more specifically the Equal
Opportunities, Disabled Warkers and Recruitment policies,
the Campany ensures that entry into, and progression
within, the Cormpany is based sclely on perscnal ability and
competence to meet set job criteria. Should an employee,
worker or contractor become disabled in the course of their
employment/engagement, the Company aims to ensure that
reasonable stegs are taken to accommuadate their disability
by making reasonable adjustments Lo their existing
employment/engagement.

Community investment

Qur financiat contrigutions {0 good causes during the year
totalled £1,475,171 12020: £1.620.000]. Qur Community
investment Committee approves all expenditure from

our Community Investment Fund
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in addition, the Company aiso supports fundraising and payroll
giving for causes that matter te stalf. The support provided for
the year ended 31 March 2021 includes:

- 50% uplift of British Land staff payrotf giving contributions
fcapped at £5,000 per person and £50,000 per annum for
the whole organisation): and

- Astalf matched luniding pledge, matehing money raised for
charity by British Land staif up to £500 per person per year.

Our community investrment is guided by our Local Charter,
warking with local partners ta make s lasting positive difference:

- connecling with local communities

- supporting educational initiatives for local people

- supporting local training and jobs

- supporung local businesses

- contribuling to local people’s wellbeing and enjoyment

Through our community investment and Local Charler actwily,
wa connect with communities where we operate, make positive
lacal contributions, help people fulfil their potential, help
businesses grow, and promaote wellbeing and enjeymant.

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:

- 5o far as the Director is aware, there is no relevant audit
information that has not been brought ta the attention of
the auditor

- the Director has taken all steps that he/she should have
taken io make himself/herself aware of any relevant audit
information and to establish that the Company’s auditor was
aware of that information

PwC has indicated its willingness to remain in office and, on
the recommendation of {he Audit Committee, a resolution to
reappoint PwC as the Company’s auditor will be proposed at
the 2021 AGM.

The Oirectors’ Report was approved by the Board on
25 May 2021 and signed on its behalf by:

K’N\M\/\ML

Brona McKeown
General Counsel and Company Secreiary

The British Land Company PLC
Campany number: 621920



Directors’ Responsibilities Statement

The Directors are responsibie for preparing the Aanual Report
and the financial statements in accordance with applicable law
and regulation

Company law requires the Directors to prepare financial
statements for each financial year Under that law the Direciors
have prepared the Group and Company financial statements
in accordance with international accounting standards in
confarmity with the requirements of the Companies Act 2006.
Additionally. the Financial Conduct Authority’'s Disclesure
Guidance and Transparency Rules require the Oirectors

to prepare the Group financial statements in accordance
with international financial reporting standards adopted
pursuant to Regulation [EC) No 1606/2002 as it applies

in the European Unign.

Under company law the Directors must not apgrove the
financial statements unless they are satisfied that they give
atrue 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 preparing the financial statements, the
Girectors are required to:

- select suitable accounting policies and then apply
them consistently

- stale whather, far the Group and Company, international
accounting standards in confermity with the requirements
of the Carnpanies Act 2006 and. for the Group, international
financral reporting standards adopted pursuant to Regulation
{EC| No 1606/2002 as it applies n the Eurcpean Unon have
been followed, subject to any material departures disclosed
and explained in the financial statements

- make judgements and accounting estimales that are
reasonable and prudent

- prepare the financial staternents an the going concern basis
unless it is inappropriate to presume that the Growp and
Comgpany will cantinue 1n business

The Direclors are responsible for keeping adequate accounting
records that are sufficient o show and explain the Group and
Campany’s transactions and disclose with reasonable accuracy
at any time the financial positien of the Group and Company
and enable them to ensure that the financial statemenis

and the Directors’ Remuneration Report comply with the
Companies Act 2006 and, as regards the Group financial
slatements, Article 4 of the [AS Regulation.

The Directors are also respansible for safeguarding the
assets of the Group and Company and hence for taking
reasonable steps for the prevention and detection of
fravd and cther irregularities

The Directors are responsible for the maintenance and integrity
of the Company's website. Legisiation in the Uniled Kingdom
governing the preparation and dissemination of financial
statements may differ from legislation in other jurisdictions.

The Oirectors consider thal the Annual Report and Accounts,
taken as a whole, is fair, balanced and understandable and
provides the information necessary for shareholders to assess
the Group and the Company’s position and perfarmance.
business model and strategy.

Each of the Directors, whose names and functions are listed in
the Board of Directors on pages 90-92, confirm that, to the best
of their knowladge

- the Company financial statements, which have been
prepared in accordance with United Kingdom Generally
Accepted Accounting Practice [United Kingdom Accounting
Slandards, comprising FRS 101 "Reduced Disclosure
Framework”, and applicable law), give a true and fair view
of the assets, liahilities, financial position and prefit ar
loss of the Company

- the Group financial statements, which have been prepared
in accordance with international accounting standards in
conformity with the reguirements of the Companies Act 2004
and international finangial reperting standards adopted
pursuant to Regulation [EC) No 15604/2002 as it applies in
the European Union, give a true and fair view of the assets,
Liabitities, financial position and prefit or loss of the group

- the Strategic Report and the Directors’ Report include a farr
review of the development and performance of the business
and the position of the Group and Company, together with a
description of the principal risks and uncertamties they face

By order of the Board.

G

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 gpinion,

- The British Land Company PLC’s Group financial statements and Company financial statements [the “financiat statements”]
give 3 true and fair view of the state of the Group’s and of the Company’'s affairs as at 31 March 2021 and of the Group’s loss
and the Group's cash flows for the year then ended;

- the Group financial statements have been properly prepared in accordance with international accounting standards in
conformity with the requirements of the Companies Act 2006;

- the Company financial slaternents have been properly prepared in accordance with United Kingdom Generally Accepted
Accounting Practice (United Kingdom Accounting Standards, comprising FRS 101 "Reduced Disclosure Framework”, and
applicable law); and

- the financial statements have been prepared in accardance with the requirements of the Companies Act 2006,

We have audited the linancial statements, included within the Aanual Report and Accounts 2021 [the "Annual Report’], which
comprnise: the Consclidated and Company balance sheets as at 31 March 2021, the Consaolidated income statement and the
Consolidated statement of comprehensive income, the Consolidaled statement of cash flows, and the Consolidated and Company
statements of changes in equily for the year then ended; and the notes to the financial statements, which include a description of
the significant accounting policies.

Qur opinion 1s consistent with our reperting to the Audit Comrmttee.

Separate opinion in relation to international financial reporting standards adopted pursuant to Regulation [EC) No 1606/2002
as it applies in the European Union

As explained in Note 1 ta the financial statements, the Group, in addition te applying international accounting standards in
confarmity with the requirements ef the Companies Act 2006, has also applied internaticnal financial reporting standards adopted
pursuant to Regulation [EC| No 14046/2002 as it applies in the European Unicn.

In our opinion. the Group financial statements have been properly prepared in accordance with internatianal financial reporting
standards adopied pursuant to Regulation [ECI No 1606/2002 as it applies in the European Union.

Basis for opinion

We conducted our audit in accerdance with international Standards on Auditing (UK| ["1SAs [UKI") and applicable law. Our
responsibilities under ISAs (UKI] are further described in the Auditors’ responsibilities for the audit of the financial statements
sectian of our report. We believe that the audit evidence we have oblained is sufficient and appropriate to provide a basis for
Qur opinion.

Independence

We remained independent of the Group in accordance with the ethical requirements that are relevant tc our audit of the financial
statements in the UK, which includes the FRCs Ethical Standardg, as applicable to listed public interest entities, and we have
fulfilled our other ethical responsihilities in accordance with these requirements.

To the best of our knowledge and belief, we declare that non-audit services prohibited by the FRC's Ethical Standard were
not provided.

Other than those disclosed i Note 5, we have provided no non-audit services to the Group or its controlied undertakings in the
period under audit

British Land Annual Report and Accounts 202) 149



{NDEPENDENT AUDITORS REPORT continued

Qur audit approach
Overview

Audit scope - We tailored the scone of our audit to ensure that we performed enough work to be able to give
an apinien on the financial statements as a whole. The Group financial staternents are preparad
on a consolidated basis, and the audit team carries out ar audit aver the consolidated Group
balances in support of the Group audit opinion.

Key audit matters - Vatuation of investment and development properties, either held directly or through joint
ventures [Groupl
- Recoverabilty of tenant debtors and incentives (Group)
- Covid-19 {Group and Companyl
- Taxation |Graup)
- Valuation of investments and toans lo subsidiaries and joint ventures [Company]

Materiality - Qverall Group materality: £88.8 million [2020: £113.0 million] based on 1% of tatal asse’s.
- Specific Group mateniality: £14.1 million (2020. £15.9 milion), based on 5% of the Group's
three-year average underlying post-tax profit.
- Overall Company materiality. £79.9 miltion [2020: £101.7 mAlion} based on 1% of total assets.

- Performance materiality: £46.6 million [Group) and £59.9 mitlion (Companyl

The scope of our audit
As part of designing our audit, we determined materiality and assessed the risks of material misstatement in the
financial statements,

Key audit matters

Key audit matters are those matters that, in the auditors’ professional jucgement, were of most significance in the audit of the
financial statements of the current period and include the most signilicant assessed risks of material misstatement [whether
o nat due to fraudl identified by the auditors. including those wnich had the greatest effect on: the overatl audit strategy; the
atlocation of resources in the audit, and directing the efforts of the engagement team. These mallers, and any comments we
make on the results of our procedures thereon, were addressed in the context of our audit of the financial staternents as a
whale, and in forming eur opinion thereon, and we do net provide a separate apinien on these matters.

This is not a complete list af all risks identified by our audit

Recoverability of tenant debtors and incentives and Yaluation of investments and loans to subsidiaries and joint ventures are new
key audit matters this year. Revenue recognition, which was a key audit matter last year, i$ no longer included because of cur
refined risk assessment relating more specifically to the expected credit loss provision Otherwise, the key audit matters below
are consisteni with last year.
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Key audit matter

How our audit addressed the key audit matter

Valuation of investment and development properties,
either held directly or through joint ventures [Group)
Refer to the Report of the Audit Committee, Notes to

the hnancial statemeants - Note 1 [Basis of preparation,
significant accounting policies and accounting judgements),
Note 10 {Praperty] and Note 11 (Jaint ventures and funds).

The Group owns either directly or through jeint ventures
and funds a portfolio of property consisting of office and
residential real estate in Central London, relzil and leisure
properlies across the UK, and developments including

the Canada Water site in East L ondon. The tolal property
portfclio valuation for the Group was £6,247 million and
for the Group's shara of joint ventures and funds was
£3,048 million as a3t 31 March 2021

The valuaiions were carried out by third party valuers CBRE,
Jones Lang LaSalle, Cushrnan & Wakefield and Knight Frank
[the Valuers”|]. The Valuers were engaged by the Qirectors
and performed their work in accordance with the Raoyal
institute of Chartered Surveyers ["RICS™| Valuation -
Professional Standards and the requirermnents of
International Accounting Standard 40 ‘Invesiment Property’.

In determining the valuation of a property, the Valuers

lake into account propertysspecific information such as the
current tenancy agreements and rental ncome They apply
assumptians for yields and estimated market rent, which
are influenced by prevailing market yields and comparable
markel transactions, to arrive at the final valuation. For
developments, the residual appraisal method is used, by
estimating the fair value of the completed project using a
capitalisation method less estimaied costs to completion
and a risk premium.

The valuation of the Group's property portfolio was identified
as a key audit matter given the valuation is inherantly
subjective due ta, among other factors, khe individual nature
of each property, its location and the expected future renial
streams for that particular property. The wider challenges
currently facing the real estate occupier and investor
markels as a result of Covid-19 turther contributed to

the subjectivity for the year ended 31 March 2021, The
significance of the estimates and judgements involved,
coupled with the fact that only a small percentage difference
inindividual property valuations, when aggregated, could
result in a material misstaterment, warranted specific audit
locus in this area.

Gven the inherent subjectivily invoived in the valuation of the properiy
portfolio, and therefore the need for deep market knowledge when
determining the mast appropriate assumptions and the technicalities
of valuation methodology, we engaged our inlernal valuation experis
lgualified chartered surveyors] to assist us in our audit of this area.

Assessing the Valuers' expertise and ebjectivity

We assessed the Valuers' qualifications and expertise and read their
terms of engagernent with the Group 1o determine whether there

were any matters that might have alfecied their objectivity or may have
imposed scope Limitations upen their work. We also cansidered fees
and other contractual arrangements that might exist between the
Group and the Valuers. We found no evidence to suggest that the
objectivity of the Valuers was compromised.

Assumplions and estimates used by the Valuers

We read the valuation reports for all the properties and confirmed

that the valuation approach for each was in accordance with RICS
standards. We obtained detaits of each property held by the Group

and set an expected range for yield and capital value maovement,
determined by reference to published benchmarks and using our
experience and knowledge of the market. We cempared the investment
yields used by the Valuers with the range of expacted yields and the
year on year capital movement to our expected range. We also
considered the reasonableness of other assumplions that were not so
readily comparable with published benchmarks, such as estimated
rental value. For developments valued using the residual valualion
method, we obtained the development appraisal and assessed the
reasonableness of the valuers’ key assumplions. This included
camparing the yield to comparable market benchmarks, comparing
the rosts to complete eslimates to devalopment plans ang contracts,
and considering the reasonableness of other assumplions that are not
s0 readily comparable with published benchmarks, such as eslimated
rental value and developers’ profit.

We spoke with the Valuers lo discuss and challenge thew apgroach to
the valuations, particularly in light of Covid-19, the key assumplions
and their rationale behind the more significant valuation moverments
during the year. Where assumptions were ouiside the expected range
or showed unexpected movements based on our knowledge, we
undertaok fyrther investigations, held further discussions with the
Valuers and oblained evidence to support explanations received.

The valuation commentanes provided by the Valuers and supporting
evidence, enabled us to consider the property specific factors that
may have had an impact on value, including recent comparable
transactions where appropriate. We observed thal alternative
assumplions had been cansidered and evaluated by managemeni
and the Valuers, before determining the final valuation. We concluded
that the assumptions used in the valuations were supportable in light
of available and comparable marke! evidence.
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INDEPENDENT AUDITORS REPORT continued

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)
[continued)

Informatien and standing data

We performed testing on the standing data in the Group's information
systems concerning the valuation process We carried out procedures,
on a sample bass, to satisfy ourselves of the accuracy of the property
nformanon supplied 1o the Valuers by managemant For operating
properties, we agreed ienancy information Lo supporting evidence on
a sample basis For developments we confirmed that the supperting
information for constructian contracts and budgets, which was
supplied to the Yaluers was also consistent with the Group's records
for example by inspecting ariginal canstruciion contracts, For
developrents, capitalised expenditure was tested on a sample basis
to invoices, and budgeted costs to complete compared with supgorting
evidence, We agreed the amounts per the valuation reports to the
accounting records and the financial staiements.

We have no issues ta repori In respect of this work.

Recoverability of tenant debtors and incentives (Group]
Refer ta the Repert of the Audit Cemmittee, Netes to

the finaneial statemen!s  Nate 1 (Basis of preparation,
sign-ficant accounting policies and accounting judgements),
Note 10 [Property] and Note 13 [Debtors).

The total value of irade debtars recognised within the Group
15 £82 miluion and within joint ventures was £27 million

at 31 March 2021, against which an Expected Credit Loss
['ECL’| provision of £57 million and £19 miltien has been
recognised. Total teranl incentives across the Group is
£14% million and across joint ventures was £7% million

at 31 March 2021, against which an ECL prowision of

£23 million and £4 rmillsen has been recognised

As aresult of the Cowid-1% pandemic and its impact, the

Group has issued rental support te many of its retail tepanis.

As negatiations are still ongeing with some lenanls as at
31 March 2021, amounts due from these tenanis will not
have been waived or collecied at the year-end. This has
led to 2 higher level of tenant debtors outstanding at

31 March 2021 when compared wilh 31 March 2020.

The Direclors have applied the Expected Credit Loss [ECL')
model under IFRS ? Financial instruments and utilised a
matrix methodology te determine the provision. The key
assumplions have been the tenants’ credit risk rating and
the related expected loss rate for each risk rating and
ageng tombhination

Tenant risk ratings have been determined by the Directers,
Laking into cansideration information available surrounding
atenant's credit rating, hnancial position and historical
default rates,

Consideration has atso been given Lo the current impact

of Covid-19 and its potential future impact on the tenant’s
business along with industry trends, The expected loss rate
has also taken into consideration the agemng profile of the
debtors, however in the currenl envirenment as 3 result of
Covid-19, the Directors have applied more weight Lo the risk
raung when determin.ng the ECL provision.

We have evaluated the methodology utilised by the Directers in
determining the ECL prowisions as at 31 March 2021 and we are
satisfied the approach is rampliant with the reguirements of iIFRS 9
Financial Instruments. We verified the mathematical accuracy of the
madel and provision calculation.

Cn 3 sample basis, we have performed detailed testing over the
underlying data and infermation used in the ECL model including but
nat Limited to verifying. the tenant’s year end outslanding receivable
balance; the tenant’s year end unamortised lease incentive balance;
lenant’s credit histories and their current trading performance, the
ageing of the balances; the level of cash collections beth during the
year and post year end: and the forward looking macroecanomic
environmenl amaongst other factors.

We have tested the key assumptions within the ECL provision
calculabion, betng the categonsation of tenants and the percentage
provisiorung rates applied to each category. In doing so we had direct
regard to the underlying data and information described above.

We have also assessed the disclosures made in relatior to the ECL
pravisions and the related sensitivities (o the risk calagorisation and
the expected loss rate applied and consider them to be reasonable.

We have no issues to repert in respect of this work
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Key audil matter

How our audit addressed the key audit matter

Recoverahility of tenant debtors and incentives {Group]
{continued]

The same key assumplions are applied in the ECL madel
for tenant incentives, withaut the cansideration of the againg
profite which is not retevant for tenant incentive balances.

Un the basis that the estimation of an ECL pruvision against
the tenant debtors and incentives balances has been highly
subjective and ¢ontaing significant estimation uncertainty,
we have identified this as a key audit matter.

Covid-19 [Group and Company)

Rafer to the Strategic Report - Principal risks and
uncertainties and the Viability statement, the Report of the
Audit Committee and the Notes to the tinancial stalements

- Note 1 [Basis of preparation, significant accouniing palicies
and accounting judgements).

The Covid-19 pandemic has coniinued to impact the
operations of the Group ang Company during the reporting
period, reducing both property valuations and net rental
income severely. The extent of the negative impact of the
pandemic on future performance is difficult o predict as
governmenl intervention cantinues, such as the UK rent
moratorium, and wider struciural challenges in the retail
seclor remain.

In order to assess theimpact 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, operations and liquidity pesition of the
Group for the next 12 months and over the nexi five years.

The analysis and relaled assumplicns have been used by
management in it assessment of the level of provisions
required against several balance sheet items, as well as
underpinning the Group’s and Company’'s going cancern
and viability analysis.

There are three key areas most impacted by the increased
estimation uncertamnty.

- Thevaluation of investment and development properties.
- The recoverability of tenant debters and incentives.
- The going concern forecast of the Graup and Company

In making their assessment, management look into account
the covenant headroom an the Group's drawn unsecured
toan facilities. After considering all of these factors, the
Directors have concluded that preparing the financial
slalements on a going concern basis remains appropriate.
The Direciors have described their assessment of viability

i the Viability stalernent in the Annuat 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 assessment and carroborated
evidence of the operational impacts, considering their consistency with
other available information and our understanding of the business. We
assessed the disclosures presented in the Annual Reportin relation to
Covid-19 by reading the other information, including the Principal risks
and Viability stalement set out in the Strategic Report, and assessing

"its consistency with the financial siaternents and the evidence we

abtained in our 2udit We considered the appropriateness of the
disclosures around the increased unceriainty on its accounting
estimates and consider these (o be adequate.

Refer to our key audit matter above for details of how we considered
Covid-19 in our procedures in respect of the vatuation of tnvestment
and development properties.

Refer 1o our key audil matter abaove for details of how we considered
Covid-19 in our procecures in respect of the recoverability of tenant
debtars and incentives,

in respact of going concern, we assessed the Directors’ going concern
analysis in Light of Covid-19 and obtained evidence to support Lthe key
assumptions used in preparing the going concern medel, including
assessing covenant headroom within the base and downside case
scenarios. We challenged the key assumptions and the reasonableness
of the mitigaling actions used in preparing the analysis. In conjunction
with the above, we have reviewed management's analysis of Liquidity
and recalculated loan covenant compliance ta satisfy ourselves that no
breaches are anticipated over the going cencern period of assessment.
Management's analysis includes base and downside case scenarios
and a rebust analysis of planned miligating actions At the balance
sheel date, the Group has access ta undrawn loan facilities and cash
of £1.8 billion.

We cansidered whether changes Lo working practices brought

about by Covid-19 had had an advarse impact on the effecliveness of
management’'s business precess and (T cenirols. Qur planned tesis
of conirols did nat identify any evidence af material deterioration in
the control environment.

Qur conclusions relating to gaing concern and ather information are
set oul in the ‘Conclusions relaling te going concern” and 'Reporling
on othar information’ sections of cur repart, respeclively, below.

We have no issues to report in respect of this wark.
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INDEPENDENT AUDITORS REPORT cortinued

Key audit matter

How our audit addressed the key audit matter

Taxation (Group)

Refer 1o the Report of the Audit Commitiee, the Noles te
the financisl siatements - Nate 1 [Basis of preparation,
significant acceunting poticies and accounting judgements)
and Note 7 [Taxation].

The UK Real Estate Investment Trust [REIT| regime grants
companies tax-exempt status provided they meet the rules
within the regime. The rules are comolex, and the tax-
exemnpl status has a significant impact on the linancial
statements. The complexity of the rutes creates a risk of
an inadverient breach and the Group’s profit becoming
subjectie {ax.

The Group's status as a RE!T underpins its business model

and shareholder returns For this reason, It warranis special

audit focus

The cbligations of the RET regime include requirernents 1o
cornpty with balance of business. dividend and inceme cover
tests The Broadgale joint ventureis alse structured as a
REIT and as such, REIT compliance is also of relevance

for \his joim venture in addition 1o the overall Group

Foltowing the temparary suspension of dividends relating to
2020, there was a shortfall in the required Property Income
Dividend ['PID’] for the year ending 31 March 2020, The PI
underpayment is expected to be £149 million and HMRC
have confirmed thal the underpayment can be remedied

by paymeni of corporation tax of £28 million and the Group

would remain compliant with the REIT regime requirements.

The £28 million of corporation 1ax was paid la HMRC in
February 2021

Tax provisions are 10 place to account far the risk of
cnailenge of certain of the Group's 1ax positions. Given
the subjective nature of these provisions, additionak audit
focus was placed on tax provisions,

We confirmed our understanding of management's approack to
ensuning compliance with the REIT regime rules ang we involved our
internal taxation specialists 1o verify the accuracy of the application of
the rutes.

We obtained managernent s caiculations ang SUpporting documentation,
verified the inputs to their calculations and re-performed the Group's
and Broadgale's annual REIT comnpliance tests.

We used our knowledge of tax circumstances and, by reading relevant |
correspondence between the Group and Her Majesty’s Revenue &

Customs and the Group's external tax agvisers, we are salisfied that

the assumptions and judgements used by the Group in determining

the tax provisions are reasonable.

We have noissues lo repart in respect of this work.

Valuation of investments and loans to subsidiaries and
joint ventures (Campany)

Reler to the Motes ta the financial statements -

Note A (Significant judgements and sources of estimation
uncertainty) and D [Investmenis in subsidiaries and joint
ventures. loans to subsidiaries and other invastmants).

The Cempany has investments and loans to subsidiaries
of £33,142 mullion [2020: £34,800 rmituon] and investments
in joint ventures of £1046 millian (2020: £404 ayllionl as

at 31 March 2021 This s fellowing the recognition of

a £34 million (2020 £nil) provisten for impairment or
investments in subsidiares, an expecied credir loss
impairment of £756 million (2020: €935 million} recognised
on toans to subsidiaries, and & £333 million (2020 £n 1)
provision for impairment on investments in jaint

ventures in the year.

We obtained the Directors’ impairment assessrnent for the
recoverability of snvestments and sans held in subsidiaries and
joint ventures as at 31 March 2021

We assessed the accounting pelicy for investments and loans in
subsidiaries and joint venturas to ensure they were compliant with
FRS 101 "Reduced Disclosure Framework”. We verified that the
methadology used by the Directors in arriving at the carrying value
of each subsidiary, and the expected ¢credit loss simplfied approach’
prowsion lor inlercompany receivables, was camphiant with FRS 101,

We identified the key judgement within the requirement for impairment
of both the investrments and loans to subsidrartes and invesiments in
jeint ventures Lo be the underlying valuation of investment property
held by the subsidiaries and joint ventures. For details of our
procedures over investment property valuations please refer

10 the relaied Group key audit matler above

We have no issues to reportin respect of this work
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Key audit matter How our audit addressed the key audit matter

Valuation of investments and loans to subsidiaries and
joint ventures ([Company) (continued)

The Company’s accounting policy for investments and loans
is to held them al cost iess any impairment. Impairment of
the leans is calculated in accordance with IFRS 9, where
expected credit losses are considered (¢ be the excess ol
the Company’s interest in a subsidiary or joint venture over
the subsidiary or joint venture's fair value. Investments in
subsidiaries and joint ventures are assessed for impairment
in Ling with 1AS 34,

Given the inherent judgement and camplexily in assessing
both the carrying value of a subsidiary or joinl veniure
company, and the expected credit {oss of intercompany
receivables, this was identified as a key audit matter.

How we tailored the audit scope

We tailored the scope of our audit to ensure that we performed enough work to be able to give an opinion on the financial
statements as a whole, taking into account the structure of the Group and the Company. the accounting processes and controls,
and the industry in which they ocperate.

The Group's properties are spread across a number of subsidiaries with the Group financial statzrments be:ng a consolidation of
these enlities in additron to the properties held by the Group's joint ventures All of the work was carried cut by the Group audit
team to ensure sulficient coverage and appropriate audit evidence far our opsnian on the Group financial statements as a 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 deterrmine the scope of our audit and the nature, timing and extent
of our audit procedures on the individual financial statement line items and disclosures and in evaluating the effect of
misstaternents, both individually and in aggregate on the financial statements as a whole.

Based on our professional judgement, we determined maleriality for the financial statements as a whole as follows:

Financial statements - Group Financial statements - Company

Overall materiality £88.8 million 12020: £113.0 million). £7%.9 million {2020: €101.7 miltionl.

How we determined it 1% of tatal assets. 1% of total assets.

Rationale for benchmark applied A key determinant of the Group’s value is The Company’s main activity is the
property investments Due to this, the key investments and loans in subsidiaries and
area of focus in the audit is the valuation joinl ventures. Given this, and consistent
of investment and development properties, with the prior year, we set an overall
either held directly or through joint ventures.  Company materiality level based on total
On this basis, and consistent with the prior assets. For purposes of the Group audit,
year, we set an overall Group materialiy we capped the overall materialily for
level based on tolal assets. the Cempany to be 90% of the Group

overatl materizlity.

In addition. we set a spacific materiality level of £14,% million [2020: £15.9 million] far items within underlying post-tax prafit.

For 2021, this equates to 5% of the three year average prohit alter tax adjusted for capital and ather items. The benchmark was
updated on the hasis that the measure used to calculate specific materiality has fluctuated over the last three years. For 2020,
this equates t¢ 5% of profit before tax adjusted for capital and other items. In arriving at this judgment, we had regard to the fact
that the underlying post-tax profit is a secondary financial indicator of the Group [Refer to Note 2 of the financial statements
where the term is defined in fulll.

We use performance materiality to reduce to an appropnately low level the probability that the aggregate of uncorrected and
undetected misstalemenis exceeds overall materiality. Specifically, we use performance materiality in determining the scope
of our audhit and the nature and extent of our testing of account balances, classes of transactions and disclosures. for example
in datarmining sample sizes. Our performance materiality was 75% ol uverall imalerialily, amounting to £65.6 millian for the
Group financial statements and £59.9 million for the Company financial statements.
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INDEPENDENT AUDITORS REPORT continued I

In determining the performance materiality, we considered a number of factors - the history of misstatements, risk assessment !
and aggregation risk and the effectiveness of controls - and concluded that an arnount at the upper end of our normal range
was appropriate. '

We agreed with the Audit Cammittee that we would report to them misstatements identified during our audit abave £4 4 million
(Graup awdit] (2020: £€5.6 million] and £4.0 million [Company audit] [2020: £5.0 miliion) as welt as risstatements below those
amounts thal, in eur view, warranted reporting lor qualitative reasons.

In addition we agreed with the Audit Cemmuttee that we would report to them misstaiements identfied during our Group sudit
above £1.0 million (2020: £1.0 million] for misstatements re(ated to underlying profit within the financial statements, as well 35
misstatements below that amount that, in cur viaw, warranted reporting for qualitative reasons.

Conclusions relating to going concern

Qur evaluation of the directors’ assessment of the Group’s and the Company’s ability to continue to adapt the going concern basts
of accounting included.

- Corroborated key assumptions (eg liquidity forecasts and financing arrangementsl to underlying docurmentaticn and ensured
this was consistent with our audit work in these areas,

- Considered management’s forecasting accuracy by comparing haw the forecasts made at the hall year compare to the actual
performance in the second half of the year,

- Understoad and assessed the appropriateness of the key assurmptions used bath in the hase case and in the severe but
plausible downside scenario, including assessing whether we considered the downside sensitivities to 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 mitigaling actions available to management in the event of the downside scenario
materialising. Specifically, we focused on whether these actions are within the Group’s control and are achievable; and

- Reviewed the disclosures provided relating to the going concern basis of preparation and found that these provided an
explanation of the directors’ assessment that was consisient with the evidence we obtained. '

Based an the work we have performed, we have not identified any material uncertainties relating to events or conditions that,
individually or callectively, may cast significant doubt on the Grgup’s and the Company’s ability to continue as a going concemn .
for a period of at least twelve months from when the financial staterments are authorised 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 financizl staternents is appropriate.

Hawever, because nat all future events or candiions can be predicted, this canclusion is not a guarantee as to the Group's and
the Company’s ability to cantinue as a going concern.

In relation ta the directors’ reporting on how they have applied the UK Corporale Governance Code, we have nothing material to
3dd or draw attention 1o 1n relation to the directors’ statement in the financial statements about whether the cirectors considered
it appropriate to adopt the going cancern basis of accounting.

Qur responsibibties and the responssbilities of the directars with respect to going concern are déscribed in the relevant sections
of this report.

Reporting on other information

The other infermaticn comgprises all of the information in the Annuai Report other than the financial statements and our auditors’
report thereon. The directors are responsible for the other infermation. Qur opinion on the financial statements does not cover |
the gther information and. accordingly, we do not express an audit opinion or, except to the extent otherwise explicitly stated in

this report, any form of assarance thereon.

In cennection with our audit of the financial statements, our responsibility is to read the other informaton and, in doing 50,
consider whether the other informaticn is materially inconsistent with the financial statements or our knowledge obtained

in the audit, or otherwise appears to be materially misstatad. If we identify an apparent material inconsistency or material
misstatement, we are required fo perform procedures to conctude whether there is 3 matenal misstatement of the financial
statements or @ material misstatement of the other information. If, based on the wark we have performed, we conclude that
there 1s 8 malerial misstatement of this other information, we are required Lo report that fact We have nothing to report based
on these respansibilities
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With respect to the Strategic Report and Directors’ Report and additional disclosures, we also considered whether the disclosures
required by the UK Companies Act 2006 have been inctuded.

Based on our work undertaken in the course of the audit, the Companies Act 2006 requires us also to report certain cpimions and
matters as described below.

Strategic Report and Directors” Report and additional disclosures

In our opimon, based an the work undertaken in the course of the audit, the informatian given in the Strategic Report and
Dtrectors’ Report and additienal disclosures for the year ended 31 March 2021 is consistent with the financial statements and
has been prepared in acous dane with applicable legal requirements.

in light of the knowledge znd understanding of the Group and Company and their envirenment obtained in the course of the audit,
we did not identify any material misstaternents in the Strategic Report and Directors’ Report and additicnal disclosures.

Directors’ Remuneration
In our opinion, the part of the Direclers’ Remuneration Report to be audited has been properly prepared in accordance with the
Comparies Act 2006.

Corporate governance statement

The Listing Rules require us to review the directors’ statements in relation to going cencern, longer-term viability and that part of
the corporate governance statement reiating to the Campany’s cempliance with the provisions of the UK Corperate Governance
Code specihiad for our review. Qur additional responsibilities with respect to the corporate governance statement as other
information are described in the Reparting an ather information section of this report.

Based on the work undertaken as part of our audit, we have concluded that each of the lollowing elernents of the corporate
goveraance 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 o in relation te:

- The directars’ confirmation that they have carried out a rebust assessment of the emerging and principal risks;

- The disclosures in the Annual Report that describe those principal risks, what procedures are in place to identify emerging
risks and an explanation of how these are being managed or mitigated;

- The directors’ statement in the financial statements about whether they considered 1t appropriate ta adopt the gaing concern
basis of accounling in preparing them, and their identification of any materiat uncertainties to the Group’s and Company's
ability 1o continue to do so over a period of at least twelve months from the date of approval of the financial statements;

- The directors explanation as to their assessment of the Group’s and Company's prospects, the period this assessment
covers and why the period 1s appropriate; and

- The direcicrs’ statement as to whether they have a reasonable expectation that the Company will be able to cantinue in
operation and meet its Liabilities as they fall due over the period of its assessment, including any related disclosures drawing
altention to any necessary qualifications or assumptions.

Our raview of the directors’ statement regarding the longer-term viabilily of the Group was substaniially less in scope than an
audit and only consisted of making inquiries and considering the directors’ process supporting their staterment; checking that
the staterment is in alignment with the relevant provisions of the UK Carparate Governance Code; and considering whether the
statement 15 consistent with the financial statements and our knowledge and understanding of the Group and Company and their
enviranrment obtained in the course of the zudit.

in addition, based on the work undertaken as part of our audit, we have concluded that each of the following elements of the
corporate governance statement is materially consistent with the financiat staternents and our knowledge obtained during
the audit:

- The directars’ statement that they consider the Anaual Repart, taken as @ whole. is fair, balanced and understandable, and
provides the information 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
systems; and

- The section of the Annual Report describing the work of the Audit Commiltee.

We have nothing ta report in respect of our responsibility to repart 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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INDEPENDENT AUDITORS REPORT continued

Responsibilities for the financial statements and the audit

Responsibilities of the directors for the financial statements

As exptained more fully in the Directars’ responsibiiities staternent, the directors are responsitile for the preparation of the
financial statements in accardance with the applicable framework and for being satislied that they give a true and fair view.
The directors are also responsible tor such internal control as they delermine s necessary to enable the preparation of
financial statements that are free from material misstatement, whether due to fraud or error.

in preparing the financial statements, the directors are respansible for assessing the Graup's and the Campany’s abulity to
continue as a going concern, gisclosing, as applicable, matters related to 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 ng realistic
alternative but to do so

Auditors’ responsibilities for the audit of the financial statements

Our objectives are to obtain reasonable assurance aboul whether the financial statements as a whcle are free from material
misstatement, whether due to fraud or error, and to issue an auditors” report that includes our opinion. Reasonable assurance
15 & high level of assurance, but is not a guarantes that an audit conducted 1n accordance with 15As [UK) will always detect 2
material misstatement when it exists. Misstatements can arise from fraud or error and are considered material if, individually
or in the aggregate, they could reasonably be expected to influence the ecanomic decisions of users taken on the basis of these
financial statements.

Irreqularities, including fraud, are instances of non-compliance with laws and regulations. We design procedures in line with our
responsibitities, outlined above, to detect material misstatements in respect of irregularities, including fraud. The extent 10 which
our procedures are capable of detecting irregularities, including fraud, is detailed below.

Based an our understanding of the Group and industry, we identitied that the princepal risks of nen-compliance with laws and
regulations related to compliance with the Real Estate investment Trust [REIT) status section 1158 of the Carporation Tax Act
2310 and the UK regulatory arinciples, such as those gaverned by the Financial Conduct Authority, and we considered the extent
to which non-compliance rmight have a material effect on the financial statements. We also considered those laws and regulations
that have a direct impact an the financial statements such as the Companies Act 2004. We evaluated management's incentives
and opportunities for fraudulent manipulation of the financial statements lincluding the risk of override of controlsl, and
determined that the principal risks were related to posting inappropriate journal entries to increase revenue, management bias

in accounting estimates and judgemental areas of the financial statements such as the vatvation of investment and development
properties and the expected credit {oss provisions in respect of tenan( debtors and incentives {see related key audit matters
abovel. Audit procedures performed by the engagement team included:

- Discussions with management and internal audit, including consideration af known or suspected instantes of non-compliance
with laws and regulabions and fraud, and review of the reports magde by management and jnternal audit;

- Understanding of management’s internal controls designed to prevent and deteclirregularities;

- Reviewing the Graup’s litigation register in 5o far as it related to non-compliance with laws and regulations and fraud;

- Reviewing relevant meeting minules, including those of the Risk Committee and the Audit Commuttee:

- Review of tax compliance with the involvement of our tax specialists in the audit,

- Designing audit precedures to incorporate unpredictability around the nature. timing or extent of our testing of expenses:

- Challenging agsumptions and judgaments made by management in their significant areas of estimation; and

- ldentifying and testing journal eniries, In particular any journal entries posted with unusual account combinations,
posted by unexpected users and posted on unexpected days.

There are inherent imitatiens in the audit procedures described above We are less likely to become aware of instances of
non-compliance with laws and regulations that are not closely related to events and transactions reflected in the financial
statements. Also. the risk of not detecting a matenal misstatement due to fraud is higher than the risk of not detecting one
resulting from error, as fraud may involve deliberate concealment by, for example, forgesy or intentional misrepresentations,
ar th-ough callusion.

Qur audit testing rghtnclude testing complete populations of cartamn transactions and balances, possibly using data
auditing technigues. However, 1t typically involves selecting a limited number of iterns for testing, rathar than tasting complete
populations We will aften seek to target particular ttems for testing based on their size or risk chacacterisiics. In other cases,
we will use audit sampling 1o enable us 1o draw a conclusion about the population from which the sample is selected.

A further desc-iption of our respansibiites for the a2dit of the financial statements is located on the FRC's website at
www. frc.org.ukfauditorsresponsibitities. Th's descriptien farms part of our auditers’ repore.
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Use of this report

This report, including the opinions, has been prepared for and only for the Company’s members as a bady in accordance with
Chapter 3 of Part 16 of the Companies Act 2006 and for no other purpose. We do not, in giving these cpinions, accept or assume
responsibility for any other purpese or to any other person to whom this report is shown or into whose hands it may come save
where expressly agreed by cur prior conseat in writing,

Other required reporting

Companies Act 2006 exception reporting
Under the Companies Act 2006 we are required o report to you if, in our opinion:

- we have not obtained all the information and explanations we require for gur audit; or

- acgeguate accounting records have not been kept by the Company, or returns adequate for our audit have not been recsived
from branches not visited by us; or

- certain disclosures of directors’ remuneration specified by law arg not made; or

- the Company financial siatements and the part of the Directors’ Remuneration Report to be audited are not in agreement with
the accounting records and returns.

We have no exceptions to repart arising from this responsibility.

Appaintment

Following the recommendation of the Audit Commiitee, we were appointed by the members an 18 July 2014 to audit the financial
statements for the year ended 31 March 2015 and subsequent financial periods. The period of total uninterrupted engagement is
Tyears, covering the years ended 31 March 2015 to 31 March 2027,

Sandra Dowling (Senior Statutory Auditor]

far and on behalf of PricewaterhouseCaopers LLP
Chartered Accountants and Statuiory Audilors
London

25 May 2021
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FINANCIAL STATEMENTS

Consolidated income
For the year ended 31 March 2021

sheet

2021 2020
Lapital Capitat
ungerlying' and ather Total Ungarlying! and ather Tatal
Note &m €m tm £m €m £m
Revenue 3 468 - 458 926 B7 &13
Costs? 3 (180) - (180] 1148) 170) 218
3 288 - 288 378 17 395
Joint ventures and funds (see also below]? 1% 52 (£091 (57 79 (308} 1227
Administrative expenses (74) - {741 1731 - 1731
Valuation movement 4 - (888] (888} - [1.109) (1,105}
Profit on disposal of investmen! groperties and investments - 28 28 - 1 1
Net financing costs
tinancing income 4 - 15 15 1 - 1
financing charges [ 1621 131 165} 167] 141) 11081
152) 12 (50) 164) 141) 11071
Profit lloss) on ordinary activities before taxation 204 [1,257) [1,053) 18 11,424) 11,118}
Taxation 7 1281 141 130} - 2 2
Profit{lass) for the year atter taxati 178 11,251) 11,083) 318 11,432 [1.114)
Attribuiable to non-controlling interests 3 [55) 152) 12 1991 1871
Attributable to sharehalders of the Campany 175 11,205 11,031} 306 {1.333} 11.027)
Farmngs per share:
basic 2 (111.2lp {110.0lp
diluted 2 11.2p (110.0lp
All results derive fram continuing operations.
2021 2020
Capital Capilal
Underiying® aad ather Tatal Lnderlyng and acher Total
Note Em £ £m tm £m £€m
Results of joint ventures and funds accounted
for using the equity method
Underlying Profit 52 - 52 79 - 79
Valuation movernent 4 - 1409) 1409] - (284 (284}
Capital knancing cesis - - - - 1221 1221
Loss on disposal of invesiment proparties,
Lrading properues and invesiments - &1 111 - - -
Taxatien 7 - 1 1 - - -
1 52 140%) 1357) 79 {3061 1227

1. See definition in Note Z and a recenciliation between Underlying Profit and IFRS profit in Note 21.
2. Included withip Cosis’is a charge relating to prowsion for impawrment of tenanl debioss, accrued ncorne and tenant inceniives of £60m 12015/2020. £24m, disclosed in lurther

detail in Note 10 and Note 13

3. Included within "Joint ventures and furds’ is 2 charge relating ta prowson for impairment ef loans 10 jpint ventures of £144m (2019/2¢ £nil), disclosed in further 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} {1.114]
Other comprehensive income:
Iterns that will nat be reclassified subsequently to profit or loss:
Nel actuarial loss on pension scheme 13 -
Valvation movement on owner-occupied properties 1} 1
(14 1

Items that may be reclassified subsequently to profit or loss:
Gains |losses| on cash flaw hedges
~ Group 2 2

- Jointventures and funds 1 1]

1

Deferrad tax on items of other comprehensive income & -
Other comprehensive [loss) income for the year 15) 2
Total comprehensive loss for the year [1,088) 11.112)
Attributable to non-contrelling interests [52] (84]
Attributable to shareholders of the Company [1,038) 11,024
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FIMNANCIAL STATEMENTS continued

Consolidated balance sheet
As 3! 31 March 2021

2021 2020
Mote tm £m
ASSETS
Non-current assets
Investment and development properties 10 6,326 8188
Owner-accupied praperties 10 2 b8
T 8328 825
Other non-current assets
lnvestments in joint ventures and funds H 2,120 2358
Other investments 12 20 125
Propertly, plant and equipment 30 [}
Interest rate and currency derivalive assets 17 135 23
Detters & -
8,619 10,976
Currentassets
Trading praperties 10 26 20
Debtors 13 84 56
Cash and short term deposits Y7 154 193
236 26%
Total assets 8,875 11,245
LIABILITIES
Current liabilities
Shorl term berrowings and overdrafis 17 (18614 (6371
Creditors 14 (219) [253)
Corporation tax 17 117]
{387) 1907]
Non-currentliabilities
Debentures and leans 17 {2,249 (2,865
Qther non-current babilities 15 (128) {156
Delerred 1ax habilities 1% - 1l
Interest rale and currency derivative liabilities 17 1128) 11691
[2,505) (3,191)
Total liabilities [2,892] [4,098)
Net assets 5,983 7147
EQuITY
Share capnal 234 234
Share premium 1,307 1,307
Merger reserve 213 213
Other reserves 16 38
Retained earnings 4,154 5243
Equity attributabtle ta sharehalders of the Campany 5,924 7.035
Non-controlling interests 59 112
Tatal equity 5,983 7.147
EPRA NTA per share! 2 448p 773p

1 Asdefined in Nate 2

. Obora od, Wit~
Tim Score David Walker
Chairman Interim Chief Financial Officer

The financial statemnents on pages 160 to 210 were approved by the Board of Directors and signed on its behalf an 25 May 2021,
Cempany number 621920
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Consolidated statement of cash flows
For the year ended 31 March 2021

2021 020
MNate Em Em
Rental income received from ienants 320 415
Fees and other incame received 38 42
Operating expenses paid to suppliers and employees [125]) 1146
Indirect taxes [paid} received in respect of operating aclivities 118) n
Sale of trading properties - 82
Cash generated from operations 218 404
Interest paid (70 1791
Interest received - 5
Corporation laxation payments (331 4]
Distributians and ather recewables from joint ventures and funds 11 34 49
Net cash inflow from operating activities 149 375
Cash flows fram investing activities
Development and other capital expenditure (1721 (2591
Purchase of investment properties 521 152}
Sale of investment preperties 1,073 7
Acquisiton of remaining share of Aldgate JV - {21}
Acquisition of investment in WOSC joint venture - [57)
Purchase of investments {51 19
Sale of investments 108 19
Indirect taxes |paid| received in respect of investing activilies (2l 1
Loan repayments from joint ventures and funds 40 -
Investment in and loans Lo joint ventures and funds (84] (191]
Capital distributions from jeint ventures and funds 4 31
Net cash inflow [outflowl fram investing activities 910 {381
Cash flows fram financing activities
Issue of ordinary shares - S
Purchase of own shares - 11251
Dividends paid 19 {761 {295;
Dividends paid to non-controlling interests 0l {13
Capital payments in respect of interest rate derivatives 110l {14}
Decrease in lease liabilities 71 18
Decrease in bank and ather borrowings 1,218 (189)
Drawdowns an bank and other borrowings 214 576
Net cash outflow from financing activities 1,098) [63)
Mgl decrease in cash and cash equivalents [39) [49)
Cash and cash equivalents at 1 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 caontinued

Consolidated statement of changes in equity

For the year ended 21 March 2021

Hedging
and Re- Non-

Share Share translaiion  valuation Merger Relaned centralling Tatal

capitas  premium reserve’ reserve reserve earnings Total  interasts equity

£m Em £m £m Em £m m Em £em

Balance at 1 April 2020 2346 1,307 12 2é 213 5,263 7,035 A aRALY
Loss for the year after taxaticn - - - - - 1,031 (1,031 (521 (1,083]
Revaluation of owner-oceupied property - - - 53] - - i - [
Gains on cash flow hedges ~ Group - - 2 - - - 2 - 2
Gains on cash flow hedges - joint ventures - - - 1 - - 1 - 1
Reserves iransfer on dispesal of owner-occupied proparty - - - [30) - 3o - - -
Net actuanal loss on pension scheme - - - - - 13) (13) - [13)
Deferred lax on items of olther camprehensive income - - - é - - & - ]
Other comprehensive income - - 2 (24 - 17 [] - {51
Total comprehensive income for the year - - 2 {24} - [1,014) (1,034) 1s2t {1,088)
Fair value of share and share oplion awards - - - - 3 k) - 3
Dividends payable in year [8.40p per sharel - - - - - 178) (78] - (78]
Dividends payable by subsidiaries - - - - - - - 11) {1
Balance at 31 March 2021 234 1307 14 2 213 4,154 5,924 59 5,983
Balance at 1 April 2019 240 1.302 11 26 213 6,686 8.478 2i1 8,689
Loss for the year after taxation - - - - - {1,027} (1,027 (87) [1134)
Revaluation of owner-occupied property - - - \ - - 1 - 1
Gains en cash flaw hedges - Group - - 1 - - B 1 1 2
Lasses on cash flow hedges - jaint ventures - - - i1 - - 1l - (1
Deferred 1ax on itemns of ather comprehensive income - - - - - - - - -
Qther camprehensive income - - 1 - - ~ ! ] 2
Total comprehensive income for the year - - i - - 10271 11028 8s) [1.112)
Share ssues - - - - - 5 - 3
Fair value of share and share option awards - - - - - (2 [2) - (2
Purchase of own shares (&l - - - - 11191 1125) - 11235]
Dividends payable inyear [31.47p pe~ sharel - - - - - {2951 1295) - {295]
Dividends payable by subsidiaries - - - - - - - {13 113
Balance at 31 March 2020 234 1,307 12 26 213 5,243 7.035 112 7147

1. The balance at the beginning of the current year includas £15m in relation to translauan and {£3m) in retatian to hedging (2019/20: £15m and lEémil. Opening and ¢lasing

balances in relaion to hedging relate to continuing hedges only.
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Notes to the accounts

1 Basis of preparation, significant accounting policies and
accounting judgements

The financial statements for the year ended 31 March 2021

have been prepared on the histonical cost basis, except for the
revaluation of properties, mvestments classified as fair value
through prefit or loss and derivatives. The financial statements
are prepared in accordance with international accounting
standards in conformity with the requirements of the Cormpanies
Act 2006 I'\FRS'] and the applicabte legal requirements of the
Companies Act 2006. In addition to cemplying with international
accounting standards in conformity with requirements of the
Campanies Act 2006, the consolidated financial statements also
comply with international financial reporting standards adapted
pursuant te Regulation [EC] No 15606/2002 as it applies in the
European Unian,

0On 31 December 2020 EU-adopted IFRS was brought into UK law
and became UK-adopied internationat accounting standards, with
future changes ta IFRS being subject to endorsement by the UK
Endorsement Board. The consolidated financial staterments will
transition to UK-adopted international accounting standards for
financial periods beginning 1 April 2021

In the current financial year the Group has adopied a number of
minor armendments to standards effective in the year issued by
the IASB, none of which have had a material impact on the Group.

These amendments include 145 1 and IAS 8 lamended) - Definition
of Material, IFRS 3 [amended) - Dehnition of a Business, IFRS 9
[amended] - criteria for hedge accounting on transition from
LIBOR to IBOR and IFRS 14 lamended).

A number of new standards and amendments te standards

and interpretations have been issued bul are not yet effective

for the current accounting perod These amendments include
amendmenis to IFRS 14, Leases’ - Covid- 19 related rent
concessions, amendments to IFRS 7, IFRS 4 and |[FRS 16 Interest
Rate Benchmark Reform - Phase 2, amendments to 1AS 1,
Fresentation of financial statements’ on classification of liabilities.
a number of narrow-scepe amendments to IFRS 3, 1AS 16, 1AS5 17
and some annual improvements cn IFRS 1, IFRS 9, IAS 41 and
IFRS 16 and narraw scope amendments to IAS 1, Practice
staterment 2 and IAS 8 The above amendments are not

expected to have a significant impact on the Group's results.

Going concern

The hinancial staternents are prepared on a going concern basis.
Whilst the balance sheet shows that the Group ss in a net current
liabitity positicn, predeminantly as a result of the $220m of Senior
US Dollar Loan Nates that are reaching maturity withine the next
12 months, the Group has access to £1.8bn of undrawn facilities
and cash, which provides the Directors with a reasconable
expectation that the Group will be able to meet these current
liabilities as they fall due. In making this assessment the
Directors took into account forecast cash flews and covenant
compliance, including stress testing through the impact of
sensitivities as part of 3 'severe downside scenario . Before
factoring in any income recewable, the undrawn facilities

and cash would olso be sufficient to cover farecast capital
expenditure, property operating costs, administrative expenses,

malturing debt and interest over the next 12 months from the
approval date of these financial stalements

Having assessed the Principal risks, the Directors balieve that the
Group is well glaced to manage 1ts finarcing and other business
risks salisfactorily despite the uncertain economic climate, and
have a reasonable expectation that the Company and the Group
have adequate resources to continue in operation for at least

12 months from the signing date of these financial statements.
Accardingly, they believe the going concern basis isan
appropriate one. See the full assessment of preparation on

a going concern basis in the corporate governance sect-en

on page 100.

Subsidiaries, jeint ventures and associates lincluding funds)
The consolidated accounts include the accounts of the British
Land Cornpany PLC and all subsidiaries [entities controlled by
British Lang}. Control is assumed where British Land is exposed,
or has the rights, to variable returns from its involvernent with
investees and has the ability to affect those returns through its
power gver those investees.

The results of subsidiaries, joint ventures or associates acquired
or disposed of during the year are included from the effective date
of acquisition or up to the effective date of disposal. Accounting
policies cf subsidiaries, joint ventures or associates which differ
trom Group accounting policies are adjusted on consalidation.

Business combinations are accounted for under the acquisition
method. Any excess of the purchase price of business combinations
over the fair value of the assets, liabilities and contingent liabilities
acquired and resuliing deferred tax thereon is recognised as
goodwill. Any negative goodwill 1s credited to the income
statement in the period of acquisition.

All intra-Group transactions, balances, income and expenses
are eliminated on consolidation. Joint ventures and associates
(including fundsl are accounted for under the equity methed,
whereby the consolidated balance sheet incorparates the Group's
share linvestor's sharel of the net assets af its joint ventures and
associates. The consolidated income statement incorpaorates the
Group's share of joint venture and associate profits after tax.
Their profits include revaluation movernents on investment
properties. Where joint ventures and associates, including funds
generate lasses after tax, these are recognised inttially against
the Group’s equily investrent. If the Group's equity investment
15 nil, these are subsequently then recognised against other
long terminterests, principally long-term loans.

Distributicns and other receivables from joint ventures and
associates {including funds] are classed as cash flows from
operating activities, except where they relate to a cash flow
arising from a capital transaction, such as a properly or
investment disposal. In this case they are classed as cash
flows from investing aclivities.

Properties

Properties are externally valued at the balance sheet date.
Investment and owner-occupied properties are recorded at
valuation whereas trading properties are staled ol lhe lower
of cost and net realisable value.
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FINANCIAL STATEMENTS continved

Notes to the accounts continued

1 Basis of preparation, significant accounting policies and
accounting judgements continued

Any surplus or deficit arising on revaluing investment
properties s recognised in the capital and other column of
the income statement,

Any surplus arising on revaluing owner-occupied properties
above cost is recognised in cther comprehensive income, and any
deficit arising in revaluation below cost for owner-occupied and
trading properties I1s recognised in the capital and other column

of the income staternent. On disposal of owner-occupled property,

any surplus is transierred directly to retained earnings.

The cost of properties in the course of development includes
attributable interest and other associated outgoings including
attributable development personnel costs. Interest is calculated
on the development expenditure by reference to specific
berrowings, where relevant, and otherwise oa the weighted
average interest rate of British Land Company PLC borrowings.
Interest is not capitalised where no develepment actwity is taking
place. A property ceases to be treated as a development property
an practical completion

Investment property disposals are recognised on comptetion.
Profits and losses arising are recognised through the capital and
other column af the income staternent. The profit on disposatis
determined 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 period.

Trading properties are initially recognised at the lower of cost and
net realisable value Trading property disposals are recognised in
line with the Group's revenue accounting policies,

Where investment properties are approprated (o trading properlies,
they are transferred at market value. If properties held for trading
are appropriated to investrment properties, they are transferred at
book value. Transfers to or from investment property occur when,
and only when, there is evidence of change in use.

Where a right-of-use asset meets the definition of iInvestment
property under IFRS 14, the right-of-use asset will initially be
calculated as the present value of minimurm lease payments
under the {ease and subsequently measured under the fair
value model, based an discounted cash flows of net rental
incorne earned under the lease.

The Group leases out investment properties under operating 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, ang mitigates this risk by actively
managing its tenant mix in order to maximise the weighied average
lease term, minimise vacancies across the portfolio and maximise
exposure to tenants with strong fnangial characteristics. The
Group also grants lease incentives to encourage high quality
tenants to remamn in properties tor longer lease lerms Lease
incentives, such as rent-free periods and cash coniributions to
tenant fit-aut, and guaranteed rent increases are recognised as
part of the investment property balance. The Group calculates
the expected credit {oss for {ease incentives and guaranteed

rent increases based on Lifetime expected credit losses under the
IFRS 9 simplified approach.
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Financial assets and liabilities

Debtors and creditors are initially recognised at fair value and
subsequently measured at amortised cost and discounted as
appropriate. On initial recognition the Group calculales the
expected credit loss for debtors based on lifetime expected
credit losses under the IFRS § simplified approach.

Other investments include investments classified as amortised
cost and investments classified as fair value through profit or
loss Loans and receivables classified as amorlised cost are
measured using the effective interest method, less any imaairment.
Interest i1s recognised by applying the effective interest rate
Investments classified as fair value through profit or loss are
initially recorded at fair value and are subsaquently externally
valued on the same basis at 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 s
held under a lease, is initially calculated as the present volue of
the minimum lease payments. The lease Liability 1s subsequently
measured at amortised cost, unwinding as finance lease interest
accrues and lease payments are made.

Debt instruments are stated at their fair value on issue. Finance
charges including premia payable on settlement or redemption
and direct issue costs are spread over the period ta maturity,
using the effective interest methad. Exceptional bnance charges
incurred due 1o early redemption hincluding premial are
recagmsed in the income statement when they occur

Convertible bonds are designated as fair value through profit or
loss and so are initially recognised at fair value with all subsequent
gains and losses, including the wrile-off of Issue costs, recagnised
in the capital and other column of the income statement as a
companent of nei financing costs The interest charge in respect
of the coupon rate on the bonds is recognised within the underlying
component of net financing costs on an accruals basis.

As defined by IFRS ¢, cash flow and fair value hedges are initially
recognised ati fair value at the date the derivative contracts are
entered into, and subsequently remeasured 2t fair value. Changes
in the fair value of derivatives that are designated and qualily

as effective cash flow hedges are recognised directly through
other comprehensive income as a movement in the hedging

and translation reserve. Changes in the fair value of derivatives
that are designated and gualify as effective fair value hedges

are recorded in the capital and other column of the income
statement, alang with any changes in the fair value of the hedged
item that 1s attributable to the hedged risk. Any ineifectve portion
of all dervatives is recogmised in the capital and other column of
the income statement Changes in the fair value of derwatives that
are notin a designated hedging relationship under IFRS 9 are
recorded directly in the capital and cther columan of the income
slatemerit. These derivatives are carried at fair value on the
balance sheet



1 Basis of preparation, significant accounting policies and
accounting judgements continued

Cash equivalents are limited to instruments with a maturity of
less than three menths.

Revenue

Revenue comprises rental income and surrender premia,
service charge income, management and performance fees
and proceeds from the sate of trading properties.

Rental income and surrender premia are recognised in
accordance with IFRS 14 Leases.

For leases where a single payment is recewed to cover hoth rent
and service charge, the service charge component 1s separated
out and reported as service charge income.

Rental income, inciuding fixed rental uplifts, frorm investment
property leased out under an operating lease is recognised

as revenue on a straight-line basis over the lease term. Lease
incentives, such as rent-free periods and cash contributions to
tenant fit-out, are recagnised on the same straight-line basis
being an integral part of the net censideration for the use of the
investment praperty. Any rent adjustments based on open market
estimalad rental values are recognised, based on management
estimates, from the rent review date in relation to unsettled rent
reviews. Contingent rents, being those lease payments that are
not fixed at the inception of the lease, including for example
turnover rents, are recegnised in the period in which they

are earned.

Lease modifications are defined as a change in the scope of

a lease, or the censideration of a lease, that was not part of

the original terms and conditions of the tease. Modifications to
aperating leases the Group holds as a lessor are accounted for
from the effective date of the modification. Modifications take into
account any prepaid or accrued lease payments relating to the
original lease as part of the lease payments for the new lease.
The revised remaining consideration under the modified lease is
then recognised in rentat income on a straight-line basis over
the remaining lease term.

Concessions granted to tenants where rent has been reduced
or waived for a specified period are accounted for as lease
madifications. Concessicns granted to tenants which allow the
deferral of rent payments to the Group are not accounted for
as lease modifications an the basis there is no change t¢ the
consideration or scope of the lease.

Surrender premia for the early termination of a lease are
recognised as revenue when the amounts become contractuatly
due. net of dilapidations and non-recoverable cutgoings relating
to the lease concerned.

The Group applies the five-step-model as required by IFRS 15
in recognising its service charge income, management and
performance fees and proceeds from the sale of trading properties.

Service charge income is recogmised as revenue in the period to
which it relates.

Management fees are recoghised as revenue in the peried to
which they relate and relate predominantly to the provision of
assel Management, property management, develepment

management and administration services to joint ventures

and funds. Performance fees are recognised al the end of the
verfermance period when the performance obligations are met,
the fee amount can be estimated reliably and itis highly probable
that the fee wilt be recewed. Performance fees are based on
groperty valuations compared lo external benchmarks at the
end of the reporting period.

Proceeds lrom the sale of trading properties are recognised
when controt has been transferred te the purchaser. This
generally occurs on completion. Proceeds from the sale of
trading properties are recogaised as revenue in the capital
and oiher column of the income statement. All ather revenue
described above is recognised in the underlying colurnn of the
income statement.

Taxation

Current tax is based on taxable profit for the year and is calculated
using tax rates that have been enacted or substantively enacted
at the balance sheet date. Taxable profit differs from net profit
as reported in the income statement becauvse it excludes items
of income or expense that are nol taxable {or tax deductible].

Deferred tax is provided on items that may beceme taxabie in the
future, or which may be used to offset against taxable prefits in
the future, on the termporary differences between the carrying
amounts of assets and liabibties far financial reporting purposes,
and the amounts used for taxation purpoeses on an undiscounted
basis. On business combinations, the deferred tax effect of

fair value adjustments is incorporated in the consolidated
balance sheet.

Oeterred tax assets and liabiities are net off against each ather
in the consolidated balance sheet when they relate to income
taxes levied by the same tax authority on different taxahle entities
which intend to either settle current tax assels and liabilities on a
net basis.

Employee costs

The fair value of equily-settled share-based payments to
employees is determined at the date of grant and is expensed cn
a straight-line basis over the vesting period, based on the Group's
eslimate of shares ar options that will eventually vest. For atl
schemes axcept the Group's Long Term Incenlive Plan and Save
As You Earn schemes, the fair value of awards are equal ta the
market value at grant date. For options and performance shares
granted under the Leng Term Incentive Plan, the fair values are
determined by Monte Carlo and Black-Scholes models, A Black-
Scholes model is used for the Save As You Earn schemes.

Defined benelit pension scheme assets are measured using

fair vatues. Pension schema Liabitities are measured using the
projected unit credit method and discounted al the rate of return
of a high quality corporate bond af equivalent term to the schems
liabilities. The net surplus [where recoverable by the Groupl or
deficit is recognised in full in the consalidated balance sheet.
Any asset resuliing from the calculation is Umited to the preseni
value of available refunds and reductiens in future contributions
to the plan. The current service cast and gains and losses on
settlement and curtailments are charged to operating profit
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FINANCIAL STATEMENTS continved

Notes to the accounts continued

1 Basis of preparation, significant acceunting policies and
accounting judgements continued

Actuanal gains and losses are recagmised in fullin the period in
which they occur and are presented i the consolidated statement
of comprehensive income

Contributions to the Group's dehned contribution schemes are
expensed on the basis of the contracted annual coniribution.

Accounting judgements and estimates

In applying the Group's accounting policies, the Directors are
required to make judgements and estimates that affect the
financial statemenis.

The general risk environrment in which the Groug operates
remained heightened during the period, which is largely due to
the continued level of uncertainty associated with the impact of
Covid-19, the signiticant detarioration in the UK retail market and
relatively weak investment markets.

Significant areas of estimation are:

Valuation of investment, trading and owner-occupied properties
and irvestments classified as fair value through profit or toss.
The Group uses exlernal professionat valuers to deterrrine 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 partfolio and investments classified as fair value through
profit or loss are inherently subjective, as they are based upon
va.uer assumplions which may prove to be inaccurate.

Impairment provisianing of lease debtors (including accrued
income) and lease incentives, which are presented within
investment properties, are now considered to be an area of
significant estimation. The impact of Covid-19 has given rise to
an increase in lease debtars due from tenants along with higher
lass rates. Conseguently the impairment provisions, calculated
using the expected credit loss model under IFRS % against
these balances, are higher than in previous periods

The key assumptions within tne expected credit loss rnodel
include the tenants’ credit risk rating and the related loss rates
assumed for each risk rating depending on the ageing profile. in
the current enwirgnment as a result of Covid-19, more weighting
15 given to risk rating when determining expected credit losses.
Tenani risk ratings are determined by management, taking into
consideration information available surrounding a tenant’s cradit
rating. financial pesition ang histoncal loss rates. Consideration
is alsa given for the current impact of Cowid- 19 and its gotential
impact over the next 12 months an their business along with
industry trends. Tgnants are classifted as being in Admimistration
or CVA, high, medium or {ow risk based on this information. The
assizned loss rates for these risk categaries are reviewed at each
balance sheet date. The same key assumptions are applied in
the expected credit loss model for tenant incentives, without the
consideration of the ageing profite which is not relevant for these
balances. The loss rates attnibuted to each credit nisk rating for
tenant incentives 15 lower than that attributed to lease debtars on
the basis that the associated cred-t risk on these batances, which
relate to the tenant’s future lease Liabilities, is lower than that
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associated to currant lenant debtors outstanding as a rasull
of Covid-19.

As provigsioning is a new area of significant estimation in the
current year several additional tables, including sensitivity
disclosures, have been provided relating to lease debtors in
Note 13 and lease incentives in Note 10,

Other less significant areas of estimation include the valuation

of interest rate derivatives, the determination of share-based
payment expense, the actuarial assumptions used in calcutating
the Growp’s retirement benefit obligations and taxation provisions.

The following items are ongaing areas of accounting judgement,
however, stignificant judgment has not been required for any of
these items in the current financial year.

REIT status: British Lard is 2 Real Estate investment Trust [REIT)
and does nol pay tax on its property income or ga‘ns on property
sales, provided that at least 90% of the Group’s property income
15 distributed as a dividend to shareholders, which becames
taxable in their hands, In addition, the Group has tn mest

certain conditians such as ensuring the property rental business
represents mare than 75% of total profits and assets Any
potential or proposed changes to the REIT legislation are
maonitared and discussed with HMRC. It is management’s
intention that the Group will continue as a REIT for the
foreseeable fuiure.

Accounting for joint ventures and funds: 1n accordance with
{FRS 10 'Consolidated financial statements’, IFRS 11 Jomnt
arrangements’, and IFRS 12 Disclosures of interests in other
entities’ an assessment is required to determine the degree of
control or influence the Group exercisas and the form of any
control to ensure that the financial statement trgatment is
appropriate. The assessment undertaken by management
includes consideration of the structure, legal ferm, contractual
terms and other facts and circumstances relating to the relevant
entity. This assessment is updated annually and there have been
no changes in the judgement reached in relation te the degree
of control the Group exercises within the current or prior year.
Group shares in joint ventures and funds resulting from this
process are disclosed in Note 11 to ihe financial statements.

Joint ventures are accounted for under the equity methad,
whaereby the consclidated balance sheet incorporales the Group's
share of the net assets of its joint ventures and associates.

The consolidated income statement incorporates the Group's
share of joint venture and asseciate prolits after tax.

Accounting for transactions: Property transactions are complex
in nature and can be material to the financial statements.
Judgernents made in relation to transactions include whether an
acquisition 1s a business cambinaticn or an asset; whether held
for sale eriteria have.bzen met for transacticns not yet compleled:
accounting for transaction costs and contingent consideration,
and application of the concept of linked accounting. Management
consider each transaction separately in order to determine the
most approp-iate accounting treatment, and, when consigered
necessary, seek independent advice



2 Performance measures

Earnings per share

The Greup measures financial performance with reference to undertying earnings per share, the European Public Real Estate
Association {EPRA} earnings per share and IFRS earnings per share. The relevant earnings and weighted average number of shares
(including dilution adjustments) for each performance measure are shown betow, and a reconciliation between thess is shown within
the supplementary disclosures [Table Bl.

EPRA earnings per share is calculated using EPRA earnings, which is the IFRS loss after taxation aitnbutable to shareholders of the
Campany excluding investment and development property revaluations, gains/losses an 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 adjusied for underlying 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.

2021 2020
Relovant Relevant
Relevant number Earnings Relevant number Earnings
. earnings of shares per share earnngs of shares per share
Earnings per share {m million pence Em million pance
Underlying
Underlying basic 175 927 18.9 306 334 328
Underlying diluted 175 930 18.8 306 337 32.7
EPRA
EPRA basic 175 927 189 306 934 328
EPRAdiluted 175 930 18.8 306 937 32.7
{FRS
Basic {1,031) 927 111.2] 11.027) 934 {1100]
Dilutec {1,031) 927 (111.2] 11,027) 934 (1100

Net asset vatue

The Group adopted the EPRA issued naw best practice guidelines in the year ending 31 March 2021, incarporating three new measures of
net asset value: EPRA Net Tangible Assets [NTA), Net Reinvestment Value [NRV] and Net Bisposal Value (NDVI. EPRA NTA 1s considered
to be the most relevant measure for the Group and is now the primary measure of net assets, replacing the previously reported EPRA
Net Asset Value metric. The total accounting return is now calculated based on EPRA NTA. Further detail on the adopted melrics is
included within the supplementary disclosures [Table B)

The net assets and number of shares for each performance measure are shown below. A recanciliation between IFRS net assets

and the three EPRA net asse! valuation metrics, and the relevant number of shares for each performance measure, are shown within
the supplementary disclosures (Table B) EPRA NTA is 3 measure that is based on IFRS net assels excluding the mark-to-market on

derivalives and related debt adjustments, the carrying value of :ntangibles and deferred taxation on property and derivative valuations.
The metric includes the valuation surplus on trading preperties and is adjusted for the dilutive impact of share options.

w21 2020
Relevant Nel asset Relevant Net asset
Relevant number valug per Relevanl number of value par
net assals of shares share net asseis shares share
Net asset value per share m million pence tm mitlion pence
EPRA
EPRANTA 6,050 933 648 7.202 932 773
EPRA NRV 6,599 933 707 7872 932 849
EPRA NDV 5,678 933 409 6,762 932 726
IFRS
Basic 5,983 Y27 §45 7147 927 771
Diluted 5,983 933 541 7147 932 767
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

2 Performance measures continued
Total accounting return
The Group alse measures financial performance wih reference to total accounting retura. This is calculated as the movement in EPRA

Net Tanghle Assets per share and dividend paid in the year as a perceniage of the EPRA Net Tangible Assets per share al the start of
the year.

2021 2020
Oecreasein Dividand per Totay Decreasein Owidend par Totsl
NT4 per share  share paid accounting  NTA per share share paid aceounting
pence pence relurn peace pance return
Total accounling return 1125) 8.40 [15.1%} 11311 31.47 111.0%]
3 Revenue and costs
2021 2020
Capital Capital
Underlying and glher Tatat Undertying and gther Total
£m £m £m Em £m Em
Rent recefvable 70 - 370 431 - 431
Spreading af lenant incentives and guaranteed rent increases 7 - 7 (3 - (3)
Surrender premiz - - - 5 - 5
Gross rental income 377 - 377 433 - 433
Trading preperty sales proceeds - - - . - 87 87
Service charge income 64 - b4 b4 - b4
Management and performance fees (from joint ventures and funds) 7 - 7 8 - 8
Olher fees and commissions 20 - 20 21 - 21
Revenue 468 - 1153 524 87 513
Trading praperty cost of sales - - - - |70 1701
Service charge expenses 59) - 159) 3 - 161]
Praperty aperating expenses 145) - 145] {&4] - [E11]
Provision lor wnpairment al trade debtors and accrued income (52 - 1s2) {4 - 141
Provision for impairment of tenant incentives ang guaranteed
rent increases 18) - {8l f20) - (20
Other fees and commissions expenses {16 - {16} 117 - L]
Costs {120) - 1189) 1148) {70} 1218
) 288 - 288 378 17 395

The cash element of net rentat income {gross rental income less property operating expenses) recognised during the year ended
31 March 2021 from properties which were not subject to 3 security interest was £202m (2019/20- £316ml. Property operating expenses

relating to investment properties that did not generate any rental income were Enil 12019/20: Enill. Contingent rents of £5m [2019/20: E3m)
were recognised in the year.

Further detall on the provision for impairment of trade deblors, accrued income. tenant incantives and guaranieed rent increases is
disclosed in Note 10 and Note 13.
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4 Valuation movements on property

2021 020
Em fm
Consolidated income statement
Revaluation of propertes (886} {1,109}
Revaluation of owner-occupied properties ¥d] I
Revaluatian of properties held by joint ventures and funds accounted for using the equity method [40%) {284}
1,297} [1,389]
Consolidated statement of comprehensive income
Revalualion of owner-occupied properties 1) 1
11,298] {1,388)
5 Auditors' remuneration
PricewaterhouseCoopers LLP
2021 2020
£m im
Fees payable to the Company’s auditors for the audit of the Company's annual accounts 0.5 0.3
Fees payable to the Company's auditars for the audit of the Campany’s subsidianies. pursuant to legislation 0.1 0.4
Total audit fees 0.6 0.7
Avdit-related assurance services 0.2 0.1
Total audit and audit-related assurance services 0.8 0.8
Dther fees
Other services - -
Total 0.8 0.8
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FINANCIAL STATEMENTS continved

Notes to the accounts continued

& et financing costs

2021 2020
m €m
Underlying
Financing charges
Facilities and overdrafis ) {221 29
Derivatives kil 30
Gther toans (741 {761
Obligations under head leases (4l 1]
{65} {751
Development interest capitalised 7 8
62 {871
Financing income
Oeposits, securities and liquid investments - 1
- 1
Net financing charges - underlying (621 (64}
Capital and other
Financing charges
Valuation movement on fair value hedge accounted derivatives! 831 62
Valuation movement on fair value hedge accounted debt! a3 (621
Capital financing costs - 3
Fair value movemeni on converlible bonds ) (4]
Valuation movement on non-hedge accounted derivatives - (40)
3] (411
Financing income
Valuation movement on non-hadge accounted derivatives 15 -
15 -
Net financing tharges - capital 12 [[3)]
Net financing costs
Totat financing income 15 i
Total financing charges {45} 1108)
Net financing costs (501 1107}

| The diifference hetween valuatian movernent on designatad fair value hedge accouried derivatives [hedging instrument sl and the valuation movement on lair value hedge
accounted dabt [hedged item) represents hedge ineffectiveness for the period of Enil 1201%/20 £nill.

Interest payable on unsecured bank lgans and related interest rate derivatives was £11m [2019/20: £9m) Interest o development
expenditure is capitalised at the Group's weighted average interest rate of 2.2% (2019/20: 1.9%}. The weighted average inierest rate
on & propartionately consolidated basis at 31 March 2021 was 2.9% (2019/20. 2.5%].
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7 Taxatien

2021 2020
im Em

Taxation {expense) income
Current taxation
Underlying profit
Current pericd UK corparation taxation £2020/21: 19%, 2019720 19%! 124 -
Underlying profit adjustments in respect of prior periods’ 124) -
Total current underlying profit taxation expense 124} -
Capital profit
Current peried UK corporation taxation {2020/21: 19%; 2019/20 19%] - i1
Capital preht adjustments in respect of prior periods 1 5
Total current capital profit taxation income 1 4
Total current taxation (expense] income [25] 4
Deferred taxation on revaluztions and dervatives {5 12l
Group tolal taxation lexpensel income 130] 2
Attributable te joint ventures and funds 1 -
Total taxation [expense) income [29] 2
Taxation reconciliation
Loss on ordinary activities before taxation (1,053) [1,118)
Less: loss attributable to joint ventures and funds? 358 227
Group loss on ordinary activities before taxation 1695) 1889]
Taxalion on loss on ordinary activities at UK corporation taxation rate of 19% {2019/20. 19%| 132 169
Effects of: :
- REIT exempt income and gains 1134) [145)
- Taxation losses - 15}
- Deferred taxation on revaluations and derivatives 1] 12)
- Adjustments in respect of prior years 123) 5
Group total taxation [expense) income {(36] 2

1. Includes the £28m corporation tax charge in relation to \he year ended 31 March 2020. discussed below, offset by other crediis in respect of pricr periods of £4m relating to 1ax
provisions in respect of historic laxation matters and points of uncertainty

2. Acurrent laxation income ol £ 1m [2019/20: Enil) and a deferred axation credit o £nil [2019/20: £nill arose on profits attributable to jeint ventures and lunds, The low tax charge
reflects the Group's REIT status.

Taxation expense altributable to Underlying Prolit 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 E4m]. Corporation taxation payable at 31 March 2021 was £7m

[2019/20: £17m) as shown on the balance sheet.

A REIT is required to pay Properly Income Distributicns [PIDs) of at least 90% of the iaxable profits from its UK property rental business
within 12 months of the end of each accounting pertad.

Following the temporary suspension of the dividend to best ensure we could effectively support eur 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 required distributions for the year
ended 31 March 2020. We agreed with HMRC that we would remain compliant with the REIT regime requirements through payment of
corparation tax al 19% on the underpayment of the PID requirement for the year to 31 March 2020 anising as a conseguence of Covid-19.
The taxatle PID underpayment 1s expacted to he £149m and the resulting corporation tax thereon of E28m has been paid in the year
ended 31 March 2021.

Following the resumptlion of the dividend, it is expected that the PID requirement for the year t&¢ 31 March 2021 and subsequent years
will be satisfied in full on a timely basis th-ough dividend payments.
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

B8 Staff costs

. 2021 2020

Staff costs lincluding Directars) m £m
Wages and salaries 53 56
Social securily costs 7 7
Pension costs . 3 [
Equity-sellied share-based payments 3 13)
b6 &b

The average manthly number of emplayees of the Company during the year was 326 12019/20. 360} The average monthly number of
Group employees, including those employed directly at the Group's praperties and therr cosls recharged to tenants, was 634 12019/20:
6721, The average monthly number of employees of the Company within each category of persons ermployed was as follows: Retail: 27;
Dffices: 14; Canada Water: 17; Developments: 39, Storey. 10; Support Functions: 217. The average monthly number of employees of the
Group within each category of persons employed was as follows: Retail: 27; Gffices- 16; Canadz Water: 17; Developmenis: 39; Storey: 10,
Support Functions: 217, Property Management: 308.

The Executive Direclors and Non-Executive Directars sre the key management personnel. Their emaluments are disclosed in the
Remuneration Report on pages 122 to 143

Staff costs
The Group’s equity-settied shara-based payments comprisa the following:

Scheme Fair value measure

Long Term Incenuve Plan [LTIP) Monte Carlo model simulation and Black-Scholes option valuation medels
Restricted Share Plan [RSP] Markel value at grant date

Save As You Earn schemes [SAYE) Black-Scholes aption valuation model

The Group expenses an estimate of how many shares are likely to vest based on the market price at the date of grant, taking account
of expected performance aganst the relevant performance targels and service peniods, winch are thscussed in further detail in the
Remuneration Report

During the year and the prior year the Group granted performance shares under its Long Term Incentve Plan scherme. Performance
conditions are measured over a three-year pericd and are a weighted blend of Total Shareho.der Return (TSR], Total Property Return
[TPR] and Total Accounting Return [TAR] Isee Directors’ Remuneration Report far detads), Far non-market-based performance
conditions. the Group uses a Biack-Scholes aption valuation method to obtain fair values For market-based performance conditions, a
Monte Carlo model 15 used as this provides a more accurate fair value for these performance conditions. The key inpuls used te obiain
fair values for LTIP awards are shown below.

22 June 2020 24 Jly 2099

Awards with  Awards with Awards with

helding ne holding Awrards with ng holding

period period  holding period periot

Share price £4.09 £4.0% £5.35 £5.35
Exercise price €0.00 £0.00 £E0 00 £0.00
Expecied valatitity 28.3% 28.3% 17.1% 17 1%
Expected term lyears) 3 3 3 3
Dividend yretd 0.0% 0.0% 0.0% 0 0%
Risk free interest rate 0.0% 0.0% 047% 0.47%
Fair value - TSR Tranche FTSE 350 £r.o01 £1.18 £141 £1.54
Fair value - TSR Tranche FTSE 100 £1.30 £1.51 £140 £153
Fair value - TPR and TAR Tranches £3.51 £4.09 £4.89 £535

Movemenis in shares and options are given in Note 20.
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9 Pensions

The British Land Group of Campanies Pension Scheme [the scheme'} is the principal defined benefit pension scheme in the Group.
The assets of the scheme are held in 3 trustee-administered fund and kepl separate from those of the Company. It is nat contracted
cut of SERPS [State £arnings-Relaled Pension Schemel, itis not ptanned to admit new employees to the scheme and during the year
the scheme was closed to future agcrual, effactive 1 Septamber 2020. Aclive members were therefore moved to deferred status in the
year with future pension contributions payable to the Oefined Contribution Pension Schemes of the Group.

The Group has two other small defined benefit pension schemes. There are also two Defined Contribution Pension Schemes.
Contributions to these schernes are at a flat rate of salary and are paid by the Company.

The total net pension cost charged for the year was E3m (2019/20- €6m), of which ESm (2019/20: £5m) relates to defined contribution
plans, £1m (2019/20- £1m] relates to the current service cost of the defined benelit schemes and a credit of E3m {2019/20 Erull relates
to a curtailment gain, presentad as a pasl service cost, as a result of the closure of the defined benefit schemes to future accrual

The last full actuarral valuation of the scherme was performed by the scheme actuary, First Actuarial LLP, as at 31 March 2018. The
employer does not expect to make any payments during the year to 31 March 2022. The major assumptions used for the actuarial
valuation were:

2021 2020 2019 2008 2017
% pa % ga % pa % pa % 33
Discount rate 20 2.3 2.4 2.6 24
Salaryinflation - 39 48 49 49
Pensions increase 3.4 2.5 33 13 33
Price inflation 35 25 3.4 34 3.4

The assurmptions are that a member currently aged 60 will live on average for a further 28.0 years if they are rmale and for a further
29.4 years if they are female. For a member who retires in 2040 at age 40, the assumptions are that they witl live on average for a further
293 years after retirement if they are mate and for a further 31.0 years after retirement if they are female.

Composition of scheme assets

021 2020

fm Em
Equities &8 50
Diversified growth funds 42 50
Other assets 68 31
Total scheme assets 178 141

93.8% of the scheme assets are queted in an active market All unguoted scheme assets sit within equities.

The amount included in the bslance sheet arising from the Group’s obligations in respect of ils defined bene!it schernes is as follows:

2021 2020 2019 2018 2017

£m {m £m Em Em

Present value of defined scheme obligations (152) [131) [147) (147} [167)
Fair value of scheme assets 178 141 160 152 154
Irrecoverable surplus’ 128) [30] [13) 151 -
Liability recognised in the balance sheet - - - - 13

1. The net defined beneht asset must be measurad at the lawer of the surplus in the delined benelit schermes and the asset ceding The asset ceiling 1s the present value of any
ecanomic benefits available in the farm of refunds from the schernes or reductions to luture conlributions to the schemes. The asse: ceiling of the Group's defined benafit
schemes is Cnil (2019/20: Enill, therefore the surplus in the defined benefit schemes of £26m (2019/20: £30m) is irrecoverable.

The sensitivities of the defined benefit obligation in relation to the major actuarial assumplions used to measure scheme liabilities are

as follows.

Increasefidecrgase) in delined
scheme pbligalions

. Change in 2021 2020
Assumption assumplion Em £m
Discount raie +0.5% 114 i)
Salary nflaticn +0.5% - i
RP inflation +0.5% 12 12
Assumed life expectancy +1year ] 4

@ritish Land Annu2l Report and Accounts 2021 175



FINANCIAL STATEMENTS continued

Notes to the accounts continued

9 Pensions continued

History of experience gains and losses

20 2020 017 FME ] 2017
£m £m £m £m €m
Total actuarial toss| gain recognised in the consolidated statement
of comprehensive incame’-2 {13 - - 9 12l
Percentage of present value oh scheme liabilities 18.4%) 10.3%) 0.1% 1% 7.2%
1. Movermenis staled after adjusting far irrecoverability of any surplus.
2. Cumulative loss recogmisad m the statement of comprahensive income s £53m (2019/20: £40m.
Movements in the present value of defined benefit obligations were as follows:
21 2020
im Cm
At 1 April (1317 {1471
Current service cast in {2)
Curtaiiment gain 3 -
Interest cost (41 {4)
Actuariat ltass} gain
|Lossl gain from change in financial assumptions (26} 17
Ban on scheme liallities arising from eapenence 1 -
Benelits paid § 5
At 31 March (152) 1131)
Movements in the fair value of the scheme assets were as follows:
w021 2020
im Em
At 1 April 141 160
Interestinceme on scheme assels 4 4
Contributions by employer 10 ]
Actuarial gain g 1
Benefils paid ) (8) is]
At 31 March 178 161

Through its defined benefit plans, the Group is expesad te a number of risks, the most significant of which are detailed below:

Asset volatility

The liabilities are calculated using a discount rate set with reference to corporale bond yields; if assets underperform this yield, this will
create a deficit. The scheme holds a significant portien of growth assets [equities and diversified growth funds] which, although expected
ta outperform corporate bonds in the long term, create volatility and risk in the short term. The allocation ta growth assets is monitored
to ensure it remains appropriate given the schermne’s long term objectves.

Changes in bond yields

A decrease in corporaie bond yietds will increase the value placed on the scheme’s liabiliies for accounting purposes, although this will
be partially offset by an increase in the value of the scherna’s bond holdings.

tnflation risk

The majority of the scheme’s benefit abligations are linked ta inflation, and higher inflatien wilt lead to higher liabilities falthough, in mast
cases, caps on the level of inflalionary increases are n place to protect against extreme inflation). The majenity of the assets are either
unaffected by or anly laosely correlated with inflation, meaning that an increase in inflation wilt also decrease the surplus

Life expectancy

The majority of the scheme’s obligations are to provide benefits ior the life cf the member, so increases in life expectancy will result

in an increase in the Labilities.
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10 Property

Property reconciliation for the year ended 31 March 2021

Investment

Offices and Canada davelnpm‘e‘:\‘l Owner-
Retail Residential Water Oevelopments properties Trading Occupied
Leval Leveld Level 3 Levell Leveld  Praperties Level3 Total
Em Em £m £m £m £m €m £m

Carrying value at 1 April 2020 3,188 3,941 400 659 8,188 20 68 8,274
Additions

- properly purchases 52 - - - 52 - - 52

- development expenditure 3 (31 25 76 101 - 3 104

- capitalised interest and siaff cosls - - 4 7 1 - - 1

- capital expendityre on asset

management initialives 20 8 - [ 3 - - 34
- right-of-use assels - 2 - - 2 - - 2
75 7 29 89 200 - 3 203

Disposals (621) 699] - 1o 1,130) - [64) (1,194)
Right-ol-use assels disposals - - 138) - 138) - - [38)
Reclassifications 15 - - 22) (&) & - -
Revaluations included in income statement 1683] |202] 17} [ (886) - 121 (aB8]
Revaluations included in OCI - - - - - - 1 i
Movement in tenant incentives and contracted
rent uplift balances 1 (5] - - 14) - - (4l
Carrying value at 31 March 2021 2,174 3,042 384 722 6,324 26 2 6,354
Lease tiabilities [Notes 14 and 151" (108]
Less valuation surplus on right-of-use assels? (8
Valuation surplus on trading properties ?
Group property portfolio valuation at 31 March 2021 8,247
Non-controlling interests (137)
Group property portfolic valuation at 31 March 2021 attributable to shareholders 6,110

1 The £25m difference between lease liabilities of £108m and £133m per Notes 14 and 15 retates to a {25m lease Lability where the nght-ol-use asset is ¢lassified as property,

plant and equipment,

2. Relatas to progeriies held under Leasing agreemenis. The lair value of right-af-use assets is delermined by calculating the present value of net rental cash fiows over the term
of the lease agraements. IFRS 16 nght-of-use asseis are not externally valued, their fair values are determined by management, and are therelore nat included in the Group

property portiolia valuation of £6.247m above.

Additions include capital expenditure in response te clirnate change, in line with our Sustainability Strategy to reduce bath the embodied
carbenin our develaprnents and the operational carbon across the Group's property portfolio. For further details, refer ta the
Sustainahility section of the Strategic Report on pages 4010 53
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

10 Property continued
Property reconciliation far the year ended 31 March 2020

Investment
and
QOlfices and Canada developmeany Dwner
Retall Residential Water Developments oragecties Trading Qccupred
Level 3 Level 3 Level 2 Level 3 Levell Properties Level 3 Total
Em {m Em £m Em m £m {m
Carrying value at 7 April 2019 4317 3774 318 520 B9 87 73 2091
Additions
- property purchases 19 34 - a9 94 - - %4
- development expenditure 1 2 24 129 154 - - 156
- capitalised interest and sialf costs - - 4 5 9 - - 9
- capilal expendiure on asset
management initiatives’ 38 54 - 2 92 - - 92
- right-af-use assets 5 48 21 - 74 - - 4
61 138 49 177 425 - - 425
Depreciation ~ - - - - - i) (&l
Disposals (98} - - - £58) [67] - [125)
Reclassifications 43 {14} - (281 5 - 15t -
Revalvations included in1income statement 11.158] 35 33 15} (1.105) - - {1,108l
Revaluativng included in OCL - - - - - - 1 1
Mavement in tenant incentives and cortracted
rent uplift batances {19) 6 - 3 (10] - - 110}
Carrying value at 31 March 2020 3,188 3,941 400 459 3,188 20 68 8,276
Lease liabilities [Notes 14 and 15 {163}
Less valuation surplus on right-of-use assets? 120
Valuation surplus on trading properties 13
Group property portfolioc valuation at 31 March 2020 8.106
Nen-controlling interests [185]
Group property partfalio valuation at 31 March 2020 attributable to shareholders 7.921

Otfices capral expenditure includes £3é6rm of Hexible warkspace fit-out in the current year which has been reclassified from progerty, piant and equipment o property additions,
Relates to propertes held under leasing agreemenls The fair value ol nght-ol-use assets is deterruned by ealculating the present value of net rental cash flows over the term
of the lease agreemants IFRS 14 right-of-use assets are not externally valued, their fair valuas are determined by management, and are therefore rot included in the Group
property portiolio valuation 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 ar liabilities.

Level 2:  Inputs other than quoted prices included within Level | that are ocbservable 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 levels are specified in accordance with IFRS 13 "Fair Value Measurement’. Property valuations are inherently subjective as

they are made on the basis of assumptions made by the valuer which may not prove to be accurate. For these reasons, and consistent
with EPRA’s guidance, we have classified the valuations of our property portfolio as Level 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 lavels in the year

The general risk envirenment in which the Group operates remamned heightened during the penad, which is largely due to the impact of
Cowvid-19, uncertanty regarding the impact of the UK’'s exit from the EU, the significant detersoration in the UK retail market and weak
nvestrnent markets This enviranment has had, and may continue to have, a significant impact upon property valuations.

The Group’s total property porifolio was valued by external valuers on the basis of fair value, in accordance with the RICS Valuation -
Global Standards 2019, published by The Royal Institution of Chartered Surveyoars.
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10 Property continued

The Cowd-19 pandemic has continued to impact global financial markets and market activity in many sectors, with some reat estate
markets having experienced lower levels of transactional actiity and liquidity. In sorme cases, lockdowns’ have been applied - in varying
degrees - to reflect further ‘waves’ of Covid-19. While these may imply a new stage of the crisis, they are not unprecedented in the same
way as the initial impact, As al the valuation date property markets are mostly functioning again, with transactian volumes and other
relevant evidence returning to levels which our valvers cansider to be an adequate guantum of market evidence upon which to base their
opinians of valug. Accordingly, and for the avaidance of doubl, our valuers have not reported their valualions as being subject to ‘material
valuation uncertainty” as defined by VPS5 3 and VPGA 10 of the RICS Valuation - Glebal Standards. Qur valuers have, however, highlighted
the markel context under which their opinions have been prepared and, in recognition of the potenlial for market conditions to move
rapidly in respanse to changes in the controt or future spread of Cowid-19, the irmportance of the valuation date.

In preparing their valuations, our valuers have considered the impact of concessions agreed with tenants at the balance sheet date.
which mainly relate to rent deferrals and rent-free petiods. on valuations, primarily of retail assets They have also given consideration
to occupiers in higher risk sectors, and those assumed to be at risk of default, in determining the appropriate yields to apply.

At 31 March 2020 alt of our external valuation reports included a ‘'material vatuation uncertainty’ deciaration. which emphasised that
less certainty - and a higher degree of caution - should be attached to the valuations than would normally be the case. tn light of this,
we rewewed the ranges used for our sensitivity analysis, and adapied expanded ranges te reflect this increased uncertainty. No such
declaration was inciuded in our valuation reparts at 31 March 202t, with our external valuers concluding that there was an adequate
quantumn of market evidence upon which ta base apinons of value. Consequently, for the purposes of our sensitvity tables, we have
determined it appropriate to revert to the ranges adopted in reporting periods in which the ‘material valuaton uncertainty declaration
was not present, as we have the same level of certainty over our external vatuations, being +/-5% for ERV, +/-25bps for NEY and +/-5%
for development costs.

There has been no change i the valuation methodology used for investrent property as a result of Covid-19

The infarmatian provided to the valuers, and the assumptions and valuation madels used by the valuers, are reviewed by the property
portfalio team, the Head of Real Estate and the Interim Chief Financial Officer. The valuers meet with the external auditors and also
present directly to the Audit Committee at the interim and year end review of results. Further details of the Audit Commuittee’s
responsibiiities in relation to valuations can be found in the Report of the Audit Committee on pages 116 to 121

Investment properties, excluding properties held for development, are valued by adopting the ‘investment method’ of valuation.

This approach involves applying capitalisation yields to current and future rentat streams net of income voids arising from vacancies or
rent-free periods and associated running costs. These capitalisation yields and future rental values are based on comparable property
and leasing transactions in the rarket using the valuers’ professional judgement and market observation. Other factors taken into
account in the valuations include the tenure of the property. tenancy details and ground and structurat canditions.

In the case of ongoing developments, the appreach applied is the “residual method’ of vatuation, which is the investment method of
valuation as described above, with a deduction for all costs necessary to complete the development, including a notional finance cost,
together with a further allowancs for remaining risk. Properties held for developmaent are generally valued by adepting the higher of the
residual method of valuation, allowing for all assaciated risks, or the investment method of valuation for the existing asset.

Cuopies of the valualion certificates of Knight Frank LLP, CBRE. Janes 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 belaw: -

2021 2020

Joint Jownt

ventures YENIUres
Group and funds Total Group and funds Tatal
£m £m €mn Em Em Em
Knight Frank LLP 1,375 40 1,415 1.620 54 1,474
CBRE 1,442 124 1,744 2,097 183 2,280
Jones Lang LaSalle 849 506 1,355 1.348 765 2,113
Cushrnan & Wakefield 2,381 2,378 4.75% 3,241 2,270 5,511
Total property partfolio valuation 6,247 3,048 9,295 8106 3272 11,378
Non-controlling interests 11371 {26) [163) [185] 136) [221)
Total property portfolio valuation attributable to shareholders 6,110 3,022 9,132 7921 3,235 11.157
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

10 Property continued

Infarmation about fair value measurements using unobservable inputs [Level 3) for the year ended 31 March 2021

Fair value al ERY per sq L Equivalent yigld Costs to camplete persq it
31 March 2021 Yaluatian Min Max Average Min Max  Avarage MEn M3x  Average
investment £m 13chnique C £ € % % % € £ 3
Retail Investmeant
2,118 methodology 2 a2 18 ] 14 8 - 11 13
Offices fnvestment
2,918 methodology ki 174 58 4 & 5 - 475 a5
Canada Water' Residual
387 methodology 22 53 50 5 [ 5 162 43 240
Residential Invesiment
&6 methodolagy 2 2 2 5 5 5 - - -
Developments Residual
721 methedology 65 70 77 & 14 & 2 2g 48
Total 6,212
Trading properties
at fair value 35
Group property
portfolio valuation 6,247

1. Includes awner-occupied.

Informatian about fair value measurements using unobservable inputs [Level 3] for the year ended 31 March 2020

Faur value af ERV per sq Il Equivalen) yield Casts to campleta par ag ft
31 March 2020 Valualon Min Max Average Min Max Average Min Max Average
Investment £m techaique . £ 3 3 % % % 4 € 3
Retait tnvestment
3.128  methodology 2 87 21 4 11 7 - 85 13
Qifices! Invesiment
3851 methodology 9 177 60 4 5 4 - 421 62
Capada Water Invesiment
344  methodology 15 3 20 2 & 4 - - -
Residential Investment
70 methodology 38 38 38 [4 4 4 - - -
DCevelopments Residual
660  methodology 48 &2 55 4 5 4 - 367 220
Total 8.073
Trading properties
at farr value 33
Group property
portfolio valyation 8106

1. Includes pwner-occupied

Infarmation about the impact of changes in unobservable inputs (Level 3) on the fair value of the Group's property portfolio including
share of jeint ventures and funds for the year ended 31 March 2021

Impact on valuatians

Fair value at Impact on valuations Impatt on valuations
31 March 2021 +5% ERV -5% ERV -25hps NEY  +25bps NEY -5% costs *3% todts
£m £m €m im m im £m

Retail 2,579 ¥7 1961 1 (asi 2 (2)
Cffices' 5,244 234 {264) 348 13271 17 116]
Canada Waler 87 58 |60) 71 [64) 77 177
Residential 93 1 1) 2 1} - -
Developments B2% &2 161) 101 189} 25 (27}
Group property portfolio valuation including share

of joint ventures and fuhds 9132 454 {482} 633 {5441 121 {122}

1 includes irading properugs al tair value
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10 Property continued
Information about the impact of changes in unobservable inputs (Level 3] on the fair value of the Group's property partfolic including
share of joint ventures and funds for the year ended 31 March 2020

Fair value a1 Impact on valuations Irnpact on valuations Impacl on valuations

31 March 2020 «10% ERV -10% ERY -50bps NEY  +50bps NEY -10% costs +10% costs

£m fm m Em £m £m £m

Retat 3.848 297 1287] 322 {274} 4 14]

Qffices’ 5.800 553 1530) 878 (678} 26 127]

Canada Water 364 7 17i 8 (&) 134 (133]

Residential 99 2 (2} 4 [3) - -

Gevelopments 1,046 129 [128] 198 [155) 19 [19]
Group preperty portfolio valuation including share

of joint ventures and funds 11,157 988 (254 1410 {1.118) 185 [183]

1. includes Irading properties at fair value.

All other facters being equal-

- a higher equivaient yield or discaunt rate would {ead to a decrease in the valuation of an asset
- anincrease inthe current or estimated future rental stream would have the effect of increasing the capital value
- anincrease in the costs to complete would lead to a decrease in the valuation of an asset

However, there are interretationships between the unobservable inputs which are partially determined by market cenditions, which
would impact on these changes.

Provision far impairment of tenant incentives and quaranteed rent increases

A provigion of £23m (31 March 2020: £17ml has been made for impairment of tenant incentives and contracted rent uplift balances
{guaranteed rents). The charge lo the income statement in relation to write-affs and provisions for impairment for tenant incentives
and guaranteed rents was £8m [2019/20. £20ml (see Note 3]. The Directors consider that the carrying amount of tenant imcentives is
approximate to their fair value.

The tables belew summarise tenant incentives and guaranteed rent increases balances and associated expected credit losses grouped
by credit risk ratings. The split between Gffices and Relail has been disclosed an the basis that Gffices balances have a lower assumed
credit risk as a result of the impact of Covid-19 wn comparison to Retail tenants and relate to the significant majority of tenant incentive
balances at year end with an immaterial prowsion for impairment applied.

2021

Retail Oilices Total

Tenant Met lenant Tenant Met tenant Tenanl Nel tenant Percentage
T incantives' Provition incentives incentives' Provisian  incentives incentives'  Provision incentives provided?

Credit Risk m m £m €m Em tm im Em €m
CvAZ/ Administration 4 (4] - - - - 4 4) - BO%
High 22 (17 5 1 m - 2 118 5 79%
Medium 8 (1} T 1 - 1 ¥ 1 B 15%
Low 50 - 50 63 = 63 111 - 113 -
Totat Group B4 {22] &2 45 3] 44 149 23 12% 15%
Joint ventures and funds 14 [3) 11 45 3] 62 7% 16} 73 8%
Total 98 {251 73 130 [4) 126 228 [29) 199 13%

1. The lznant incentives halance includes guaranteed rent increases.
2. Company Voluntary Arrangarnenis,
3 The percentage provided is calculated using the unrounded tenant incentive and provision balance,
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Notes to the accounts continued

10 Property continued

anze
Retail Qffices Total

Tenant Tenant Tenant Parcentage

I incenlives' Provigion? Net incentives' Provision Net incentives'  Provision? MNet  pravided*
Credit Risk tm €m em €m £m tm £m €m tm %
CVAY/ Administration 4 [3] 1 - - - 4 13t 1 0%
High 1" (&) 5 - - - 1t 15) 5 51%
Medium 12 iz 10 2 - 2 14 (2) 12 16%
Low 34 - 36 78 - 76 112 - 12 -
Total Group 63 111} 82 78 - 78 141 111] 130 8%
Joinl ventures and funds 24 {4l 20 43 (21 £ &7 (64 &1 9%
Total a7 [15] . 72 121 12) 119 208 117} 191 8%

. The tenant incentives balance includes quaranteed rent increases,

. Company Valuntary Arrangements

. The E1im provision far Tatal Graup in the table above represents pravisions tar impairment of tenant incentves and guaranteed rent increases held by the Group In the year ended
21 March 2020, the Group also held general provisions for impairment af tenant incentives and guaranteed rent increases of £4m, resulling in a total provision of £17m,

4. The percentage provided 15 calculaled usang the unrounded tenant incentive and provision balance. .

(X

The tenant \ncentive balance does not relate to amounts billed and therefore thare is no cancept of being past due. The expected credit
losses are determined in line with the provisioning approach detailed 1n Nate 1, with the key assumptions being the absolute probability
of losz assurned for each credit risk rating and a tenant’s assigned rredit risk raling. A 10% increase/decrease in the toss rales assumed
for each credit risk rabing would result in a E2m increase/decrease ta provisions for impairment of tenant incentives This sensitivity
analysis has been peclormed on medwm and high risk tenants and tenants in CVA or Administration only as the significant estimation
uncertainty is wholly related to these, A 10% increase/decrease in the percentage share of high and low risk Retail tenants incentives
only, 1.e. assuming 10% of tenant incentives move from medium to high risk and 10% of tenant incentives move from law to mediim risk
and vice versa, would result in a £5m increase/decrease in provisions for impairment of tenant incentives. A mavernent in the share of
Offices tenant incentives within each credit risk rating has not been considered as management believes there is less uncertanty
associated to the assumption on Offices tenants’ credit risk ratings A 10% increase or decrease represents management's assessment
of the reasonable possible change in loss rates and movement in the percentage share of 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 an a Group
and on a proportionally consolidated basis.

Propartionally

. - - R . B Group consolidated
Mavement in provisions for impairment of tenant incentives €m £€m
Provisions for impairment of tenant incertives as at | April 2020 17 17
Write-offs ¢f lenant incentives {2} 18}
Increase in provision for impairment of tenant .incentives a 18
Tolal provision charge recognised in ‘ncome statement 8 18
Provisions for impairment of tenant incentives as at 31 March 2021 22 29

Additional property disclosures = including covenant information

At 31 March 2021, the Group property portiolio valuation of £4,247m (2019/20: £8,106mi comprises freeholds of £3,127m (2019/20: £4,139m|;
virtual freeholds of £1.055m (2019/20- £1,050m!; lcng leaseholds of £1,945m (2019/20 £2.822m}, and short leasehalds of £120m [2019/70
£35mi. The historical cost of properties was £4.812m (2019/20: £5.981m.

Curnuiative Interest capitalised against tnvestment, cevelopment and trading properties amounts to £104m (2019/20: £103m].

Properties valued at £1,017m [2019/20° £961m) were subject ta a security interest and other properties of non-recourse companies
armounted to £575m [2019/20- £772m), totalling £1.592m (2019/20 £1,733m|

Included within the property valuation 1s E7m (2019/20. E12m in respect of accrued contracted rental uplift incerme and £142m (2019/20
£129m]n respect of cther tenant incentives. The balance anises through the IFRS treatment of leases conlaimng such arrangements,
which requires the recognition of rental income on a straight-line basis over the lease term, with the difference hetween this and the
cash recaipt 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 jeint ventures and funds

downl veniures Funds Total Equiiy Loans Tedal
im £m £m £m £m £m
At 1 April 2020 2.188 170 2,358 1,459 499 2,358
Additions 209 - 209 63 146 209
Disposals 1611 121 [53] 113 {40) (X
Share of loss an ordinary activities after laxation’ 13301 127) 1357 12131 1144] 1357)
Distributions and dividends:
- Capital ] - 14) [4) - (4)
- Revenue (26l (8l (34) (34 - 134)
Hedging and exchange movermnents 1 - 1 1 - 1
At 31 March 2021 1,997 123 2,120 1,459 641 2,120

1. The share of lgss on ardinary activilies alter taxation comprises equity aceounted 1osses of E213m and IFRS ¢ impairment charges against loans of £144m, relating to loans
awed by MSC Properly lnlermediate Holdings Limited {E131m) and WOSC Partners Limited Partnership |£13m). 1a accordance with IFRS 2, management has assessed the
recoverability of loans 1o jainl ventures, Amaeunds due are expected {0 he recovered by a joint venture selling its properties and investrnents and settling financial assets, net of

financial liabiliies. The net asset value of a joint venture is considered to bie a reasanable approximation of the avaitable assels that could be realised to recover the amounits
due and the requirement lo recognise expecled credit losses.
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

11 Joint ventures and funds continued
The summarised income statements and balance sheets balow and on the following page show 100% of the results, assets and liabilities
af jaint ventures and funds. Where necessary, these have been restated to the Group's accounting policies.

Joint ventures’ and funds’ summary financial statements for the year ended 31 March 2021

Broadgale MEC Property

REIT Intermediate WOSC Partners Limited

Lid Holdinps Lg% Partperstip’

Parirers Eurc Bluebell LLP Norges Bank Norges Bank
IGIC) Investment tnvestment

Managemeant Management

Property sector . City Offices  Shepping Centres West End
Broadgate Meadowhall Offices

Group share 50% 50% 25%
Summarised income statements £m £m Em
Revenuet 218 85 12
Costs [79] 1491 16
137 34 6

Administrative expenses - - -
Mel interest payable 161] [29] -
Underlying Profit [loss| 76 7 6
Net valuation movement 7l 1421} (57]
Capital financing cosls - - -
Profit [lossl on disposal of investment progerties and investments - - -
Loss on ordinary activities before laxatian (941 1£14) [51)
Taxation - - -
Loss on ardinary activities after taxation 96) {414) 151}
Other comprehensive income - 3 _
Total comprehensive expense 194) 1&111) {51)
British Land share of total comprehensive expense [48) 12051 113
British Land share of distributions payable 22 1 -

Summarised balance sheets

lrvestment and trading properies 4,501 779 153
Current assets 13 17 4
Cash and depasits 160 20 S
Gross assels 4,674 814 172
Current Liabilities 1941 371 {3l
Bank and securitised debt 11,304} 1552) -
Loang from joint venture partners [788) (472 [218)
Other non-current Liabitities - {17 [4)
Gross babilities 12,388] 1,078) 1225)
Net assels (liabilities! 2,286 [262) (53]
Britsh Land share of net assets ((iabilites] (ess shareholder loang 1,143 - -

USS jaint ventures include the Eden Walk Shopping Centre Unir Trust and ithe Farenam Property Partnership

Hergules Unit Trust joint ventures and sub-funds includes 50% of the resulls of Beepdale Co-Ownership Trust, Fort Kinnaird Limiled Partnership and Valen'me

Co-QOwnershp Trusx ard 4.25% of Birstal Co-Ownership Trust, The talance shieet shows 50% of 1he assets of these joint ventures and sub-funds

3 Included in the column heaced 'Other joini ventures and funds’ are contribuliens Iram the toliowing- BL Goodman Limited Parinership, Bluebuiton Property Management UK
Limned. City ot Londan Olfice Unit Trust and BL Sainsbury s Superstares Limited

. Revenue includes gross rantal income al 100% share of €262m |2019/20: £284m)

. Inageerdance with the Group's acCounting policies detailad in Mate 1, the Group recogmises a nil equity tnvestment in joinl ventures in a net Liabilty pasition at period end.

. During the year ended 31 March 2021 the Group entered into a joint arrangement w th Allianz SE. the new joint veniure halds properties which were previously wholly owned by
the Group

~

o o
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uss Hercutes Unit Trust Other Total
BL Waest End The SauthGata Limited joing joint veniures joint venturas Tetal Group share
Oftices Limitedt Partnership ventures' and sub-funds? and funds® 2021 201
Allianz SE Aviva Universities
Investors Superannuation
Scherne Group PLC
West End Shapping Shopping Retail
Offices Cenlres Cenires Parks
25% 50% 50% Various
£m £Em Em im £m €m €m
é 10 12 30 - n 182
|1} (10] 110) [14) - (169} (85]
3 - 2 15 - 202 97
(1 1k - (1] 1} 194 {45
4 11) 2 15 (bl 108 52
(28] (62) (57 1651 - (860) {409
8 - - 17l - 1 i
(14] 1631 155} 971 th [751) (358}
- - - - 3 k] 1
{14] (63} 155] (571 2 [748) (357)
- - - - - 3 1
[14) {63) (551 {57) 2 (745} (354
(3} (321 127] (29 1 {356)
- - 3 8 4 38
520 144 131 236 - 6,474 3,067
4 3 ] 1 I Lh 22
& 5 3 12 1 214 104
530 152 137 249 2 &,732 3,193
9 (4] 151 ] - 151} (78]
(158] - - - - 12,818) 1968
(5] - 131 - 13] 11,7271 [808]
(1) 128 - - - 60) (27}
{1931 132) 134) 19 13 13,944) 11,878]
337 120 101 240 1] 2,768 1,315
84 60 50 122 - 1,459

The barrowings of jaint venlures and funds and their subsidiaries are nan-recourse to the Group. All joint véntures are incorperated in the United Kingdom, with the exceplion
af Broadgate REIT Limited and the Eden Waik Shopping Cenirg Unit Trust which are incorporated in Jersey. Of the funds. the Hercules Unit Trust {HUTI joinl ventures gnd
sub-funds are incorperated in Jersey.

These financial statements include the resulis and financial position of the Graup's interest in the Fareham Property Partnership, the 8L Gaadman Lirited Partnership and the
Gibraltar Lirmited Partnership. Accordingly, advantage has been taken ol the exemptions prowded oy Regulation 7 of the Partnership [Accounts) Regulations 2008 not to attach the

parlnership accounts to these financial slatements.
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FINANCIAL STATEMENTS continued

Notes to the accounts continued

11 Joint ventures and funds continued

The summarised income staternents and balance sheets oelow ang on the follewing page show 100% of the resulis, assets and lisbilities
of joint ventures and funds. Where necessary, these have been resiated to the Group's accounting policies.

Joint ventures’ and funds’ summary financial statements for the year ended 31 March 2020

Broadgate MSC Property
REIT Intermediate  WISC Parlners Limited
Ligt Haldings Lid Parinarship
Partnars Euro Bluebell LLP Norges Bank Norges Bank
{GICI Investrment lnvestmeni
Managemeant Management
Property sector CryOffices  Shopping Centres West End
Broadgate Meadowhall Qffices
Group share 50% 50% 25%
Summarised income statements tm £m £m |
Revenues 203 103 4
Costs 178) 127) (1}
125 76 3
Administrative expenses n - -
Net interest payable [63) {30 -
Underlying Profit 8 46 3
Net valuation movement 204 1542) (31
Capital financing costs? (12 - -
Protit loss] on disnosal of investment properties and investments - - -
Prafit {loss) on ordinary activities before taxation 253 (4961 -
Taxalion - - -
Profit (lossl on ordinary activities after taxation 253 (494) -
Qther comprehensive Income - [2) -
Total comprehensive income [expense) 253 [498] -
British Land share of total comprehensive income lexpense} 127 [249) -
British Land share of distributions payable 17 A -
Summarised balance sheets
fnvestment and trading properties 4,539 1,202 218
Current assels 28 8 3
Cash and deposits 209 20 &
Gross assels 4,776 1,230 225
Current babilities {118l (301 14]
Bank and securitised deht 11.368} (5831 -
Leans from joint venture partners (850 {409] 217
Qther nan-current liabilities - (211 {4}
Gross liabililies {2,336] (1,043] 1225])
Net assets 2,440 187 -
British Land share of nel assets less shareholder loans 1,220 93 -

. USS joint ventures include tne Eden Walk Shopping Centre Unwt Trust and the Fareham Property Partnership.

Hercules Unit Trust joint ventures ang sub-funds includes 50% of the resulis of Deepdale Co-Ownership Trust, Fort Kinnaird Limited Partnerstup and Valenline
Co-Ownership Trust and 41 25% of Birstail Co-Owrership Trust The balance sheet shows 50% of the assets of these joint ventures and sub-funds.

3. Included in the column headed ‘Other joint ventures and funds’ are contributions Irow the lollowang: BL Goadman Limiled Partnership, Blyebutton Praperty Managemen! UK
Limuted, City of London Othce Uit Trust and BL Sanshury's Superstores Limited angd Prllar Retal Europark Fund IPREFI. Thiz Group's ownership share ol PREF 1s 65%,
hawever as the Group 1s nol able o exercise conirol over significant decisians of the fund, the Group equity accaunts lor its interes) in PREF.

. Revenue includes gross rental income at 100% share of £284m {20119 £310m)

. Capital financing costs of £32m in alher joint ventures and funds relates to bond redemption costs in & jirt venlure wath Sansbury's

N —

v
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uss Hercules Unit Trusi Qther Total
The SoulhGate Limited joint Joint venturas jeint veniures Total Group share
Parinership venlures?! and sub-funds’® and junds? 2020 2020
Aviva Uriversities
Investars Superannuation
Scheme Group PLC
Shopping Shopping Retail
Centres Centres Parks
50% 50% Various
Em £m £m £rn £€m im
8 14 32 9 383 1%
{5 {sl 18) - 1124) {62
13 9 24 ? 259 129
[ - - m 3 m
1} - - i2) 196 149}
" 9 24 [ 160 79
(45) (49] (129% 5] 154%) (284)
- - - (32] [44) {22
- - 1 (21 (1) . -
[34) (401 (104) (331 1454) {227
(34) (40| 1104) 133) {454) 12271
~ - - - 121 (1l
(341 1401 [104) 133) 1456) [228]
(¥7] 1201 {52] 117 {2281
) 4 13 1354 180
208 188 332 - 6,687 3,288
2 i 2 - b 24
5 b 1A 10 245 LEL
215 195 345 10 6,996 3,443
(4] 13] (9} (3l 171) (85)
- - - - 11,951] 19751
- (33} - {3l 11,510) {701]
(28] - - - 153) {25]
132} (34 19) 16l [3,685I 11,786)
183 161 334 4 3311 1,657
1 80 171 2 1,657

Tha borrowangs of jeinl ventures and funds and their subsidiaries are non-recourse 1o the Group. All jeint ventures are incorperated in the United Kingdom, with the exception
of Broatgate REIT Limiled and the Eden Walk Shopping Centre Unit Frust which are incorporated in Jersey. Qf the funds, the Hercules Unit Trust{HUT] joirt ventures and
sub-funds are incorporated in Jersey.

These financial statements include the results and financial pasition af the Group’s interest in the Fareham Praperty Partnership, the BL Goodenan Limited Partnership and the
Gibraltar Lirited Partnership, Accordingly, advantzge has heen laken of the exemptions provided by Regulabion 7 of the Partnership lAccounts] Regulations 2008 nol to attach the
parinership accaunts to Lhese financial staterments
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FINANCIAL STATEMENTS caontinued

Notes to the accounts continued

11 Joint ventures and funds continued
Operating cash flows of joint ventures and funds Group sharel

2021 2020
£m £m
Rental income received from tenanis 119 131
Operaling expenses paid (o suppliers and employees (26) 1271
Cash generated from operations kx 104
Interast paid &7} {56!
Interest received - 1
LI¥ corporation tax paig 2] 12)
Cash infiow from operating activities 44 47
Cash inflow from cperating activities deployed as:
Surplus [daficit) cash retained within joint ventures and funds 10 {2l
Ravenue distributions per consolidated statemnent of cash flows 34 49
Revenue distributions split between controlling and non-controlling interests
Attributable ta non-controlling interests 2 2
Attributable to shareholders of the Company 32 47
12 Other investments
20zt 2028
Fair value Far value
thraugh Amorlised tnlangible thraygh Amartisad Iniangible
profitar loss o5t assals Total prafit or lass cocst assets Tolal
im €m Em £m Em Em £m £m
At Y April 1M 3 n 1258 114 5 10 129
Additions 3 - 5 8 [ z 4 10
Transfers / disposals [10%} 111 - 1110} - 14) - 14]
Revalualion 1 - - 1 7 - - 7
Amariisation - - 14) 14) - - 13 i3
At 31 March [ 2 12 20 A 3 Il 125

The amount included in the fair value through profit or loss relates to private equity / venture capital investments of £6m (2019/20: £2m)

which are categorised as Level 3 in the fair value hierarchy and government bands of £nil [2019/20: £36m] which are classified as

Level 1. The fair va'ues of private equity / venture capital invesiments are determined by the Directors

As at 31 March 2020. fair value through profit or loss included £93m camprising interests as a lrust beneficiary. The trust’s assets

comgrise freehold reversions 1n a paol of commercial properties, comprising Sainsbury's supersiores. This interest was sold for £102m

in the year ending 31 March 2021.
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13 Debtors

2021 020
. im £m
Trade and other deblors 38 29
Prepayments and accrued income 14 10
Rental deposits [ 17
56 34

Trade and other debtors are shown after deducting a provision for impairment against tenant debtors of £57m (2019/20: E14m|. Accrued
income is shown after deducting a provision for impairment of £5m [2019/20: Enill. The prowision for impairment is calculated as an expected
credit loss on trade and other debtars in accordance with IFRS 9 as set cutin Note 1

The charge to the income statement for the year in relation to provisions for impairment of trade recevables and accrued income was
£52m {2019/20: E4m), a5 disclosed in Nete 3. Within this charge, £9m (2019/20: £nil) represents prowisions fcr impairment made against
receivable balances related to billed rental incame due on 25 March rent quarter day. Rental income 15 recagrised on a straight-line
basis over the lease term in accordance with IFRS 14. The majority of rental inceme relating to 25 March rent quarter day has, therefore,
not yet been recagnised in the income statement in the current year and is instead recognised as deferred income, within current
Liabilities as at 31 March 2021. As the rent due on 25 March has been billed 1o the tenant, however, the Group 1s required to provide

for expected credit losses at the balance sheet date in accordance with IFRS 9. This creates a mismatch in the period between the
recognition of rental income and the impairment of the associated rent receivable.

The increase in provisions for impairment of trade debtors and accrued income of £48m [2019/20: E3rnl is equal to the charge to the income
statermnent of £52m (2019/20: £4m), less wrile-offs of trade debtors of E4m [2019/20: £1m}.

The Directors constder that the carrying amount of trade and other debtors is approximate to their fair value. Further details about the
Group's credit risk managerment practices are disclosed in Nate 17,

The tables below surmmarise the ageing profile for tenant debtars and associated expected credit losses, grouped by credit risk rating. The
expected credit losses are determined in line with the provisioning approach detaited in Nole 1. The rmajarity of outstanding tenant debtors
relate to tenants in the Retall sector.

Provisions for impairment of tenant debtors
31 March 2027

Parcentage
Tenanl debtars Provision Net tenant debtar provided'
- <90 %0-181 183 - = 36§ «90 90-182 183 - > 345 <70 $0-182 1831 - *> 345

I days days 4Sdays days Total days days 345 days days Total days days 345 days days Totak Tatal
Credit risk Em £m tm fm &m £m [ im tm {m £m {m &m m €m %
CvA/
Adminisiration ) 7 14 6§ 33 161 170 (4} (41  (33] - - - - - 100%
High 8 [ 4 1 17 14) (4] (4) m 03 [ - - - 4 75%
Medium 4 2 2 - 8 i 1 (2} - (4) 3 1 - - 4 4L7%
Low 15 4 4 1 24 1) 11) (4) 1) {71 14 k] - - 17 28%
Total Group 3 17 24 8 82 (121 (13] 124} (8] {57) 21 [ - - 25 69%
Joint ventures
and funds 12 3 7 5 27 (2] (1] {7) 15 115] 10 2 - - 12 56%
Total 45 20 31 13 109 141 N4l 13 131 72} 31 [ - - 37 §6%

1. The perceniage provided is calculated using the unrounded tenant deblor and provision balance.
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13 Dehtors continued
31 March 2020

Percermiage
Tenant dedtors. Pravision Met tenant debtar provided'
<90 90-182 183 -3a5 365 <%0 0~ 182 363-5 - 365 €90 90-182 183385 - 345
o days days days days  Total days days days days Taiat days days days days  Total Tatal
Credit risk £m £m tm  &m  {m Em tm £m Em tm £m £m £m Em  (m %
CvA/
Administration 4 2 3 - 9 {2i 2] 13l - (71 2 - - - 2 %%
High 2 1 T~ 4 2! m M - {4) - - - - - 87%
Medium § - - - '\ - - - om 7 - - -7 19%
Low 8 - - - 8 11) - - - (1] 7 - - - 7 %
Total Group 23 3 & - 30 {7 {3) i4) - §14) 16 - - - )b 4£7%
Jaint veniures
and funds 7 2 1 - 1 1] 1] f1] - 13) [ 1 - - 7 0%
Toral 30 S 3 - 40 181 4] 15 - (7 27 1 - - 23 43%

1 The percenage provided is calculated using the unrounded 1enant debler and prevision balance.

Provisions for impairment of accrued income

The table befow summarises accrued income and assotiated expected credit losses, grouped by credit risk rating. The expected credit
losses are deterrined in lina with the provisioning approach detailed in Note 1. Accrued income relates to concessions offered to
tenants in the form of the deferral of rentat payments. Rental incorre relating lo e year ending 31 March 2021, which has not yel been
invoiced, 1s recognised on an accruals basis in accordance with the underlying lease. )

31 March 2021 31 March 2070

Accrued Net accrued Pertenlage Acerved Net accruad Percentage

- incame Provision income provided' income Provision incame pravided
Credit risk €m o £m % £m £m £m %
CVA/ Administration 1 11 - 100% - - - -
High 4 [FA] - 100% - - - -
Medium 2 - 2 25% - - - -
Low 2 - 2 10% - - - -
Total Group 9 3] 4 56% -~ - - -
Joint venlures and funds 1 1) - 100% - - - -
Total 10 [4) 4 80% - ~ - -

1. The percentage prowded is calculated using the unrounded acciued income and provision balance

The table below summarises the movernent in prowsioning for impairment of tenant deblors and accrued income during the year ending
31 March 2021

Prapartionally

- - . . . Group consglidated
Maovement in provisions for impairment of tenant debtors and accrued income €m €m
Provisions for irnpairment of tenant deblars and acerued income as at | Aprit 2020 14 17
Write-ofts of tenant debtors {4} 14)
Increase in provision for impairment of tenant deblors 47 59
Increase in provision for impairment of accrued income 5 []
Total increase in provision charge recognised in income Statement 52 &5
Pravision for impairment of tanant debtors and accrued income as at 31 March 2021 [¥] 78
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13 Debtors continued

The impact of Covid- 19 has given rise to an increase in rental debtors due from tenants as a resull of delays in receiving payment.
Provisioning for impairment of rental deblors s considered to be an area of significant estimation at the balance sheet daie and, as

a resull, we inctude sensitivity iables, below, to illustrate the impact of changes in assumptions on provisions for impairment of rental
debtors and accrued income recogmsed at the balance sheet date.

The key assumptions within the expecled credit loss model include the loss rates assumed for each credit risk raiing and ageing
combination and a tenant’s assigned credit risk ratings. The sensitivity table, below, iltustrales the impact on provisions as a result of
firstly, changing the absclute loss rate percentages for each ageing and credit risk category and secendly, the impact of changing the
percentage share of high and low nisk debtors for Retail tenants only, 1.e. assuming 10% of debtors move from mediur to high risk and
10% of debtors move from low to medium risk and vice versa A 10% increase or decrease represents management’s assessment of the
reasanable possible change in loss rates.

Impacl on provisiens 1mpact on provisions

10% Intreasein % 10% Decrease in %

Provision at 10% Increasa in - 10% Decreasa in loss shara ef high risk share of high risk

31 March 2021 oss rates’ rakes® tenant debtors? tenani debtors?

&m £m €m £m &

Provision for impairment of tenant debtors 57 1 161 5 {51

Provision for smpairment of accrued mcame 5 - 1} 1 il}
Group total provision for impairment of tenant debtors

and accrued income &2 1 7} 6 {6}

1. This sensitivity analysis has been performed an mediem and high risk tenants and tenants in CVA or Administranion only as the significant estimation uncertainty is wholly
related to these.

2. This sensitivity analysis has been performed an Retail 1enants anly A mavernent in the share of Offices tenant debtors within each credit risk rating has net been considered as
management believes there is less uncertainty associated to the assumption on Offices tenants’ credit risk ratings

14 Creditors

2021 2020
fm £m

Trade credilors 55 S5
Other taxation angd sociai security 25 27
Accruals 48 89
Deferred income 42 58
Lease liabilities 5 7
Rental deposits due to tenanis 4 17
219 253

Trade creditors are interest-free and have settlemant dates within one year. The Directors consider that the carrying amount of frade
and other creditors is approximate to their fair value.

15 Other non-current liabilities

2021 2020
£m {m

Lease liabilities 128 156
128 156
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16 Deferred tax
The movement on deferred tax is as shown below:

Deferred tax assels year ended 31 March 2021

1 April Dzbited to Credited 31 March
2020 income o equity 2021
om m Em m
Ternporary differences 5 (5] - -
5 ] - -

Deferred tax liabilities year ended 31 March 2021
im £m £&m £m
Property and investment revaluatipns [&) - L] -
1] - & -
Net deferred tax liabilities 1) (5) L] -

Deferred tax assets year ended 31 March 2020

1 Apnl Jebrted to Cradited 3% March
Ty ihcome! 10 equity? 2020
£m im Em &m
Interest rate and currency derivative revaluations 1 i - -
Temporary differences [ I} - 5
7 (2) - 5

Deferred tax liabilities year ended 31 March 2020
Em Em £m im
Praperty and investment revaluations (4§ - - 18]
16) - - 16]
Net deferred tax assets [liabilities) 1 121 - il

1. A£1m creditin respect of the deferred tax asset, ceedited to income, resulls fram the change in Lhe tax rate used to calculate the deferred tax 1o 19% [2018/19 17%|
2. AEVmdebe in respect of the deferred tax liability, debited to equity, results Irom the change in the tax rate used to calculate deferred tax 1o 19% 12018/19: 17%).

The fallowing corporation tax rate has been substant vely enactad: 19% eftective from 1 April 2017 The deterred tax assets and liabilities
have been calculated at the tax rate e'fective in the period that the lax is expected to crystallise,

The Group has recognised a deferred tax asset calculated at 19% [2019/20: 19%) of Enil [2019/20: E4m) in respect of capual losses from
previous years available lor offset against future capital profit Further unrecogrised deferred tax assets in respect of capital losses of
£137m [2019/20: £135m] exist at 31 March 2021.

The Group has recognised deferred tax assets on derivative revaluations to the extent that future matching taxable profits are expected
to arise At 31 March 2021, the Group had an unrecognisad defarred tax asset calculated at 19% [2019/20 19%) of £45m (2019/20: £52ml
in respect of UK revenue tax losses from previous years.

Under the RET regime. development properties which are sold within three years of completion do not benefit from tax exernption.
At 31 March 2021, the value of such properties is £801m j2019/20: £254m] and if these properties were to be sold and ro tax exemplion
was available, the tax arising would be £0.3m (2019/20: £21m]
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17 Net debt

021 2020
Footnole £m Em

Secured on the assets of the Group
5.264% First Mortgage Debenture Bonds 2035 38 375
5.0055% First Maortgage Amortising Debentures 2035 a9 9
9.357% Firsi Mortgage Debenture Bonds 2028 241 249
Bank loans 1 358 a3%

1,049 1,230
Unsecured
4.6359% Semior US Dollar Notes 2021 2 157 180
4.766% Senior US Dollar Notes 2023 2 102 17
5.003% Senior US Dollar Notes 2026 i 67 80
3 81% Senior Notes 2026 1M 13
3.97% Senior Notes 2024 112 115
0% Convertible Bend 2020 - 347
2.379% Sterling Unsecured Bond 2029 298 298
4 14% Senior US Dollar Notes 2025 2 77 89
2.67% Senior Notes 2025 37 37
2.75% Senior Notes 2026 7 37
Floating Rate Senior Notes 2028 80 80
Floating Rate Senior Notes 2034 102 102
Facilities and overdraits 181 477

1,361 2,272
Gross debt 3 2410 3.502
Interest rate and currency derivative liabilities 128 169
Interest rate and currency derivative assets 1135] (231)
Cash and short term deposits 45 {154] (193]
Total net debt 2,249 3.247
Net debt attributable to nan-controlling interests (700 1107}
Net debt attributable to shareholders of the Company 2179 3.140
Total net debt 2,249 3,247
Amounts payable under leases [Notes 14 and 15] 133 163
Total net debt lincluding lease liabilities) 2,382 3,410
Net debt atiributable to non-conkrolling interests lincluding lease liabilities) (75) 1121
Net debt attributable to shareholders of the Company [including lease liabilities) 2,307 3.298
1. These are non-recourse borrowangs with no recourse far repayment to other comparies or assets in the Group

2021 02
£ {m
Hercules Unit Trust 358 515
358 515

L

Principal and interest an these borrowings were fully hedged into Sterling at a floating rate at she time of issue.
. The principal amount of gross debt al 31 March 2021 was £2.29 1m (2019/20: £3.294m]. Included in this is the principal amaount of secured borrowings and other barrowings af

nan-recourse companies of £998m ol which the boerrowings af the partly-owned subsidiary, Hercules Unit Trust, ot benelicially owned by the Group are £7%m,

[
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included wilhin eash and shart term deposils is the cash and short term depesHs of Hercules Unit Trust, of which £8rm is the proportion not banedicially owned by the Group.
. Cash and deposits not subject ta 3 security interest amount to £145m (2019/20: £173ml.
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17 Net debt continued
Maturity analysis of net debt

an 2020
€m £m
Repayable- within one year and on demand 161 637
Between: one and two years 169 128
two and five years 846 829
five and {en years 738 1141
ten and fifteen years 496 107
fifteer and twenly years - 600
2,249 2865
Gross debt 2,410 3,502
Interest rate and currency derwatives 7 162}
Cash and short term deposils (1541 1193}
Net debt 2,249 3247
0% Convertible bond 2015 [maturity 2020}
On 9 June 2020, the £350 million convertible bonds were redeemed at par in cash.
Fair value and book value of net debt )
Firal 2020
Fair value Book value Diferance Fair value ook value Difterence
£m im £m £&m Em Em
Debentures and unsecured bongs 1,978 1,871 107 2.022 1,964 58
Convertible bonds - - - 347 347 -
Bank debt and other floating rate debt 544 539 7 1197 1IN b
Gross debt 2,524 2,410 114 3,566 3,502 44
interest rate and currency derivative liablities 128 128 - 159 149 -
lnterest rate and currency derivalive assels 1135) 1135) - 231 231 -
Cash and short term deposits {1541 [154] - 1193 (193) -
Net debt 2,361 2,249 114 3.311 3247 b4
Net debl attributable ta non-controlling interests (70 (701 - 1197] (107) -
Net debt attributable to sharehalders of the Company 2,293 2,179 114 3,204 3.140 b4

The fair values cof debentures, unsecured bonds and the convertible bond have been established by obtaining quoted market prices
from brokers. The bank debt and other floating rate debt has been valued assuming it could be renegotiated at contracted margins.

The derivatives have been valued by calculating the present value of expected future cash flows, using appropriate market discount rates,
by an independent treasury adviser.

Short term debtors and creditors and other investments have been excluded from the disclosures on the basis that the fair value is
equivalent to the book value The fair valua hierarchy level of debt held at amortised costis Level 2 [as defined in Note 101,
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17 Net debt continued
Group loan to value LTV}

w021 2020

£m Em

Group loan to value (LTV) 26.1% 78.9%
Principal amount of grass deby 2.2 3.294
Less debt attributable to non-cantroliing interests 791 1131
Less cash and short term depasits [balance sheet| {154} [193)
Plus cash attributable to non-controlling interests 8 &
Total net debt for LTV catculation 2,044 2.994
Group preperty portfolio valuation |Note 10] 6,247 8.106
Investments in jgint ventures and funds [Note 11) 2,120 2.358
Other investments and praperty, piant and equipment |balance sheet]? 26 131
Less property and investmenis attributable ta non-controlling interests [163) 1221)
Total assets for LTV calculation 8,210 1037

1. The E'lﬂrl:\ dif_lerencg helween other investments and plant, property and equipment per the balance sheet tolalling C50m, relates 1o a right-of-use assel recognised under a
lease which is classified as property, plant and equipment which is not included within Tatal assets for the purpases of the LTV calculaticn

Proportionally consolidated lcan to value (LTV]

2021 2020
m Em
Proportionally consolidated loan to value (LTV] 32.0% 34.0%
Principal amount of gross debt 3,262 427
Less debt attributable to non-controlling interests 1791 {113
Less cash and short term deposits 1258} [322]
Plus cash atleibutable Lo non-controlling interests i0 6
Total net debt for proportional LTV calculation 2,935 1842
Group property porifolio valuation (Note 10) 46,247 8,108
Share of property of joint veniures and funds [Nate 13) . 3,048 37272
Qther investments and property, plant and equipment [batance sheet!’ 26 13
Less property altributable to non-controlling inlerests (163) [221]
Total assets for proportional LTV calculation 9,158 11,288

1. The E24m dilference between other investments and plant. praperty and equipment per the balance sheet totailing £50m, relates to a right-of-use assel recognised under 3
lease which is classilied as property, plant and equipment which is not included within Total assets lor the purposes of the LTV calculation.
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17 Net debt continued
British Land Unsecured Financial Covenants

The two finarcial covenants applicable 1o the Group unsecured debt including convertible bonds are shown below:

N 2020
£m £m

Net Barrowings not ta exceed 175% of Adjusted Capital and Reserves 13% 40%
Principal amount of grass debt 2,271 329
Less the relevant praportion of borrowings of the partly-awned subsidiary/nan-controlling interests 179} [113)
Less cash and deposits [batance sheetl 1154) 1193
Plus the relevani proportion of cash and dapaosits of the partly-owned subsidiary/non-conteolling interests 8 6
Net Barrowings 2,066 2994
Share capital ang reserves [balance sheet) 5,983 7147
EPRA deterred tax adjustrnent [EPRA Table Al - 5
Trading property surpluses (EPRA Table A] ? 13
Exceptional refinancing charges {see below] 188 199
Fair value adjustments of financial instruments (EPRA Table Al 115 141
Less reserves aitridutable to non-conlrolling interests [balance sheet) (591 1112
Adjysted Capital and Reserves 6,238 7.3%4

In calculating Adjusted Capital and Reserves for the purpose of the unsecured debt financial covenants, there is an adjustment of £188m
(2019/20: £199ml to reflect the cumulative net amortised exceptional items relating to the refinancings in the years ended 31 March

2005, 2006 and 2007.

021 2020
£m €m
Net Unsecured Borrowings not ta exceed 70% of Unencumbered Assets 25% 30%
Pringipal amount of gross deht 2,29 3294
Less cash and deposits not subject to a securily interest [baing £145m {ess the relevant proportion of cash and deposits
of the partly-owned subsidiary/non-contralling interests of £6m) 139} (169}
Less principal amount of secured and non-recourse borrawirgs 1998) 11.154)
Net Unsecured Borrowings 1,154 1,949
Group property portfolio valuation [Note 10) 8,247 8,104
Investments in joint ventures and funds {Note 11] 2,120 2358
Other investments and property. plant and equipment [balance shee:)! 26 3N
Less investments in joint ventures 2,120} 12.358]
Less encumbered assels [Note 10) 11,592} (1,733}
Unencumbered Assets 4,681 6,504

1. The £Z4m dillerence between olher investments and plan!, properly and equipmenl per Lhe balance sheet (otalting £50rm, relates to a nght-of-use assel recognised under a
‘ease which is classified as property, plant and equipment wh:ch is not included within Unencumbered Assels for the purposes of the covenant calculation
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17 Netdebt continued
Recencitiation of movemnent in Group net debt for the year ended 31 March 2021

Arrangement

Foreign rasts
2020 Cash flows Transters? exchange Fair value  amortisatian 2021
Lm cm Em £m m (1] m
Short term barrowings 637 1637 161 - (2) F3 151
Long term borrowings 2,865 13571 [161) (44) 48] F4 2,249
Derivatives! 162) 14 - 44 (3] - k]
Total liabalities from financing activitiess 3,440 (990) - - (51} 4L 2,403
Cash and cash equivalents [193) 39 - - - - 1154)
Netdebt 3,247 1951} - - (51) 4 2,249

Reconciliation of movement in Group net debt for the year ended 31 March 2020

Arran n

Foroign B ge:;:lst
2019 Cash flows Transiers? exchange Fair value arnariisation 2020
£m £m Em £m £m tm £m
Short term borrowings 99 [21) 637 - 22 - 437
Long term borrewings 2.932 507 1637] 21 a7 5 2,869
Derivatives? (24) 4 - 21 (21] - {62
Tolal Labilities fram financing activitiess 3,007 3%0 - - 38 5 3.440
Cash and cash equivalents [242] 49 - - - - {1931
Net debt 2.765 439 - - 38 5 3,247

| Cash fiows on derivatives include £24m of net receipts an derivative interest.

2. Cash flows on derivatives include E17m ol net receipts on derivative interest.

3 Translers camprises debt maturing frem leng term to shart lerm borrowings.

4. Cash flows of £990m shown above represents net cash flows on capital payrments in respect of interest rate derivatives of £10m, decrease in bank and other borrowings of
£1,218m and drawdowns on bank and other barrowings of £214m shown in the consolidated siatement of cash flows, along with £24m of net receipts on dervaiive mlarest.

S Cash flows of £290m shown above represents net cash flows on capital payments in respect of interest rate derivatives of £14m, decrease in bank and other borrowings of
£189m and drawdowns on bank and other barrowings of £576m shown in the consotidated siatemnent of cash Nlows, along with £17m of net receipts an derivative interest

Fair value hierarchy

The table below provides an analysis of financial instruments carriad at fair value, by the valuation method. The fair value hierarchy
levels are defined in Note 10.

20n 2020

Levell Level 2 Level 3 Tokak Level } Levei 2 Level 3 Total

tm £m Em £m fm Em €m £m

Interest rate and currency derwative assets - 1135} - {135) - [231) - 1231)
Other investments - fair value through profit

or loss [Note 12) - - {6) (8] (16l - 195] (111}

Assets - (135} 18) [141] 16l {231) 199] [342]

Interest rate and currency derivaiive liabilities - 128 - 128 - 149 - 169

Convertible bonds - - - - 347 - - 347

Liabilities - 128 - 128 347 169 - 514

Total - 7 16) (13} 331 (62} (951 174
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17 Net debt continued
Categories of financial instruments

2021 2020
£m £m

Financial assets

Amortised cost

Cash and short term depos'ts 154 193

Trade and other debtors [Note 13) 42 46

Other investments (Note 12| 2 3

Fair value through profit or loss

Derivatives in designated fair value hedge accounting relationships'? 126 209

Derivatives not in designated hadge accounting relationshigs ? 22

Other investments INate 12) 6 11

339 584

Financial liabilities

Amaortised cost

Credilors [Note 14) . ‘ 1141 (180]

Gross debt 12,410 {3.155)

Lease Liabilities [Nctes 14 and 15} [133) 1163}

Fair value through profit or loss

Derivatives not in designated accounting relationships [128) [167)

Convertible bond - 1347

Fair value through other comprehensive income

Derivatives in designalted cash flow hedge accounting relationships'? - (21
(2,812) [4.014]

Taotal [2,473) [3,430)

i Derivaive assets and liabibties in designated hedge accounting relationships sit within the derivative assets and derivative Uiabilities balances of the consclidated balance sheel.
2 The fair value of derivative assets 1n deskynated hedge accounting relationships represents the accumulated amount of Jair value hedge adjustments on hedged items

Gains and losses on financialinstruments, as classed above, are disclosed in Note & [net financing costs], Note 13 [debtors),

the consolidated income statement and the conselidated statement of comprehensive income. The Qirectors consider that the

carcying amounts of other investments are approximate to thek fair value, and that the carrying amounts are recoveratle.

Capital risk management

The capital structure of the Group cansists 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 capital structure are addressed within Managing risk in
delivering our sirategy on pages 78 to 87. The Group's objectives, policies and processes for managing debt are set out in the Financial
pelicies and principles on pages 75 to 77

Interest rate risk management
The Group is considering the processes for transition of existing LIBOR based debt and derivatives to reference SONIA, alengside
emerging market practice.

The Group uses interest rate swaps and caps to hedge exposure ta the vanabilily in cash flows on fleating rate debt. such as revolving
bank facilities, caused by movements in ma-ket rates of interest. The Group's abjectives and processes for managing interest rate risk
are sei out in the Financial policies and principles on pages 75to 77.

At 31 March 2021, the fair valuve of these derivatives 1s a net lizbibty of £124m Interest rate swaps with a tar value of Enil have been
designated as cash flow hedges under IFRS 9,

The ineflectiveness recognised in the income statement on cash flow hedges in the year ended 31 March 2021 was £nil (2019/20: £nill.
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17 Net debt continued

The cash flows cccurand are charged te profit and (ass until the maturity of the hedged debt. The table below summarises variabie rate
deht hedged at 31 March 2021

Variahle rate debt hedged

2021 2020

£m £m

Qutstanding:  at one year ‘ 875 855
3l two years 1,050 1,005

3t five years 250 250

altenyears 250 250

Fair value hedged debt
The Group uses interest rate swaps (o hedge exposure on fixed rate financeal babilities caused by movernents in markel rates of interest,

At 31 March 2021, the fair value of these derwatives s a net asset of £132m, Interest rate swaps with a fair value of £12é6m have been
designated as fair value hedges under IFRS 9 [2019/20: asset of £209m).

The cross currency swaps af the 2021/2023/2025/2026 US Privale Placements fully hedge the foreign exchange exposure at an average
floating rate of 142 basis points above LIBOR. These have been desigrated as fair value hedges of the US Private Placements

Interest rate profile - including effect of derivatives

w21 020

£m Em

Fixed or capped rate 2,249 2317
Variable rate [net of cashl - 930
2,249 3,247

All the debt is effectively Sterling denominated except far £6rn of USD debt of which £6m 1s at a variable rate (2019/20: £5m).

At 37 March 2021 the weighted average interest rate of the Sterling lixed rate debt 1s 4.2% [2019/20; 3.2%}. The weighted average period
for which the rate is fixed 15 9.2 years [2019/20: 8.0 years]. The floating rate debl is set for periods of the Company’s choosing at the
relevant LIBOR lor similar] rate.

Proportionally consolidated net debt at fixed or capped rates of interest

2024 2029
Spot basis 100% 81%
Average over nexi five-year forecast period 78% 75%
Sensitivity table - market rate movements
2021 2020
Increase Decrease Increase Decrease
Maovement in interest rates [ops)' 78 78] 58 (58]
Impacl on underlying annual profii [Em) 9] 10 (12] i3
Movement in mediurn and teng term swap rates (bps]? 14 1151) 173 1173
Impact on cash flow hedge and nen-hedge accounted derivative
valuations (Em} 74 140] 106 181]
Impact on converible bond valuatians [Eml? - - 1 11)

1. The movement used far sensitivity analysis represents (he largest annual change in the three-month Sterling LIBOR over Ihe last 10 years.
2. This moverment used for sensitivity analysis represents the largest annuat changg in the seven-year Sterling swap rate aver the tast 10 years.
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17 Net debt continued

Foreign currency risk management

The Group's policy 15 10 have no material unhedged net assets or labdities denominated in foreign currencies. The currency risk on
overseas investments is hedged via foreign currency denominated borrowings and derivatwes. The Group has adopted net investment
hedging in accardance with IFRS 9 and therefore the partion of the gain or loss on the hedging instrument that is determined to be an
effective hedge is recognised directly in equity. The ineFective portion of the gain ar toss on the hedging instrument is recognised
immediately in the income statement.

The table below shows tne carrying amounts of the Graup’s foreign currency denominated assets and liabilities. Provided contingent tax
on overseas nvestments i not expecled to occur it will be ignored for hedging purposes Based on the 31 March 2021 position a 27%
appreciation [largest annual change over the last 10 years] in the USD relative to Sterling would result in a £nil change (2019/20: £nil]

in reported profiis.

Assots Liabilites
2021 2020 2021 2020
&m Em Em £m
USD denominated 8 4 & 5

Credit risk management

The Group's approach to credit risk managernent of counterparties 1s 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 amount of financial assets
recarded in the linancial statements represents the Group s maximum exposure to credit risk without taking account of the value of
any collateral obtained.

Banks and financial institutions:
Cash and short term deposits at 31 March 2021 amounted to £154m (2019/20. £193m)]. Deposits and interest rate deposits were placed
with financial institulions with BBB+ ar hetter credit ratings.

At 31 March 2021, the fair value of all interest rate derivative assets was £135m (2019/20; £231m)

AL31 March 2021, prior to taking into account any offset arrangements, the largest combined credit exposure to a single counterpa-ly
ansing from money markel deposits, liquid investments and derivatives was £67m [2019/20: £94m]. This represents 0 8% [2019/20: 0.8%)
of gross assels.

The deposit expasures are with UK banks and UK branches of international banks.

Trade receivables:

Trade recaivables are presented net of provisions for impairment for expected credit losses Expected credit lasses are calculated on
initial recognition of trade receivables and subsaquently in accordance with IFRS 9, taking into account historic and forward-looking
information. See Note 13 tor further dataiis and credit risk related disclosures

Lease incentives:

Lease incentives are included within the investment property balance and provisions for impairment for expectad credit losses for lease
incentives are recogn sed within trade receivables Expected credit lasses are calculated on initial recagnition of temant incentives and
subsequently in accordance with IFRS 9, taking inlo account histaric and farward-looking infermation. See Note 10 for further details
and credit risk related disclosures.

Liquidity risk management
The Group's appreach to liquidity risk management is discussed in Financial policies and principles on pages 75 ta 77, and the risks
addressed within Managing risk in delivering our strategy on pages 78 ta 87.

The following table presents a rnaturity profile of the contracted undiscounted cash flows of hnancial liabilities based on the earliest date
on which the Group can be required to pay The table includes both intecest and principat flows Where the interest payable s not fixed.
the armount disclosed has been detarmined by reference to the projecled interest rates implied by yield curves at the reporting date.

For gerivative financial instruments that setile on a net basis [e.g. interest rate swaps] the undiscaunted net cash flows are shown and
for dervatives that require gross settlement {e.g. ¢ross currency swapsl the undiscounted gross cash flows are presented. Where
payment abligatiens are in foreign currencies, the spot exchange rate ruling at the balance sheet date is used. Trade creditors and
amounts owed {0 joint ventures, which are repayable within one year, have been exctuded from the analysis.

The Group expects to meet its financial tiasibities through the various available liquidily sources, including a secure rental income profile,
asset sales, undrawn commiited borrowing facilities and, i the longer term, debt refinancings

200 British Land Annyal Report and Accounts 2021



17 Net debt continued

Liquidity risk management continued

The future aggregate minimurm rentals recevable under non-cancellable operating leases are shown in the table on the following page
Incormne fram joint ventures and funds 1s not included on the fellowing page. Additionat Liguidity witt arise from lething space in properties
under construction as well as fram distributions recewved from joint ventures and funds.

2021
Within Following Three to Qver five
one year year five years years Total
£m £m Em £m im
Debt? 151 M 785 1,213 2,330
Interest on debt 74 73 189 270 408
Berivative payments 148 15 19¢ 145 507
Lease liability paymentls 8 9 29 329 375
Tatal payments 393 268 1,202 1,957 3.820
Derivalive receipls [191] [25) 1221] (74} 511
Net payment 202 243 81 1,883 3,309
Operating leases with tenants 290 241 505 555 1,51
Liguidity surplus [deficit) a8 (21 [4786) 1,328} (1,718]
Cumulative liquidity deficit as a6 {390) (1,718}
2020
Within Fellowing Thiea to Qver five
oA year year live years years Total
Em £m £m Em Em
Debt! 638 179 581 1,980 3378
Interest on debt 90 81 215 356 762
Derwative payments 14 156 132 258 557
Head lease payments 1 10 25 465 51
Total payments - 750 426 753 3,059 5,188
Derivative receipls (31} 1207| 1179 (193] [610]
Net payment 719 219 774 2,866 4,578
Operating leases with tenants £06 342 724 911 2,383
Liquidity surplus [deficit] [313) 123 (50 11,955} (2,195
Cumulative liquidity surplus [deficit] 313 1190| (2400 12,1951

1 Gross debt of £2.410m [2019/20° £3.502m represents the total of £2.330m {2019/20: £3.378ml, less unamortised issue costs of £10m 2019/20: €10m. plus fair value
adjustments o debt of £90m (2019/20. [124m.

Any short term liquidity gap between the net payments reguired and the rentals receivable can be met through cther liquid:ty sources

avallable to the Group, such as commitled undrawn borrowing facilities, The Group currently holds cash and short term deposits of

£154m of which £145m is not subject ta a security interest {see foatnote 5 to net debt table on page 193], Further liquidity can be

achieved through sales of property assets or investments and financing activity.

The Group's property portfolio is valued externally at £6,247m and the share of joint ventures and funds’ property is valued at £3.048m.
The committed undrawn borrowing facilities available to the Group are a further source of liguidity, The maturity profile of committed
undrawn borrowing facilities is shown below.

Maturity of committed undrawn borrowing facilities

2021 2020
im £m

Maturity dale:  over five years 347 50
hetween'four and five years . 1,049 1,046

between three and four years 294 -

Total facilities avalabte for more than three years 1,690 1.0%%
Between iwo and ihree years - 20
Belween one and two years - -
Within one year - -
Total 1,690 1116
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17 Net debt continued

Liquidity risk management continued

The undrawn facilites are compnsed of British Land undrawn facilities of £1,690m plus undrawn facilities of Hercules Umi Trust
totalling £nit.

18 Leasing

Operating leases with tenants

The Group leases out all of its investrnent properties under operating leases with a weighted average lease length of five years
(2019/20 sixyears). The future aggregate minimum rentals receivable under non-cancellable operating leases are as follows:

2021 2020

£m £m
Less than one year 290 406
Betwean one and two years ) 241 342
Between three and five years 508 724
Belween six and len years 392 638
Between eleven and fifteen years 1o 192
Between sixtaen and twenty years 13 52
Alter twenty years 20 29
Total 1,591 2.383

Lease commitments

The Group's leasehold investment properties are typically under pon-renewable leases without significant restrictions. Lease liabilities
are payable in line with the disclasure below and no contingent rents were payable in either period. The lease payments mainly relate
1o head leases where the Group does not own the freehold of a property.

2021 2020

Mirimum Mirimum

lease . lease
payments fnterest Principal payments interes! Pancipal
£m £ £m Em Em L

British Land Graup

Less than cne year B 3 5 1 4 7
Belween one and two years 9 3 [ 10 4 [
Belween twe and five years 29 9 20 25 12 13
Mare than five years 32¢9 227 2 485 328 137
Tolal 175 242 133 511 348 1463

Less future finance charges 242} (348

Present value of lease obligations 133 143
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19 Dividends

As announced on 9 Octeber 2020, dwvidend payments were resumed in the year ended 31 March 2021 following the temporary
suspensien 10 March 2020, Under the Group's revised dividend policy, going forward the dividend will be paid semi-annually, fixed at 80%
of Underlying earnings per share based on the most recently completed six-month period.

The Final dividend payment for the six-manth period ending 31 March 2021 will be 6.64p. Payment will be made on 6 August 2021 1o
shareholders on the register at close of busingss on 25 June 2021. The Finat dividend will be a Property Income Dislribution and no
SCRIP alternatwve will be offered.

PID dividends are paid, as required by REIT legislation, alter deduction of withholding tax at the basic rate [currently 20%I, where appropniate.
Certain classes of shareholders may be abie to elect to receve dividends gross. Please refer to our website britishiand.com/dividends
for details.

Pence per 2021 2020
Payment date Uividend share £m Em
Current year dividends
06.08.2021 2021 Final 6.64
19.02.2021 2021 Interim 8.40 78
15.04
Prior year dividends
07.02.2020 2020 2nd interim 7.9829 T4
08.11.2019 2020 1stinterim 7.9825 74
15,97
02.08.2019 2019 4th interim 775 73
03.05.201% 2019 3rd interim 7.75 74
Dividends in consolidated statement of changes in equity 78 295
Dividends setiled in shares - -
Dividends setiled in cash 78 295
Timing difference relaiing to payrment of withhelding lax 12 -
[hvidands in cash llow statement 76 295
1. Dividend split half PID, half non-Fi0.
20 Share capital and reserves
2021 2020
Number of ordinary shares in issue at | April 937,938,097 960,589,072
Share Issues 43,895 1,144.135
Repurchasad and cancelled - (23,795.110)
At 31 March 937,981,992 937938097

Of the issued 25p ordinary shares, 7,376 shares were held in the £S0P trust (2019/20: 7.376), 11,266,245 shares were held as treasury
shares (2019/20: 11,266,245 and 926,708,371 shares were in free issue [2019/20: 926.864.476). No treasury shares were acquired by the
ESGP trust during the year. All issued shares are fully paid.

Hedging and translation reserve

The hedging and translation reserve comprises the effective portien of the cumulative net change in the fair vaiue of cash flow and
foreign currency hedging instruments, as well as ali foreign exchange differences arising from the translation of the financial
staternents of foreign operations The foreign exchange differences also include the translation of the liahilities that hedge the
Company’s net investrent in a foreign subsidiary.

Revatuation reserve
The revaluation reserve relates to owner-occupied praperties and investments in joint ventures and funds. £30m has been transferred
from the revaluation reserve to retained earnings in the year ended 31 March 2021, relating ta the disposal of owner-occupied properties

Merger reserve
This comprises the premium on the share placing in March 2013. No share premium is recorded 1n the Company's financial statements,
through the operation of the merger relief provisions of the Companies Act 2006.
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20 Share capital and reserves continued

At 31 March 2021, gptions over 2,990,894 ordinary shares were autstanding under employee share option plans. Tne options had a
weighted average life of 2.1 years. Details of outstanding share oplions and shares awarded to employees including Executie Directors

are set aut below and on the following page:

Exarcise dates

Ay April Vested Gut Eaergiseds At 31 Mareh Exercise
Dale of grant 2020 Granted  nod exercised Vesied Lansed 2081 price |pence) From Ta
Share options Sharesave Scheme
22.06.15 5.379 - - - [5.379] - 697.00 0109.20 01.03.21
200616 2,960 - - - (2960} - 408.00 01.09.19  01.03.20
200416 11,348 - - - {8,1t8] 5,230 408.00 gras2r oia32?
21.06.17 112,499 - - 12.8331 (109,664 - 568.00 01.09.20 01.03.2%
21.0617 21,197 - - - 18,148] 13,049 508.00 $1.09.22 010323
29.06.18 56,932 - - - 133,501 23426 549.00 01.09.2%  01.03.22
29.06.18 13928 - - - (10927 23,001 549.00 0106923 01.032
18.06.1% 284,702 - - [2.251) {161,830} 120,621 435.00 01.09.22 01.03.23
18.06.1% 145.680 - - - (125506} 17,580 435.00 01.69.24 01.03.25
07.07.20 - 495,740 - - {256,675 469,065 336.00 01.09.23 01.0324
07.07.20 - 391,932 - - 11.785] 350,147 334.00 01.09.25 01.03.26
574,025 847,672 - 5.084] (492,494 1,024,119
Long Term Incentive Plan - options vested, not exercised
11.06.10 34,258 - - - 134,258! - 447.00 11.36.13  11.08.20
141210 32853 - - - (32,853} - 510.00 14,1213 14.12.20
28.05 11 795,199 - - - 138951 791,304 §75.00 280614 280621
19.12.11 48,617 - - - it 108l 47,509 451.00 191214 19.12.21
14.09.12 798.803 - - - [13.084] 785719 538.00 140915  14.09.22
20.12.12 39.013 - - - 15.918] 33,095 563.00 20.12.15 2012722
43.08.13 180.250 - - - (71,662 108,588 601.00 ga.08.14  05.08.23
05.2.13 133578 - - - {16940 116,418 500.00 05.12.16  05.12.23
28.06.17 96,212 - - - [96,212) - 617.17 280620 28.06.27
2.158,783 - - - (275950 1,882,833
Long Term Incentive Plan - unvested oplions
28,0617 1.032.917 - - - (10329121 - 81717 280620 28.06.27
26.06.18 83942 - - - - 83,942 581.40 260621  26.06.28
1,114,834 - - - {1,032.912 83,942
Total 3.949 662 847672 - [9.0841 11,801.358) 2,990.894
Weighted average exercise
price of aptions [pence) 563 336 - 476 372 495

204
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20 Share capital and reserves continued

Share price
At Apnil Exercised/ At 31 March  at granl date
Date of grant 2020 Granted Vested Lapsed 2021 [pencel  Vesting date
Performance Shares Long Term Incentive Plan
28.06.17 1,657,709 - - 11,657,709} - 61717 28.06.20
26.06.18 1,036 370 - - (284,004 752,388 68160 260621
23.07.1¢ 1,040 588 - - [215293) 825,295 535.60 23.07.29
22.06.20 - 1,247130 - (3973400 849,790 40890 22.06.30
3,734,667 1247130 - (2554346] 2,427,451
Restricted Share Plan
26.06.18 590,171 - - [38,358) 551,813 68140  26.06.21
19.06.19 762,293 - - [22.993) 739,300 53820 19.06.29
22.06.20 - 849,946 - [27884) 842,062 41260 250630
1,352,464 869 946 - 189235 2,133,175
Totat 5087131 2117076 - [2.643581) 4,540,624
Woeighted average price of shares (pence) 409 410 - 585 3

21 Segmentinformation

The Greup allocates resources to investment and asset managerment according to the sectars it expects o perfarm over the medium
term. lis three principal sectors are QOffices, Retail and Canada Water The Retail sector includes {eisure, as this is ofien incorporated

into Retail schemes. The Otherfunallocated sector includes residential properties.

The relevant gross rental income, net rental income, operating result and property assels, being the measures of segment revenue,
segment result and segment assets used by the management of the business, are set out on the following page. Management reviews
the performance of the business principally on a proportionally consclidated basis, which includes the Group's share of joint ventures
and funds on a Line-by-line basis and excludes non-cantralling interests in the Group's subsidiaries. The chief operating decision maker
for the purpose of segment information is the Executive Committee.

Gross rental income is derived from the rental of buildings. Operating result is the net of net rental income, fee income and
administrative exgenses. Na custamer exceeded 10% of the Group’s revenues in either year.

From 1 April 2021, the Group iends to change Io reporting under two principal sectors, Campuses and Retail & Fulfilment, in line with

¢hanges {0 how management intends to review the perfermance of the business.
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21 Segment information continued
Segment result

Qlfices Retail Canada Water Otherfunallocatad Taial
2021 2020 021 2020 2021 2020 2021 2020 2021 220
£m ©im £m £m em £m im £m m Em
Gross rental income
British Land Group 156 184 195 238 7 ? 3 4 341 415
Share of joint ventures ang funds 86 7 56 7t - - - - 142 142
Total 242 237 251 307 7 ? 3 4 503 557
Net rental income
British Land Group 134 145 126 189 5 8 - 4 2585 346
Share of joint ventures and funds 69 63 28 66 - - T - - 97 129
Total 203 208 154 255 5 8 - 4 352 475
Operating result
Briush Land Group 133 146 121 193 1 3 (48) (421 207 300
Share of joint ventures and funds &9 57 28 60 - - - - 97 117
Total 202 203 149 253 1 3 148) 142) 304 417
. 200 2020
Reconciliation ta Underlying Profit €m £m
Operating result 304 417
Net hnancing costs 1103] 1y
Underlying Profit 201 k)

Reconciliatian to loss on ordinary activities before taxation

Underlying Profit 201 306
Capital and gther 11,2571 (1434
Underlying Profit altribulable Lo non-controlling interests 3 12
Loss on ordinary activities before taxation (1,083) 1.11¢]

Recanciliation to Group revenue

Gross rental income per operating segment result 503 557
Less share of gross renial income of joint venturas and funds (1421 1142
Plus share of gross renial income attributable to non-controlling interests 16 g
Grossrental incame (Note 3| 377 433
Trading property sales proceeds - 87
Service charge income 44 b

Management and performance fegs lfrem joint venturas and funds) 7 8
Other lees and commissions 20 21

Revenue {cansolidated income statement} 448 513

A reconciliation between net financing costs in the consolidated income statement and net financing costs of £103m (2019/20: £111m)
In the segmental disclosures above can be found wathin Table A in the supplementary disclosures. Of the total revenues above,
Enil (2019/20: £nill was denved from oulside the UK,
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21 Segmentinformation continued
Segment assets

Qffices Retail Cansda Water Otherfunallocated Total
2021 2020 2021 2020 201 2020 021 2020 2021 2020
&m fm tm £m £m £m €m {m £m £m
Property assets
British Land Group 3,622 4470 1,988  2.940 387 364 121 147 5118 7941
Share of joint ventures and hinds 2,418 2,323 604 913 - - - - 3,022 3.236
Tatal 6,040 6.793 2,592 3873 3A7 gL 121 147 %140 11177
Reconciliation to ret assets
2021 2020
British Land Group tm En
Property assets 2,140 13177
Qther non-current asseis 51 131
Non-current assets 9191 11,308
Other net current Liabilities 1203) 2521
Adjusted net debt (2,938  (3.854}
Other non-current liabilities - -
EPRA net tangible assets {diluted) 6,050 7.202
Non-controlung interests 59 12
EPRA adjustments 1126} (147}
Net assets 5,983 7.147

22 Capital commitments

The aggregate capital commitments to purchase, canstruct or develop investment property, for repars, maintenance or enhancements,
or far the purchase of investments which are contracted for but not provided, are set out below:

o 2020

£m Em

British Land and subsidiaries 282 72
Share of joint ventures 51 56
Share of lunds - -
333 128

23 Related party transactions

Details of transactions wilh joint ventures and funds are given in Notes 3, 6 and 11. During the year the Group recognised joint venture
management fees of £7m [2019/20: £8m). Directors are the key management personnel and have the authority and responsibilily 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 ransactions with The British Land Group of Companies Pension Scheme, and other smaller pension
schemes, are given in Nate 9.

24 Contingent liabilities

Group, joint ventures and funds

The Group, joint venturas and funds have contingent liabilities in respect of legat claims. guarantees and warranties arising in the
ordinary course of business, Il is not anticipated that any material liabilities will arise fram these contingent Labilities.
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25 Subsidiaries with material non-controlling interests

Set out below is summarised financial information for each subsidiary that has non-contrelling interests that are material to the Group.
The information below 15 the amount befare intercompany eliminations and represents the cansolidated resulls of the Hercules Unit
Trust group

Summarised income statement for the year ended 31 March
Hergules Unit frusy

ELF3l 2020

m £m

Loss on ordinary activities after taxation (214} [364]
Attribuizble o non-centrolling inleresls 1521 1871
Attributable to the shareholders of the Company 11621 1279)

Summarised balance sheet as at 31 March
Hercules Unit TruslL

011 2020
£m Em

Total assets 827 1,002
Total Lbiabilities 1402) 1564}
Net assets 225 438
Non-carlrolling interests : (59) 1112}
Equity attributable to shareholders of the Company 166 ° 326

Summarised cash flows
Hercyles Unit Trust

ma 20

£m £m

Natincrease / [decrease) in cash and cash equivalents 10 11
Cash and cash equivalenis ai 1 April 29 40
Cash and cash equivatents at 11 March 39 29

The Hercules Unit Trust s a closed-ended property Umit Trust. The unit price 2t 31 March 2021 is €127 12019/20- €280 Non-contrelling
Interests coliectively own 21.9% of units in 1ssue. The British Land Company PLC owns 78.1% of units 1n issue, each of which confer
equsl voting rights, and therefore is deemed to exercise control over the trust.

Past 31 March 2021, the Group expects to purchdse the remaining 21.9% of units in 1ssue under the terms of the Unit Trust Agreement,
in-line with a decision to extend the Trust following 2 unitholder vote in February 2021. The unit purchase price is expected ta be
matenally in-ling with the unit price as at 31 March 2021 which correspands o an anticipaled aggregate purchase price and rel

assels lo be acquired from the non-contraliing interests of £40m

26 Subsequent events

There have been no significant events since year end.
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27 Audit exemptions taken for subsidiaries

The lollowing subsidiaries are exempt frem the requirements of the Companies Act 2006 relating to the audit of indmdual accounts by

virtue of Section 479A of that Act.

Companies House

Companies House

Name reg number Name reQ Aumber
17-19 Bedford Street Limited 07398971  British Land Superstores [Non Securitised)

1B-20 Craven Ml Gardens Limited 07647837 Number 2 Limited 06514283
20 Brock Street Limited 07401697 Caseplane Limited 5661132
39 Victoria Street Limited 07037133 Cavendish Geared Limited 02779045
Aldgate Place [GP| Limited 07829315 Orake Circus Leisure Limited 09190208
Bayeast Properly Co Limited 00535800 FRP Broup Limited 02844685
BF Propes (No 1) Limited 05270158  Hernel Holdings Limited 05341380
BF Prapco [No. 3] Limited 05270194  Hempel Hotels Limited 02728455
BF Propea No_ 4] Limited 05270137  Hyfleet Limited 02835913
BF Prapeo [Ng. 5] Limited 05270716 Insistmetal 2 Limited 04181514
BL Aldoate Development Limited 05070564  Linestair Limited 05656174
BL Alduate Heldings Limited 05876405  Longford Sireet Residential Limited 08700158
Bt Bradford Forster Limited 07780266  Moorage [Property Developmentsi Limited 01185513
BL Broadgate Fragment 1 Limited 09400407  Dsnaburgh Street Limited 05886733
BL Broadgate Fragmeni 2 Limited o9s005417  PC Canal leileq 7 09712919
BL Broadgate Fragmeni 3 Limited 09400411 Pitar [Futham] Limited (2850420
Bl Broadgate Fragment 4 Limited 09400409  Pillar Projects Limiied 02444288
BL Broadgate Fragment 5 Limited 09400413 Plyrneutih Retail Limited 103468557
BL Broadgate Fragment & Limited 09400414  Regent's Place Holding 2 Limited o 11864307
EL CW Developments Infrastructure Limited 12753583 Regents Place Managemenl Company Limitad 07136724
EL CW Develapments Limited 10664198 Regents Place Residential Limited 11241646
BL CW Davelopments Plat Al Limited 10782150  Regis Property Holdir?gs. Limited 00891470
BL CW Develapments Plot A2 Limited 10782335  Shoreditch Support Limited 02360815
BL CwW Developments Plot G1 Limited 10782458  Surrey Quays Limited 05294243
BL CW Developments Plot D1/2 Company Limitad 10997879 TBL |Lisnagalvin] Limited 03853983
BL CW Developments Plot K1 Company Limited 10997465  TBL [Maidstonel Limited 03834615
BL CW Devs Plots F1 23 Company Limited 12253559  1BL Properties Limited 03363190
BL CW Developrments Plats H1 H2 Company Limited 12141281  Teesside Leisure Park Limited 02672136
BL CW Developments Plots L L2 L3 Company Limiled 12140905  Topside Street Limited 11253428
BL CW Lower GP Company Limiied 10663292  United Kingdom Property Company Lirnited 00265486
BL Davidson Limited 04220125 Wardrobe Place Limited 00483257
BL Eden Walk Limited 104620935

BL Goodman (LP) Limited (5056902

BL Holdings 2010 Limited 07353966

BL Osnaburgh St Residential Limited 06874523

BL Paddingion Halding Company 2 Lirnited 11863746

BL Paddingion Property 1 Limited 11863429

BL Paddingten Property 3 Limited 11863747

BL Piccadilly Residential Limited 08707494

BL Retait Indireet Investments Limited 12288466

BL Sherediteh Development Limited 05326470

BL Wesl End lnvestments Limited 07793483

BL Whiteley Retail Limited 11254281

BLD [A] Limited 00467242

BLD (Ebury Gate] Limited 03863852

BLD Preperty Holdings Limited 00823907

BLSSP [PHC 5j Limited 04104061

BLU Securities Limited 03323061

Boldswitch Limited 02307096

British Land City Qffices Limitad 039446069

British Land Oeparimant Steres Limited 05312262

British Land Offices [Non-City) Limited 02740378
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27 Audit exemptions taken for subsidiaries continued
The following partnerships are exempt from the requirements to prepare, publish and have audited indwvidual accounts by virtue

of regulation 7 of The Partnerships lAccounts] Regulations 2008. The results of these partnerships are consolidated within these
Group accounts

Name Narme

BL Chess No. 1 Limited Parinership Paddington Block B Limited Partnership
BL CW Lower Limited Partnership Paddington Central | Limited Pastnership
BL CW Upper Limited Partrership Paddington Central || Umited Partnership
BL Lancaster Limiled Partnership Paddington Kiosk Limited Partnershig

BL Shoreditch Limited Partnership Power Court Luton Limited Parinership
Hereford Shopping Centre Limited Partnership The Aldgate Place Limited Partnership
Paddinglen Block A Lirmited Parinership The Rercutes Properly Limited Partnership
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Company balance sheet
As at 31 March 2021

2021 2020
Note Cm Em
Fixed assets
Invesiments and leans to subsidiaries ] 33,142 34.800
Invesiments in joint ventures b 106 404
Other investments o] 41 31
Interest rale and currency derivalive asseis E- 135 Fl|
Deferred tax assets - 5
33,424 35,471
Current assets
Debtors G 5 13
Cash and short term deposits 13 ay 142
94 153
Current liabilities
Short term borrowings and overdrafts E [161) is]
Creditors H 170] 171}
Amounts due to subsidiaries [27,3764)  (28.682)
[27,607) {28,758}
Net current liabilities 27,513 128,603
Total assets less current liabilities 5511 5,868
Non-current liabilities
Debentures and laans E {1,891 12,635}
Lease liabilties {25] -
Interest rate and currency derivative liabilites E {128] [165]
12,044} i2.800)
Net assets 3,857 4,068
Equity
Called up share capital { 234 234
Share premium 1,307 £,307
Other reserves [5) HaY
Merger reserve 213 213
Relained earnings 2,118 2319
Total equity 3,867 4,068

The loss after taxation for the year ended 31 March 2021 for the Campany was £113m fyear ended 31 March 2020 £8%6m loss).

Tim Score
Chairman

WMM

Interim Chief Financial Dfficer

The financial stalements on pages 211 to 222 were approved by the Board of Directors and signed on its behalf on 25 May 2021.

Cornpany number 621920
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FINANCIAL STATEMENTS continued

Company statement of changes in equity
For the year ended 31 March 2021

Share Share Other Merger Profit and loss T Tetal

canital premium resarves reserve acgount equity

Em £m &m im €m £em

Balance at 1 April 2026 234 1,307 54 213 2,319 4,068
Diwdend paid - - - - 178) (781
Fair value of share and share option awards - - - - 2 3
Net actuanal loss on pension schemes - - - - 1131 113]
Loss for the year afier {axstion - - - - 1113} (1131
Balance at 31 March 2021 234 1,307 151 213 2,118 1887
Balance at 1 April 2019 240 1,302 15) 213 3.631 5.381
Share issues - 5 - - - S
Purchase of own shares (¢l - - - 1119} (125)
Dividend paid - - - - {295 (295}
Fair va.ue of share and share option awards - - - - 121 iz
Lass for the year after 1axation - - - - (894] 18%4)
Balance at 31 March 2020 234 1307 (5! 213 2,319 4,068

The value of distnbutable reserves within the profit and loss account is £818m (2019/20: £918mi funaudited] An explanation of haw
cistributable reserves arg determined. and any limitations, 15 set out on page 214 of Note A within the Distributable reserves section.
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Notes to the financial statements

{A] Accounting policies

The financial statements fer the year ended 31 March 2021 have been prepared on the historical cost basis, except for the revaluation
of derivatives which are measured at fair value. These financial staternents have bean prepared in accordance with The Cempanies Act
2006 as applicabie to companies using Financial Reporting Standard 101 Reduced Disclosure Framewark [FRS 1077).

The hinancial statements apply the recognition, measurement and presentation requirements of international accounting standards in
contormity with the requirements of the Companies Act 2006, but make amendmants where necessary in order to comply with the Act
and take advantage of the FRS 101 exemptions. [nstances in which advantages of the FRS 107 disclosure exemptions have been taken
are set out below.

The Company has taken advantage of the exengtion under $.408 Companies Act 2006, to prepare an indwidual profit and loss account
where Group accounts are prepared.

The Company has taken advantage of the following disclosure exernptions under FRS 101:
(a) the requirements of |AS 1 to prowide a balance sheet at the beginning of the peried in the event of a prior period adjustrent

{bl the requirements of 1AS 1 to grovide a statement of cash flows for the periad

fc] the requirements of IAS 1 ta previde a statement of comptiance with [FRS

il the requirements of 1AS 1 lo disclase information on the management of capital

lel the reguirements of paragraphs 30 and 31 of IAS 8 Accounting Policies, Changes in Accounting Estimates and Errors ta disclose new

IFRSs that have been issued but are not yet effective

[fl the requirements in 1AS 24 Related Party Disclosures ta disclose related party transactions entered into between twa or more
members of a group, provided that any subsidiary which is a party to the transaction is wholly-owned by such a member

lg! the requirements of paragraph 17 of IAS 24 Related Party Disclosures te disclose key management personnel compensalion
[hi the requirements of IFRS 7 to disclose financial instruments

(il the requirements of paragraphs 91-99 of IFRS 13 Fair Value Measurernent to disclose information of fair value valuation techniques
and inputs

New standards effective for the current accounting period do not have a material impact on the financial statements of the Company.
The accounting policies used are oltherwise corsistent with those centained in the Company’s financial statements for the year ended
31 March 2020.
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FINANCIAL STATEMENTS continued

Notes to the financial statements continued

(Al Accounting pelicies continued

Going concern

The financial statements are prepared on a going cancern basis. The balance sheet shows that the Company is in a net current Liability
position, This results from loans due ta subsidiaries of £27,376m which are repayable on demand and theretore classified as current
liabilities. These liabilities are not due to extarnal counterparties and there is no expectation or intention that these loans will be repaid
within the next 12 manths. The net current liability position also results from the $220m of Senior US 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 currant liabilities as they fall due. As a cansequence of this, the Oirectors feel that
the Company is well placed 10 manage its business risks successfully despite the current econorric climate. Accordingly. they believe
the going concern basis is an appropriate one. See the full assessment of preparation on a going concern basis in the corporate
goverrance section on page 100.

Investrnents and loans
Investaents and loans in subsidiaries and joint ventures are stated at cost less anyimpairment. Impasrment s calculated 10 accordance
with {FRS 9. Impairment of investments is calculated in accordance with IAS 36, Further detail is provided below.

Significant judgements and sources of estimation uncertainty

The key source of estimation uncertainty relates to the Company’s investments in and leans to subsidiaries and jaint ventures. In
estimating the requirement for impairment of investments, managemant make assumptions and judgements an the value of these
investments using inherently subjective underlying asset vatuations, supparted by independent valuers with reference ta investment
properties held by the subsidiary or joint ventures which are held al (air value. The assumplions and ivputs used in determining the fair
value are disclosed in Note 10 of the consolidated financial statements.

In aceordance with IFRS 9, management has assessed the recoverability of amounts due to the Company from its subsidianas and

joint ventures. Amounts due to the Company irom subsidiaries and joint ventures are recovered through the sale of properties and
investments held by subsidiaries and joint ventures and through settling financial assets, net of financial Labilities, that the subsidiaries
and joint ventures hold with caunterparties other than the Campany. This is essentially equal to the net asset value of the subsidary or
joint venture and therefore the net asset value of the subsidiary or joint venture is considered to be a reasonable approximaticn of the
available assels that could be realised to recover the amounts due and the reguirement to recaognise expected credit losses. As a result,
the expected credit loss 1s considered to be egual to the excess of the Company's interest in a subsidiary or joirt venture in excess of the
subsidiary or joint venture’s fair value.

At 31 March 2021, the Company has recagnised a £1,123 mitlion impairment in the Company's financial statements. 1n relation to
investrnent in joint ventures and subsidiaries and intercompany loans. The impairment 1s predominantly as a result of the decline in
the value of the investrnent property held by each subsidiary and joint venture.

Distributable reserves

Included i the retained earnings the Campany had distributable reserves of £818m as at 31 March 2021 (2019/2020: £918m (unaudiled]
When making a gistribution ta shareholders, the Oirectors determine prafits availablz for distribution by reference to "Guidance on
realised and distnibutable profits under the Campanies Act 2006 1ssued by the Institute of Charterad Accountants in England and
Wales and the Institute of Chartered Accouniants of Scotland in April 2017.

The profits of the Company have heen received predominantly in the form of interest incame, gains on dispasal of investments,
management and administration fee income and dividends from subsidiaries The availability of distributable reserves in the Company is
dependent on those dvidends meeting the defirition of qualifying consideration with:n the guidance and on available cash resources of
the Group and other accessible spurces of funds. Additianally, the Company does not recegnise internally generated gains in the currenl
and prip- years from intra-Group sates of investments or investment properties as distributable unt/l they are realised. usually through
anward sale to external third parties, The distribulable reserves are therefore subject to any future restrictions or krmitations at the

time such distrbuticn is made. '

18] Dividends
Details of dividends paid and propesed are inciuded in Note 12 of the cansalidated financial statements.

(C} Employee information

Emplayee costs include wages and salaries of £35m {2019/20: £34m), social security costs of E5mi {2019/20. £4m] and pension costs of
£1m 12019/20: £4m). Details of the Executive Directars’ remuneration are disclosed in the Remuneration Report cn pages 122 to 143,
Details of the number of employees of the Company are disclosed 11 Note 8 of the consclidated financial statements

Audit fees in relation to the parent Company only were £0.5m [2019/20: £0.3mi.
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(D) Investments in subsidiaries and joint ventures, loans to subsidiaries and other investments

Sharesin Loaas 1o Investmenisin Other
subsidiaries subsidiaries  jointvenlures  invesimenis
3

Talal

£m m Em €m £m
On 1 April 2020 B 18,855 15,944 404 31 35,235
Additions - 535 35 30 600
Disposals - [1.403) - {16) (1,619]
Amertisation - - - (2) 14l
Provision for impairment 134) [756] 13331 - (1,123
As at 31 March 2021 - 18822 16320 104 i1 33,289

The historical cost of shares in subsigharies is £19,090m (2019/20: £19,090m). The historical cost of investments in jeint ventures is
£439m (2019/20: £404m) net of provision for impairment of £333m [2019/20: Enil). The historical cost includes £236m (2019/20: £2C4m]
of loans to joint ventures by the Company. Results of the joint ventures are set out in Note 11 of the consolidated financial statements.

The historical cost of other investments is £71m [2019720: £57m].

[E) Netdebt
2021 2020
&m £m
Secured on the assets of the Company
5.264% First Mortgage Debenture Bonds 2035 k1Y) 37
5.0055% First Mortgage Amertising Oebentures 2035 89 N
5.357% First Mortgage Debenture Bonds 2028 241 249
691 715
Unsecured
4,635% Senior US Dollar Notes 2021 157 180
4,766% Senior US Dollar Notes 2023 102 17
5.003% Senior US Dollar Notes 2026’ 47 80
3.81% Senior Notes 2026 m 113
3.97% Seniar Notes 2026 112 115
2.375% Sterling Unsecured Bond 2029 298 298
4.16% Senior US Dollar Notes 2025 77 89
2 67% Senior Nates 2025 37 37
2.75% Senior Notes 2026 37 *37
Floating Rate Senior Notes 2028 80 20
Floating Rate Senior Notes 2034 102 102
Facilities and overdrafts 181 677
1,381 1,925
Grass debt 2,052 2,640
Interest rale and currency derivative liabilities 128 165
Interest rate and currency derwalive assels 1135} (2311
Cash and short term deposits 89) $142)
Net debt 1,956 2,432
1. Principat and interest an these borrawings were fully hedged into Sterling 3! a floating rale at the time ol 1Issue.
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FINANCIAL STATEMENTS continued

Notes to the financial statements continued

{E} Net debt continued
Maturity analysis of net debt

2021 2020

im £m

Repayable within one year and en demand 161 5

between. one and two years - 188

two and five years 6§57 599

hive and ten years 738 1141

ten and fifieen years 496 107

lifteen and twenlty y2ars - 600
T8 243

Gross debt 2,052 2,640
Interest rate and currency denvatives h 166}
Cash and short term depcsits 189) 1142)

Netdebt 1,956 2,422

[F} Pension

The British Land Group of Campanies Pension Scheme ang the Defined Contrbution Pension Scheme are the principal pension
schermes of the Company and details are set out tn Nate § of the consalidated financial slatemants.

Gl Debtors
2021 2020
Em £m
Trade and other debtors 2 13
Prepayments and accrued income 3 ~
H 13

Trade and other debtors are shown after deducting a provisron for impairment against tenant debtors of £2m (2079/20: Enilf. The
provision {or impairment s calculated as an expected credit loss on trade and other debters in accardance with IFRS 9.

{H] Creditors

2021 2020

£m £m

Trade creditors 15 [
Ccrporation tax 3 1%
Other taxation and social security 15 al
Aceruals and delerred income 37 29
70 7

(1] Share capital

Ordinary shares

m of 25p each

Issued, catled and fully paid
At 1 april 2020 214 937,938,097
Share issues - 43,895
At 31 March 2021 234 937,981,992
Qrdinary shares
£m oi 25p each

Issued, called and fully paid
AL 1 April 2019 240 940,589,072
Share issues -~ 1,144,138
Repurchased and cancelied {84 {23,795.110]
At 31 March 2020 3¢ 917,938,097
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[J] Contingent liabilities, capital commitments and related
party transactions

The Company has contingent Liabilities in respect of legal clams,
guarantees and warranties arising in the ordinary course of
business. It is not anticipated that any material liabilities will
arise from the contingent liabilities.

At 31 March 2021, the Company has £nil of capital commitments
[2019/20: £nil).

Related party transactions are the same for the Company as for
the Group. Far details refer to Note 23 of the consolidated
financial statements

{K] Disclosures reiating to subsidiary undertakings

The Company’s subsidiaries and other related undertakings

at 21 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 included in the
consolidated financial results.

Unless atherwise stated, the Company helds 100% of the voting
rights and beneficial interests in the shares of the follewing
subsidiaries, partnerships, associates and joint ventures. Unless
otherwise slated, the subsidiaries and related undertakings are
registered in the United Kingdom.

The share capital of 2ach of the companies, where applicable,
comprises ordinary shares unless otherwise stated.

The Company hotds the maijority of its assets in UK companies,
altheugh some are held in averseas companies. In recent years
we have reduced the nurmnber of overseas campanies in the Group

Unless noted otherwise as per the foliowing key, the registered
address of each company is York House, 43 Seymour Street,
London WiH 7LX.

1. 47 Esplanade, St Helier, Jersey JE1 0BD.

2. 44 Esplanade, St Helier, Jersey JE1 080.
3. 14 Porie de France, 4360 Esch-sur-Alzeite. Luxembourg.
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FINANCIAL STATEMENTS continued

Notes to the financial statements continued

Direct holdings

Indirect holdings

UK/Overseas Tax UifCuerseas Tax
Campany Name Resident Status Company Name Resigant Sialus
BL Bluebutton 2014 Lirmited UK Tax Resident 1 & 4 & 7 Triton Lirmsted UK Tax Resident

BL Dawidson Limuted

BL European Fund Management LLP

BL Guaranteeco Limited

BL Intermediate Holding Company Limited
BL Intermediate Holding Company 2 Limited
BL Shoreditch Development Limited

BLSSP [Funding] Limited

Bluebution Property Management UK Limited
[50% interest)

Boldswitch [MNo 1] Limited
Boldswitch Limited

British Land {White] 2015 Limited (Jersayl
[Founder Shares)!

British Land City

British Land City 2005 Limited

British Land Company Secratatial Limited
British Land Progerties Limited

British Land Real Eslate Limited

Briish Land Securities Limited
Broadgate {Funding} FLC

Broadgate Eslales Insurance Med:ation
Services Limited

Hyileet Limited

Kingsmere Productinns Limited
Linestair Limited

Lendon and Heanley Holdings Limited

Meadowhall Pensions Scheme
Trustee Limited

MSC Property Intermediate Holdings Limited
150% interest]

Regis Proparty Holdings Limited
The British Land Corporation Limited
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UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resigent
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Residant

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residert

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Uk Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Residznt

10 Brock Street Limnted

10 Triton Street Lirmited

17-19 Bedford Street Limited
18-20 Craven Hill Gardens Limited
20 Brock Siree! Limuted

20 Triton Street Limited

338 Euston Read Limited

350 Euston Road Limited

39 Victoria Streel Limited

Adamant Investment Corporation Limited

Aldgate Place [GP| Limited
Aldgate Land One Limited
Aldgate Land Two Limited
Apartpower Limited
Ashband Limited

B.L. Holdings Limited
BLL.T (12697 Limited Dersey)!
Barnelass Limited

Barndrill Limited

Bayeas! Property Co Limited
BF Propco INo 1] Limited
BF Propco [No 191 Limited
BF Propco (No 3l Limited

BF Propco {Ne 4] Limited
BF Propco {No o Limited

BF Properties {No 4| Limited
8F Prapertlies INa 5] Limited

Birstall Co-Qwnership Trust
[Member interest] [41.25% interast

BL{5P] Cannon Street Limited

BL Aidgate Developrment Lirmited
BL Aldgate Investment Limited

Bl Bradford Farster Limited

BL Broadgate Fragrment | Limited
BL Broadgate fFragment 2 Limited
8L Broadgate Fragment 3 Limited
BL Broadgate Fragment 4 Limuied
BL Breadgate Fragment 5 Limited
BL Broadgate Fragment 6 Limited
BL Broadway Investment Limited
BI_ Chess Limited

8L City Offices Holding Company Limited

BL CW Developments Infrastructure
Company Limited

8L CW Developments Limited

BL CW Developments Plot AY Limited
BL CW Developments Plot A7 Limited

BL CW Developments Plor D1/2
Company Limited

BL CW Developments Plot G Limited

BL CW Developments Plat K1
Company Limited

BL CW Developments Plats F 1. F2Z, F3

Company Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UX Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Restdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Regidert
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident



Company Name

UK/Qverseas Tax
Resident Status

Company Nama

UK/Qverseas Tax
Resident Slatus

BL CW Developments Plots H1, H2
Company Limited

BL CW Developments Plots L1, L2, L3
Company Limited

BL CW Holdings Limited

BL CW Boldings No2 Company Limited
BL CW Holdings Plot A1 Company Limitad
BL CW Huldinys Plut A2 Company Limited
BL CW Holdings Ptat D1/2 Company Limited
BL CW Holdings Plot G Company Limited
BL CW Holdings Plot K1 Company Limited
BL CW Heidings Plots F1, F2, F3
Company Limited

BL CW Heldings Plots H1, H2

Company Limited

BL CW Holdings Plots L), L2, L3
Company Limited

BL CW Lower GP Company Limited

BL CW Lower Limited Partnership
|Partnership interest}

BL CW Lower LP Company Limited
BL CW Upper GP Campany Limited

BL CW Upper Limited Partnership
|Partnership interest)

BL CW Upper LP Company Limited

BL Deparirment Stores Halding
Company Limited

BL Doncaster Wheatley Limited

BL Drummond Praperties Limited

8L Ealing Limited

8L Eden Walk Limited

BL European Holdings Limited

8L Fixed Uplift Fund Limited Partnership
[Partnership interest]

BL Fixed Uplifl General Partner Limited
BL Fixed Uplift Naminee 1 Limited

BL Fixed Uplift Nominee 2 Limited

8L Goodman [General Pariner| Limited
{50% interest|

BL Goodman Limited Partnership

150% interest!

BL Goodman (LP] Limited

BL HB Investmants Limited

BL HC [DSCHI Limited

BL HC [DSCLI) Uimited

BL HC Dotlview Lirmited

BL HC Hamgshire PH LLP [Member interes]
BL HC Health Ang Fitness Holdings Limited
BL HC Invic Leisure Limited

BL HC PH CRG LLP IMember interest]

BL HC PH LLP {Member interest)

BL HC PH No 1 LLP [Member interest)

BL HC PH No 2 LLP [Member interest}

BL HC PH No 3 LLP [Memter interest)

BL HC Property Holdings Limited

BL Realth Clubs PH No 1 Limiled

BL Health Clubs PH Mo 2 Limited

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK |ax Hesident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Residert
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK, Tax 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 Restdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
U# Tax Resident
UK Tax Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
U¥ Tax Residert
UK Tax Resident
UK Tax Resident
UK Tax Resident

BL High Street and Shopping Centras Holding
Company Limited

BL Hoidings 2010 Limited

BL Lancaster Investments Limitad

BL Lancaster Limited Partnership
|Partnarship interest}

BL Leisure and Industrial Holding
Company Limited

BLrLogistics lavestment Limited

BL Meadowhall Holdings Limited

BL Meadowhall Limited

BL Newpart Limited

BL Offices GP Limited

BL Office (Nen-Cityl Holding Company Limited
BL Office Holding Company Limited

BL Osnaburgh St Residantial Ltd

BL Paddington Holding Company 1 Limited
BL Paddington Holding Company 2 Limited
BL Paddington Praperty 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 Limited

BL Residential Invesiment Limited

BL Residential Management Limited
BL Residual Hotding Comnpany Limited
BL Retail Hotding Company Limited
BL Retail Indirect Investments Limiled
BL Retail Investmen: Hotdings Limited
BL Retail Properties Limited

BL Retail Property Holdings Limited
BL Retail Warehousing Molding
Company Limited

BL Sainsbury Superstares Limited
[50% interest|

BL Shoreditch General Partrer Lirited

BL Shoreditch Limited Partnership
[Partnership interest)

BL Shorediich No. 1 Limited

BL Shoreditch No. 2 Limited

BL Superstores Holding Company Limited
BL Triton Building Residential Limited

BL Tunbridge Wells Limited

BL Unitholder No. 1 [J] Limited {Jersey)!
BL Unitholder Na. 2 {J} Limited [Jersey)!
BL Universal Limited

BL Wardrobe Court Holdings Limited

BL West [Walling House| Limued

BL West End Investments Limited

BL West End Offices Limited Partnership
BL West End Offices Limited [25% interest)
BL Whiteley Limited

BL Whiteley Retait Limited

Bl Waolwich Limited

BL Woolwich Nominee | Limited

UK Tax Resident
UK Tax Resident
UK Tax Residant

UK Tax Resident

LK Tax Resident
UK Tax Resrdeni
UX Tax Resident
UK Tax Resident
UK Tax Resident
LK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
U Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Rasident
UA Tax Rasigent
UK Tax Residen:

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

Overseas Tax Resident
QOverseas Tax Resident

UK Tax Resident
UK Fax 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
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FINANCIAL STATEMENTS continued

Notes to the financial statements continued

Campary MName

UK/Qverseas Tax
Resident Status

Company Name

UKfOverseas Tax
Resigent Slatus

8L Woolwich Nominee 2 Limited
Blackgten Limited

Blackwall (1]

Blaxmill (Twenty-rune] Limited

BLD A Limited

BLD (Ebury Gate) Limited

BLD {SJ} Investments Limileg

BLO IS Limited

BLD Progpertigs Limited

BLO Property Holdings Limited

BLSSP [PHC 9) Limited

BLU Estates Limited

BLU Property Management Limited

BLY Securities Limited

British Land [Joint Ventures! Limited
British Land Acquisitions Limited

British Land Aqua Fartnershig (2} Limited
British Land Aqua Partnership Limited
British Land City Offices Limited

British Land Construction Limited

British Land Department Stores Limited
British Land Devetopments Limited
Briuish Land Fund Management Limited
British Land Hercules Limited

Briush Land in Town Retail Limited
British Land Industrial Limited

British Land Investment Management Limited
British Land Offices {Nan-City) Limited
British Land Offices (Non-City) Neo. 2 Limited
British Land Offices Limited

British Land Offices No | Limited

British Land Property Advisers Limited
British Land Property Management Limited
Broadgate (PHC 8} Limited

Broadgate Adjoining Properties Limited
Broadgate City Limited

Broadgate Courl Jnvesiments Limited
Broadgale Estates Limited

Broadgate Estates People
Management Limited

Broadgate Investment Haldings Limited
Broadgate Properties Limited
Broadgate REIT Limited 150% interesi|?
Broadgate Square Limited

Broughton Retail Park Limited [ersey] [Unitsl
{78.14% interest)’

Broughton Unit Tryst [78.14% interest)
Brunswick Park Limited

BVP Deveioprnents Limited

Canada Water Dffices Limiled
Casegood Enterprises

Caseplane Limited

Cavendish Geared Il Limited

Cavendish Geared Limited

Caymall Limited

220 British Land Annual Repart and Accounts 2021

UK Tax 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 Resicent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Reswdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resigent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residant
JK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Qverseas Tax Resident
Overseas Tax Resident

UX 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
Chaster Lim:ed?
Chrisilu Nominees Limited

City of Lendon Office Unit Trust (Jersey)
(Units] [35.94% interest!!

Clarges Estate Property Management
Co Limited

Comgenic Limited

Cornish Residential Properlies
Trading Limited

Crescent West Properties

Deepdate Co-Ownership Trust
{39.07% interesy

Derby fnvestment Holdings Limited
Drake Circus Centre Lirnited

Drake Circus Leisure Limited

Orake Property Haldings Limited

Drake Property Nominee [No. ¥} Lirmnited
Drake Property Nominee {No. 2] Limited

Eden Walk Shopping Centre General Partner
Limited 150% interest]

Eden VWalk Skapping Cemre Unit Trust?
[50% interest] (Jerseyl [Units]

Elementviriue Limited

Elk Mill Gldham Limited

Estate Management [Brickl Limited
Fuston Tower Limiled

Exchange House Holdings Limited

Fort Kinnaird GP Limited 139.07% interest]

Fort Kinnaird Limited Partnership
{39.07% interestl

Fort Kinnaird Narminee Limited
[39.07% interest)

Four Broadgate Limited

FRP Group Limited

Garamead Properties Limited
Gardenray Limited

Gibraltar General Partner Limited
(39.07% interest]

Gibraltar Nominees Limited (39 07% interest]
Giltbrook Retail Park Nottingham Limited
Glenway Limited

Hempel Holdings Limited

Hempel Hotels Limited

Herrules Properly UK Holdings Limited
Hercules Property UK Limited

Hercules Unit Trust [78 14% interest]
[Jerseyl [Units)!

Hereford Old Markel Limited

Hereford Shopping Centre GP Limited
Hereford Shopping Centre

Limited Partnership

HUT {nvestments Limited [Jersey

178 14% nterest]'

Industriat Real Estate Limited
Insistmetal 2 Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Ressdent

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax 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

Overseas Tax Resudent

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resider
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Residenl
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Qverseas Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident



UK/Qverseas Tax UK/Overseas Tax
Company Name Resident Stalus Company Name Resident Status
Ivorydell Limited UK Tax Resident  Pitlar {Cricklewood) Limited UK Tax Resident
vorydell Subsidiary Limited UK Tax Resident  Pillar (Dartford) Limited UK Tax Residenl
Jetbtoom Limited UK Tax Resident  Pillar [Futham] Limied UK Tax Resident
Lancaster General Partner Limited UK Tax Resident  Piliar Broadway Limited UK Tax Resident
London and Henley (UK Limited UK Tax Resident  Pillar City Limited UK Tax Resident
London and Henley Limited UK Tax Resident  Pillar Dartford No.1 Limited UK Tax Resident
Lonebridge UK Limited UK Tax Resident  Pillar Denton Limiled UK Tax Residenl

Longferd Street Residenal Limited

Ludgate Investment Haldings Limited
Ludgate West Limited

Mayfair Praperties

Mayflower Retail Parx Basiidon Limited
Meadowbank Retail Park Edinburgh Lirnited
Meadowhall Centre {1999} Limited
Meadowhall Centre Limited

Meadowhall Centre Pension Scheme
Trustees Limited

Meadownhall Estates [UK] Limited
Meadawhalt Group IMLP] Limiled
Meadowhall Hotdings Limited

Meadawhall [MLP} Limited

Meadowhall Opportuniites Nominee 1 Limited
Meadowhall Oppartunities Nominge 2 Limited
Mercan

Mercari Holdings Limiled

Minhil Investments Limited

Moorage [Property Developments] Limited
Nugent Shopping Park Limited

One Hundred Ludgate Hill

Dne Sheldon Square Limited (Jersey]*
Orbital Shopping Park Swindon Limiled
Osnaburgh Street Limited

Paddingten Block A (GP) Lid

Paddington Block A LP [Partnership imerastl
Paddington Block B IGP} Ltd

Paddington Block B LP {Parinership interest|
Paddingtan Cantral | |GP} Limited
Paddington Central | LP [Partnership interest)
Paddington Central | Unit Trust
(Jersey?lUnilsI'

Paddington Central 11 [GF] Limited

Paddington Central Il LP

[Partnership interest]

Paddington Central Il Unit Trust
lJersey?lUnitsl'

Paddington Central [V Unit Trust

(Jersey] [Units]’

Paddington Kiosk IGP] Lid

Paddington Kiask LP {Partnership interest|
PaddingtonCentral Management Company
Limited (88.9% interest)

Parwick Holdings Limited

Parwick Investments Limited

PC Canal Limuted

PC Lease Nominee |Id

P Partnership Mominee Lid

Piccadilly Residential Limited

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 Residen!
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Qverseas Tax Resident

UK Tax Resident

UK Tax Resident

Overseas Tax Resident

Overseas Tax Resigent

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

Pillar Developments Limited

Pillar Europe Management Lirmited
Pillar Fort Limited

Pillar Gallions Reach Limited
Pillar Gtasgow 1 Lirnited

Pillar Hercules No 2 Limited

Pillar Nugent Lirnited

Pillar Projects Limated

Pillar Property Group Limited
PiliarStore Lienited

Plymouth Retail Limited

Fower Court GP Limited

Power Court Luton Limited Partnership
|Partnership interest!

Power Courl Nominee Limited

PREF Management Comgpany SA
[Luxermnbourgl®

Project Sunrise Investments Limited
Project Sunrise Limsted

Project Sunrise Properties Limited
Prudential Property Investments Limited
Reboline Limited

Regent’s Place Holding 1 Limited
Regent’s Place Holding 2 Limited
Regent’s Place Halding Company Limited
Regents Place Management Company
Limited 189.9%])

Ragents Place Residential Limited
Rigphone Limited

Rohawk Properties Limited

Salmax Properties

Seymour Street Homes Limited
Shopping Centres Limited

Shoreditch Support Liruted

Six Broadgate Lirmuted

Southgale General Pariner Limited

[50% interest)

Sauthgate Praperty Unil Trust (Jerseyl (Units|

[50% interest)'

Speke Unit Trust 67.34% interest]
Uersey] {Units]?

St. Stephens Shapping Centre Limited
Stockton Retail Park Limited

Storey London Offices Limited

Storey Offices Lirmited

Storey Spaces Lirmnitad

Surrey Quays Limited

Tailress Limited

TOL |Brormiey] Linnted

TBL |Buryl Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residen:
UK Tax Resident

UK Tax Resident
UK Tax Hesident

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
LiK Tax Resident
LK Tax Resident
UK Tax Resideni
UK Tax Resident
UK Tax Resident
UK Tax Resideni
UK Tax Resideni
UK Tax Resident

UK Tax Resident

Gverseas Tax Resident

QOverseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
{JK Tax Resident
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FINANCIAL STATEMENTS contihued

Notes to the financial statements continued

UKJ/Ovarseas Tax
Company Name Resideni Siatus
TBL lLisnagelvin) Limited UK Tax Resident
TBL [Maidstone! Limited UK TaxResident
TBL Holdings Limited UK Tax Resident
TBL Properties Limited UK Tax Resident
Teesside Leisure Park Limited {51% interest| UK Tax Resident
The Aldgate Place Limited Partnership
{Partnership interest) UK Tax Resident
The Dartford Partnership [Member interest) .
[50% interest) UK Tax Resident

The Gitraliar Limited Partnership
[Partnership interest] {39.07% interest}

The Hercules Property Limsted Parinership
|Partnership)

The Leadenhall Ceveloprent Company
Lienited [50% interest]

The Liverpacl Exchange Company Limited
The Mary Sireel Eslate Limited

The Retail and Warehouse Cempany Limited

The Whiteley Co-Ownership IMember interest]
(50% interest|

Tellgate Cenire Colchester Linmited

Topside Street Limited

Tweed Premier & Limited

Union Property Corporation Limited

Union Property Holdings [London] Limited
Unitad Kingdom Property Company Limited
Valentine Co-gwnership Trust

{Member interesi} [39.07% interest)

Valentine Unt Trust [Jerseyl [Units]
[78.14% interest)

Vicinitee Limited

Vintners’ Place Limited

Wardrobe Court Limited

Wardrobe Holdings Limited

Wardrebe Place Limited

Wates City of London Properties Limited

Westbourre Terrace Partnership
{Partnershig interest)

Whiteley Shopping Centre Unit Trust
| Jerseyl (Unils)

WK Holdings Limited
WOSC GP Limited [25% interest]

WOSC Partners LP [Partnership interest|
[25% interest)
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U¥ Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Residenl
UK Tax Resident
UK Tax Resident
UK Tax Resider
UK Tax Resident
UK Tax Resident
UK Tax Resigent

UK Tax Residenl

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Residenl
U¥ Tax Residant
UK Tax Resident
UK Tax Resident

UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Residant
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Supplementary disclosures
Unaudited unless otherwise stataed

Table A: Summary income statement and balance sheet [Unaudited)

Surmmary income statement based on proportional consolidation for the year ended 31 March 2021

The fallowing pro forma information is unaudited and does not foren part of the consolidated primary statements or the notes thergto.

It presents the resulls of the Graup, with its share of the results of joint ventures and funds included on a line-by-line basis and excluding
non-centrolling interests.

Year ended 31 March 2021 Year ended 31 March 2020
Jaint Less non- Less nen-

ventures controlling Proparlionalty Juint ventures controting  Proportionally

Group and lunds interasts consolidated Group and lunds inlerests consplidatya

£m Em £m £m £m Em £m £m

Gross rental income’ 382 142 1161 508 436 142 (18] 540

Property operaling expenses {105) 145] 9 (141) (70) (131 1 {82

Net rental income 277 97 17 347 346 129 (17 478

Adminisirative expenses 1741 - - (74) 731 1) - 174)

Nel fees and other income 11 - - 11 12 - 1 13

Ungeared income return 214 27 (7 o4 305 128 (16} 617

Net financing costs (62) [45) 4 {103) 166) [49) 4 (11

Underlying Profit 152 52 {31 201 239 79 [12) 304

Underlying taxation (24) - - [F]] - - - -

Underlying Profit after taxation 124 52 [3) 175 239 79 (12) 306

Valuation movement [1,298) 11,3891

Other capital and taxation inet)? 87 57
Result attributable to shareholders of

the Company [1,034) [1.026)

1. Group gross rental income includes £5m [2019/20 €3m) of all-inclusive rents relaling o service charge income.

2. Includes other comprehensive inceme, moverment in dilution of share opliens and lhe mavement in iterns excluded fer EPRA NTA

Summary balance sheet based on proportional consolidation as at 31 March 2021

The following pro forma infarmation is unaudited and does not form part of the consalidaled primary statements or the noles thereto
It presents the campasition of the EPRA Net Tangible Assets of the Group, with its share of the net assets of the joint venture and fund
assets and lizbilities included on a line-by-line basis, and excluding non-conirclling interests, and assuming full dilution.

Mark-to-
market on
Share darivatives Yaluatien EPRA EFPRA
oljoint  Less non- and retated surplus en NTA NTA
vanturas canirelling Share dabt Lease Irading 31 March 31 Mareh
Group and lunds interests aptions adjustments liabilities properties Intangibles 201 2020
£m Em €m £m £m £m £m £€m Em Em
Retail properties 2,183 446 [163) - - {74) - - 2,592 3.873
Office praperties 3,682 2,621 - - - (53] 9 - 6,040 6,793
Canada Water properties 387 - - - - - - - 387 364
Other properties 121 - - - - - - - 121 167
Total properlies' 4,354 3,067 1143 - - {127] 9 - 9140 11177
Investmenls in joini veniures
and funds 2,120 12,120} - - - - - - - -
Other investments 20 30 - - - - - (12 k] 125
Other net [labidities| assets 12624 [74] 5 14 - 127 - - 1150} {244
MNet debt (2,249) {903) 99 - 115 - - - [2,938)  (3.854]
Net assets 5,903 - {59) 14 118 - 9 {12] 4,050 7.202
EPRA NTA per share (Note 2] 648p 713p

1. included wilhin the Lotal property value of €9,140m (2019/20. £11.177ml are right-of-use a55e1s net of iease liabilites of £8m §2019/20: £20m), which n subsiance, relate to
properties hetd ynder leasing agreements. The fair value of right-of- use assels are determined by calculatng the preseni value of net rental cash flows over the term of the
lease agreements
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FINANCIAL STATEMENTS continued

Supplementary disclosures continued
Unaudited unless otherwise stated

‘Table A continued
EPRA Net Tangitle Assets mavement

Year ended Year ended
31 March 2021 A1 March 2020
Pence Pence
tm per share £m per share
Opening EPRA NTA 7,202 m 8,639 904
lnceme return 175 19 304 33
Capital return 11,249) (138 [1.323) {139
Dwidend paid {78) {8 1255) {31
Purchase of own shares - - 1125 4
Closing EPRA NTA 4,050 £48 7,202 773
Table B: EPRA Performarce measures
EPRA Performance measures summary table
2021 2020
Pence Pence
£m per share £m per shara
EPRA Earnings - basic 175 189 304 328
- diluted 175 18.8 306 327
EPRA Net Initial Yield 4.6% 4 &%
EPRA topped-up Nel Imtial Yield 5.2% 5.1%
EPRA Vacancy Rate 8.2% 6 3%
2021 2020
Netasset MNet assel
vatue per value per
Not assets share Net assels share
£m Ipencal tm laencel
EPRANTA 6,050 143 7.202 773
EPRA NRY . 4,599 707 7.872 845
EPRANDY 5678 609 £.7¢2 726
Calculation and reconciliation of EPRA/IFRS earnings and EPRA/IFRS earnings per share
N wn 2020
[Audited! £m £m
Loss atiributable to the shareholders of the Company 11,0311 11,027}
Exclude:
Group - current laxation 25 [4)
Group - deferred taxation 5 2
Joint veniures and funds - taxation 1} -
Group - valuation movement 888 1,105
Group - profii on disposai af investment properties and investmenis {28] 1
Group - profit on disposal of irading properties - nn
Joint ventures and funds - net valuatian movement lincluding result on disposats 410 284
Joint ventures and funds - capital financing costs - 22
Changes in fair value of financtal instruments and assaciated close-out costs 112 41
Non-controlling interests in respect of the above [55) [99]
Undectying Prafit 201 306
Group - underlying current taxation (28] -
EPRA earnings - basic and diluted 175 304
Loss attributable to she shareholders of the Company (1,031) 1.027)
Dilutive effect of 2015 corwertible bond - -
IFRS earnings - diluted (1,031) {1,027
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Table B continued

2021 2020

Number Number

million miltian

Weighied average number of shares 938 945
Adjustment for Ireasury shares {11] 1)
IFRS/EPRA Weighted average number of shares |basic) 927 934
Dilutive effect of share options - -
Dilutive effect of ESOP shares 3 3
EPRA Weighted average number of shares {diluted} %30 937
Remove anti-dilutive effect 13) 13)
IFRS Weighted average number of shares (diluted) 927 934

Net assets per share [Audited]

EPRA published its latest Best Practicas Recommendations in October 2019 which included three new Net Asset Valuation metrics,
EPRA Net Tangible Assets [NTA], EPRA Net Reinstaternent Value [NRV} and EPRA Net Oisposal Value [NOV). These metrics 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.

02t 7020
Pance Pence
£m per share £m per share
Balance sheet net assels 5,983 7147
Delerred tax arising on revaluatiocn movements - )
Mark-ta-market on dervatives and related debt adjustments 115 141
Dilution effect of share options 14 18
Surplus on trading properties 9 13
Intangible assets 112 [11]
Less non-contratling interests (59) 1112l
EPRA Net Tangible Assets [NTAJ 6,050 648 1,202 773
Intangible assets 12 11
Purchasers’ cosis 537 659
EPRA Net Reinstaternent Value [INRY] 6,599 707 1872 845
Deferred tax arising on revaluation movemnents ni 191
Purchasers’ costs 15371 1659
Mark-to-market on derwvatives and related debt adjusimenis 1118} a1l
Mark-ta-market an debt 1248) 1301}
EPRA Disposal Value [NDy) 5,478 509 §.7462 726

EPRANTA is considered to be the most relevant measure for the Group and is now the primary measure of net asseats, replacing

the previously reported EPRA NAY metric. EPRA NTA assumes that entities buy and sell assets, thereby crystallising certain levels of
unavoidable deferred tax. Cue 1o the Group's REIT status, deferred tax is only provided al each balance sheet date on properties outside
the REIT regime. As a result deferred taxes are excluded frorm EPRA NTA lor properties within the REIT regime. For properties outside
of the REIT regime, deferred tax is included to the extent that it is expected to crystallise, based on the Group's track record and tax
structuring. EPRA NRV reflects what would be needed to recreate the Group through the investrment markets based on s current
capital and financing structure. EPRA NDV reflects shareholders’ value which would be recoverable under a disposal scenario, with
deferred tax and financial instruments recognised at the full extent of their liability.

2021 2020
Numbter Number

million million

Number of shares at year end 938 238
Adjustment for treasury shares 11) ([t
IFRS/EPRA number of shares [basic) 927 927
Qilutive effect ¢f share options k] 3
Oilutive effect of ESOP shares k] 2
IFRS/EPRA number of shares (diluted| 933 932
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FINANCIAL STATEMENTS continued

Supplementary disclosures continued
Unaudiied unless otherwise stated

Table B centinued
Reconciliation of new EPRA net asset valuation metrics to previous metrics

31 March 31 March
2021 2020
£m £m
EPRA Net Tangible Assets 6,050 7.202
Adjustment for:
Intangibles 12 11
EPRA Net Asset Value 6,062 7.213
Per share measure 650p 774p
31 March 31 March
2021 2020
£m m
EPRA Net Reinstatement Value 6,599 7.872
Adjustment for:
Purchasers’ cosis [637) 1659}
EPRA Net Asset Value 6,062 7.213
Per share measure 650p 774p
As the Group’s EPRA NDV is the same as the EPRA NNNAV, there are no recongiling itemns.
21 March 31 Mar¢ch
2021 2020
&m £m
EFRA Net Disposal Value 5,678 6,762
EPRA NNNAY 5,678 6,762
Per share measure 40%p 726p
EPRA Net Initial Yield and ‘topped-up’ Net Initial Yietd (Unaudited)
2021 2020
Em £m
Invesiment praperty - wholly-owned 6,118 7341
Invesiment property - share of joint ventures and funds 3022 3.23¢6
Less developments, residential and land (1,224) 11,140)
Completed property portfolio 7914 10,037
Allowance for estimated purchasers cosls 548 724
Gross up completed property portfolio valuation (Al 8,564 10,761
Annualised cash passing rental income 425 517
Property sutgaings 129] 121
Annualised net rents (B) 394 496
Rent expiration of rent-free pericds and Fxed uplifts' 51 49
“Topped-up’ net annualised rent {C] 447 545
EPRA Met Initial Yield (B/A) 4.6% 4.46%
EPRA ‘topped-up’ Net Initial Yield (C/A) 5.2% 5.1%
Including fixed/minimum uplifts receved in Lieu of rental growth 5 1a
Total topped-up’ netrents (D) 452 553
Overall 'topped-up’ Net Initial Yield {D/A) 5.3% 52%
‘Topped-up net annualised rent 447 545
£RV vacant space 42 38
Reversions 12 13
Total ERVE) 501 594
Net Reversionary Yietd [E/A) 5.%% 5.5%

1. The weighted average period over which rent-free penods expire is one year [2019/20: ane year)
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Table B continued

EPRA Net Initial Yield (NIY] basis of calcutation

EPRA NIY is calculated as the annualised net rent (an a cash flow basisl, dwded by the gross value of the completed property porifolio.
The valuation of our completed property portfolio 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 liability, plus an estimate by our
valuers of agent and legal fees on notional acquisition. The net rent deduction allowed far property outgoings is based on our valuers’
assumptions en 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 uplifls where defined as notin Leu of growth. Overall topped-up’ NiY is calculated by adding any other
contracted future uplift to the 'topped-up’ net annualised rent.

The net reversionary yield is calculated by dividing the total estimated rental value [ERV] far the completed property portiolio,
as determined by our external valuers, by the gross completed property portfolio valuation.

The EPRA vacancy rate is calculated as the ERV of the unrented, lettable space as a proportion of the 1otal rental value of the completed
property portfolic.

EPRA Vacancy Rate
2021 2020
tm £m
Annualised potential rental value of vacant premises 42 38
Annualised potential rentai value for the completed property portfolio 507 603
EPRA Yacancy Rate 8.3% 6.3%

The above is stated for the UK portfolic only. A discussion of significant faciors atlecting vacancy rates is included within the Strategic
Report [page 57).

EPRA Cost Ratios [Unaudited)

2021 2020
im £m
Property operaling expenses L. 49
Administrative expenses T4 73
Share of joint ventures and funds expenses 45 14
Less: Performance and management fees [from joint ventures and funds] 7 18t
Net other fees and commissions 4] 15l
Ground rent costs and operating expenses de facto included in rents 1211 114]
EPRA Costs lincluding direct vacancy costs] {Al 183 127
Direct vacancy costs (311 (30}
EPRA Casts [excluding direct vacancy costs| IB) 152 97
Gross Rental Income less ground rent costs and operating expenses de facio included in rents 341 398
Share of jeint ventures and funds GRI less ground rent costs| 142 142
Total Gross Rental Income Lless ground rent costs (C] 483 540
EPRA Cast Ratio {including direct vacancy <osts] [A/CI 37.9% 23.5%
EPRA Cost Ratio [excluding direct vacancy costs] (B/C) 31.5% 18.0%
Impairment of tenant debtors, tenant incentives and accrued income (D) 83 26
Adjusted EPRA Cost ratio [including direct vacancy costs and excluding impairment of tenant debtors, accrued
incame, tenant incentives and guaranteed rent increases! (A-D)J/C 20.7% 18.7%
Adjusted EPRA Cost ratio [excluding direct vacancy costs and excluding impairment of tenant debtors, accrued
incame, tenant incentives and guaranteed rent increases) (8-D)/C 14.3% i31%
Overhead and operaling expenses capitalised lincluding share of joint ventures and funds] [ [

In the current year, employee costs in relation io staff time an development projects have been capitalised into the base cost of relevant
development assets, In addition to the standard EPRA Cost ratios |both including and excluding direct vacancy costs), adjusted versions
of these ratios have also been presented which remave the impact of the tmpairment of tenant debtors, tenant incentives and accrued
income which are exceptional iterns in the current year, ta show the impact of these tams on the ratros
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Table C: Gross rentalincome

2021 2020
€m €m
Rent receivabte’ 493 558
Spreading of tenant incenlives and guarantged rent INcreases n (3l
Surrender premia A 5
Gross rental income 508 560
1. Group gross rental income includes £5m [2019/20: E3rn) of all-inclusive rents relating to service charge incame.
The current and prior year information is presented on a proportionally consolidated basis, excluding ron-controlling interests.
Table D: Preoperty related capital expenditure
Year ended 31 March 201 Year anded 1 March 2020
Jaint Jaini
ventures YeMures
Group and lunds Total Groug and funds Total
_ im £m £m {m £m Em
Acquisitions 52 - 52 4 54 148
Developrment 104 25 129 156 126 282
Investment properies
Incremental lettable space 1 - 1 1 - 1
No incremental lettable space n 28 59 82 20 102
Tenantincentives 2 5 7 9 6 15
Other materiat nan-allocated types of expenditure 5 1 & 5 1 [
Cagpitalised interast [ 2 :] 4 4 2]
Total property related capital expenditure 201 61 262 351 21 562
Conversion from accrual Lo cash basis 34 14 48 7 11 20
Taotal property related capital expenditure on cash basis 235 75 310 340 27? 582

The abave 1s presented on a proportionally consolidated basis, excluding non-controlling interests and business combinations. The
‘Other materiat nen-atlocated types aof expenditure’ category contains capitatised staff costs of £4m [2019/20 Eém},
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OTHER INFORMATION (UNAUDITEDI

Data includes Group's share af Joint Ventures and Funds {includes Hercutes Unit Trust)

FY21 rent collection’

Renl due between 25 March 2020 and 2% March 2021 (Hfices Retail® Tatal
Received 99% 7% 83%
Rent deferrals 1% 5% 3%
Renl forgiven - 9% 5%
Moved to administration - 3% 2%
Outstanding - 12% 7%
Total 100% 100% 100%
£225m €£305m £530m
Collection of adjusted billing? 130% 83% 0%
March 2021 rent collection®
Rent ue belween 25 March and 18 May Offices Retail? Tatal
Received 98% 2% 84%
Rent deferrals - - -
Rent forgiven - 1% 1%
Customer paid monthly 1% 5% 3%
Quisianding 1% 22% 12%
100% 100% 100%
Total £45m £50m £95m
Collection of adjusted billing? 9% Tb% 87%

Y As at 18 May

2 Includes non-office customers lacated within our London campuses.

3. Total hilled rents exclusive af ren deferrals, rent forgiven and tenants moved te monthly payments.

Since 1 April 2020 Price [400%I] Price {BL Sharal Annual Passing Reni
Purchases Seeter m tm Em!
Completed
Al Retail Park, Biggleswade Retail 49 4% 5
Heritage House. Enfield’ Logistics 87 87 2
Exchanged
Hercules Unit Trust units 148 148 12
Total 284 284 19
I. BL share of annualised rent toppad up for rent frees,
2. Exchanged and completed post perind end
Since | April 2020 Price [160%] Price [BL Share)  Annual Passing Rant
Sales Sector £m Em £m'
Compteted
Tescos. Milton Keynes & Pelerborough Retait 149 149 9
Partlolio of Sainsbury’s storeg? Retail 102 102 -
B&Qs, Various Retail 100 100 8
Beaumont Leys [Bradgate Mali) Retail 63 43 5
Beaumont Leys [Fletcher Mz((J? Retail 9 g 1
David Lloyd, Northwood Retail 51 51 2
Tesca, Bristington Retail 42 42 3
Valentine Retail Park, Lincoln Retail 24 g 1
Picton Place/James Street, Landan Retail T2 14 i
Studlands Retail Park, New Market Retail i 11 i
Cebenhams, Chelmsford Retail 4 4 -
Deepdaie Retail Park {unit Al Preston Retail 4 2 -
Marble Arch House, York House & 10 Portman Sq  QOflices 535 4 12
Clarges, Mayfair Offices 177 177 5
Yalding House, Lendon Offices 42 42 ?
Orweli House, London Olfices 23 23 1
Clearwater Development, Theale Residential 12 12 -
1 BL share of annualised rent lopped up for rent frees.
2. The portiolia was the indirect ownership [25.5%I of Lhe reversionary interest of 26 Sainsbury's stores
3 Exchanged and completed post periad end.
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OTHER INFORMATION [UNAUDITED] continued

Sinee | April 2020 Price [100%] Price QL Share] Annual Passing Renl
Sales Seclor Em £m Em'
Exchanged
St Anne's, Regents Place Residential & b -
Tatal 1,368 1,217 51
1. BL share of annualised rent topped up for renl frees.
Portfolio Valuation by Sector

Graup Vs & Funds Total Change®’
At 31 March 2001 £€m Em £Em HY H2 FY
West End 3.297 167 3464 (2.5 10.8 13.2)
City 317 2251 2.558 (4.0 IC.71 i4.6)
QOHices 3,614 2,418 6,032 [3.1] [0.8] 13.8])
Retail Parks 8 534 1,367 N 16.5] [18.4]
Shopping Centre 409 487 896 na.a [12.9} 135.71
Supersiores 57 - 47 02 1.7 07
Department Stores 10 - 19 [34.3) 132.3) 155.31
High Street 91 1 92 (14.0} 19.8) (22.4)
Leisure 162 8 180 (11.3] 13.3) 114.2)
Retail 1,550 1,042 2,592 114.%9) {11.4) [24.7)
Residential? 121 - jr4) {9.1) (1.9 [10.6)
Canada Water 387 - 387 [6.0) 34 [2.5)
Total 5.472 3,460 9,132 [7.3] 13.81 (10.81
Standing Investments - 4,559 3,357 7.916 18.1) (2.5 12.4)
Developments 1,113 103 1,214 (0.9} 1.9 0.4}

1 Valualion movement during the year Jalter taking account of capial expenditure] of properties held al the balance sheet date, including developmenis [classified by

end usel. purchases and sales
2 Stand-alone residential,

Gross Rental Income’

12 moniha to 31 March 2021

Annualised as at 31 March 201

Accouniirg Basis {m Group Vs & Funds Tatal Group J¥s & Funds Tatal
Wesl End 131 18 149 16 7 123
City 18 80 94 [ 77 83
Oftices 147 98 245 122 84 206
Retail Parks 84 31 135 7 A 17
Shapping Centre 50 43 93 40 40 80
Superstores 5 - 5 3 - 3
Department Stores 1 - 1 1 - 1
High Sireet 3 - 5 5 - 3
Leisure 12 - 13 12 i 13
Ratail 157 95 252 132 a7 219
Residential? 3 - 3 1 - 1
Canada Water 7 - 7 - - -
Total 34 193 507 255 171 426

Canada Watar 1s now excluded from the standing investrnent analysis s it 1s vatued as a development asset on a residualisad basis

1. Gross rental income will differ trom annualised vatluation rents due 1o accounting adjusiments for hued & minmum coniracied rental uplifts and lease incentives.

2. Stand-alone residential.
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Portfolic Net Yields'?

EPRA netinitial  EPRA topped up Overall topped up

Nel equvalant

Mel equivalent

Nel reversionary

yield net tnitial yield netintial yeld yeld  yield movement yeld ERY Growih
As at 31 arch 2021 % %! % % bps % %'
West End 37 4.4 4.4 45 13 53 20
City 30 38 38 4.4 2 5.0 [1.4]
Difices 3.4 4 41 45 9 5.1 0.7
Retail Parks 78 8.1 8.2 7.5 45 74 (15.21
Shapping Centre 68 7.1 73 7.6 143 7.0 (203]
Superstares 5.9 73 73 5.7 {31] 5.9 0.2
Department Stores 104 (0.4) (0.4 94 23] 151 [23.5]
High Street L8 5.0 5.0 6.0 42 55 [17.1]
Leisure 83 bt 70 49 50 5.5 (103}
Retait 7.1 75 7.6 7.4 81 (Al (16.8]
Total (%] 5.2 5.3 5.4 33 5.9 17.61
On a proportionally consolidated basis including the Group’s share of joint ventures and funds
Canada Water is now excluded from the standing investment analysis as it is valued as a development assel on a residuabised bases
1. tncluding notional purchaser’s costs,
2. Excluding committed developments. assels held lor development and residential assets.
3. Including rent contrazied from expiry of rent-tree periads and fixed uplifis not in liew of rental growth.
4. Ineluding fed/minimum uplilts [excluded from EPRA definition],
5. As calculated by M5CI
Total Property Return [as calculated by MSCI)
12 manths to 31 March 2021 Qifices Retail Tatal
% Briish Land MSCH British Land MSCI British Land MSCI
Capital Return 13.6) 14.5) 126.7) [12.9] 0.8l 13.2)
- ERVGrowth 0.7 1.0} [16.8 (9.01 [7.8] (2.8
- Yield Moverment' " 9hps 20 bps 81 bps 30 bps 33 bps 1bps
Income Return 3.0 1.8 7.3 55 4.2 45
Total Property Return 0.8} [0.8) 119.1) 18.1) {7.0] 1.2
Or a proportionally consolidaled basis including the Gravp's share of joint ventures and funds
1. Neat equivatent yield movemeni.
Top 20 Tenants by Sector
As at 31 March 2021 % of retail rent % of office rent
Retail Offices
Next 9.4 Facebook 8.4
Walgreens [Boots| 4.7 UK Government 69
M&S Ple 4.2 Dentsu Aegis' 48
Tesco 31 Visa 43
J Sainsbury 3.1 Herbert Smith Freehilis 35
JO Sparts 29 Gazprom 29
Dixans Carphone 29 Microseft Corp 27
Frasers Group 2.6 TPICAPPlc 25
TXX [Tk Maxx) 2.5 SMBC 2.4
Virgin 2.0 Vodalone 22
Asda Group 2.0 Deutsche Bank 21
Hutchisen Whampoa Lid 1.9 Henderson 1.9
DFS Furniture 1.9 Reed Smith 18
TGl Fridays 1.8 The Interpublic Group [McCann] 1.7
Rwver Island 1.6 Mayer Brown 1.6
H&M 1.5 Ctrip.com (Skyscanner) 15
Primark 1.3 Mimecast Ltd 14
Wilkinson 1.5 Credit Agricole 13
Homebase 1.5 Kingfisher 1.3
Pets at Home 1.2 Milbank LLP 1.2

1 Talung into account their pre-let of 310,000 sq 1vat 1 Tritus Syuar e, o e bieak ol exisling space a1 10 & 20 Triton St % cantracied rent wouid rise to 8.9%
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OTHER INFORMATION (UNAUDITEDI continued

Major Holdings

BL Share Sqh Rent {100%!) Qccupancy Lease
As at 31 March 2021 % “oac Em pa'* rate % length yrs®*
Broadgate 50 4,668 184 §2.0 73
Regent's Place 100 1,740 78 §461 38
Paddingten Central 100 958 [ 98.4 53
Meadownhall, Sheffietd 50 1,500 72 949 &1
Drake’s Circus, Plymouth 100 1.190 14 87.0 54
Glasgow Fort 78 510 16 9.7 54
Ealing Broadway 100 540 13 90.7 34
Teesside, Stocktan 100 569 14 $0.9 32
New Mersey, Speke 48 502 13 95.8 46
Giltbrook, Notlingham 100 198 7 100.0 5.6
1. Annualised EPRA contracted rent including 100% of Joint Ventures & Funds.
2. Includes accarmmodation under offer or subject to asset management
3. Weighted average to first break.
4. Excludes commitied and near term developments.
Lease Length & Occupancy

Average lease fengih yrs Qceupancy raie %

As at 31 March 2021 Te expiry To break EPRA Occupancy Qccupancy™
Wesl End 55 4.3 96.3 96.6
Cuty 8.4 7.2 846 07
Offices 6.7 5.5 1.3 941
Retait Parks 6.4 4.7 93.3 94.7
Shopping Centre 5.7 44 ?1.0 933
Superslgres 6.3 6.3 354 95.6
Department Stores 231 229 37.0 97.0
High Street 37 33 71.0 $3.7
Leisure 13.0 12.8 54.0 94.0
Retail 6.5 5.1 2.5 4.1
Total [ X} 5.3 71.8 94.1

Canads Water is now excluded Irom the standing investrnent analysis as ¢ 1s valued as 2 development asset on 3 residualised basis

- Space allocated ta Storey is shown as occupied where there s a Storey Ltenant in place otherwise it is shown as vacant Tolal accupancy would rise lram 94.1% 10
#5.4% il Storey space were assumed to be fully lel

. Includes accommodation under offer or subject to assel management.

. Where cccupiers have entered adrrumistration or CVA but are still liable for rates, these are trealed as occupied. If unils in admunistration are trealed as vacanl, then
the occupancy rate for Retail would reduce from 94 1% to 70 6%, and lotal accupancy would reduce fram 94.1% 1o 92.4%.

Portfolio Weighting

[ERS]

2020 wn 2021
As 3t 31 March % % Em
West End 377 379 3.464
City 23.0 8.1 2.568
Offices 60,7 66.0 6,032
Relail Parks 16.5 15.0 1,367
Shopping Centre 13.3 98 894
Superstores 08 05 &7
Department Stores . 03 0.1 10
High Street 12 1.0 g2
Leisure ) 2.4 2.0 180
Retail 4.7 28.4 2,592
Residentiat' 1.3 t. 121
Canada Water 3.3 4.2 187
Total 100.0 100.0 9,132
London Weighting 71% 7% 6,984

1. Stand-alone residenual
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Annualised Rent & Estimated Rental Value (ERV]

Annualised renl [valuguon basis) ERY Average rent
£m' £m Epsl
As at 3 March 2021 Group Vs & Funds Toral Tolal Coniracied ERY
West Eng? 108 7 115 165 59.9 49.0
City? 7 7 78 124 54.5 55.2
Offices? 115 78 - 177 289 57.6 62.5
Retail Parks 74 50 124 P14 222 19.6
Shopping Centrs 42 43 85 e8 241 261
Superslores 3 - 3 K] 17.8 14.4
Department Stores 1 - 1 2 07 31
High Street 5 - 5 7 145 145
Leisure 12 1 13 M 17.3 14.6
Retail 137 94 231 225 20.6 19.3
Residential® 1 - 1 1 12.7 11.4
Totat 251 172 425 515 28.1 30.6

Canada Water is now excluded from the standing investment analysis as i 1s valued as a development asset on a residualised basis

1. Gross rents plus, where rent reviews are pulstanding, any mcreases (o ERV las determined by the Group's external vatuersl, less any ground rents payahle under
head leases, excludes contracled rent subject ta rent free and luture uplifz.

2. Annualised rent, plus rent subject ta rent free.

3. Epsf metrics shown for office space only.

4. Stand-alone residential.

Rent Subject to Open Market Rent Review'

Far periad to 31 March 2022 2623 202 2025 2026 2022-2¢ 0222
As at 31 Mareh 2021 £m Em £m €m Em £m £m
Wesl End 7 22 4 15 1 33 49
City - 1 14 8 27 17 52
Offices 7 23 20 23 28 50 ™
Retail Parks 1 9 & 7 b 26 39
Shopping Centre [ 8 3 3 2 17 22
Superstores - 1 1 - - 2 z
Department Stores - - - - - - -
High Street - - - - - - -
Leisure - - - 1 - - 1
Retail . 17 18 10 11 8 45 13
Residential 1 - - - - 1 1
Total 25 41 30 4 36 94 166

On a proportionally consplidated basis including the Group's share of joint veniures and lunds
Canada Water is row excluded from the standing inveslment analysis as it is valued as a development asset on a reswdualised basis

1. Reflects standing investment only.

Rent Subject ta Lease Break or Expiry’

For period ta 31 March 02 2023 2024 2025 2026 022-24 0222
As a1 31 Maren 2021 £m Em Em Em Em £m Em
West Eng 29 24 12 9 ) 12 65 86
City 7 4 13 4 16 24 44
Offices 36 28 25 13 28 89 130
Retail Parks 17 15 ' 24 12 14 56 82
Shopping Centre 14 15 10 8 13 41 42
Supersiores - 2 - - - 2 2
Department Storas - - - - - - -
High Street 2 1 1 1 - 4 5
Leisure - - - - 1 - §
Retail 15 33 35 21 28 103 152
Residential - - - - - - -
Totat KAl 41 60 34 56 192 282
% of contracted rent 14.8 12.8 128 7.2 118 40.4 59.4

On 3 propert onatlly consolidated basis including the Group's share of jaint ventures and funds o
Canada Water is now excluded from the standing investment analysis 35 il 1s valued as a development assel an a residualised basis

1. Rellects standing investmeat orly.
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OTHER INFORMATION {UNAUDITEDI continued

Recently lCompleted and Cammitted Developments

A5 at BL Share 100% sq it Curcen: Value Costto come ERY Pre-let
31 March 20121 Seclor % 000 PC Calendar Year fm Em' Em? £m
100 Liverpool Street Dffice 50 520 Q3 2020 403 - 19.4 15.5
Total Recently Completed 520 403 - 19%.4 15.5
1 Triton Square* Dflice 100 365 Qz 2021 443 32 22.8 219
Ngrten Folgate Office 100 336 Q3 2023 120 229 22.2 -
1 Broadgate Difice S0 544 Q2 2025 94 227 201 50
Total Committed 1,247 657 488 65.1 26.9
Other Capital Expend:ture? 34
1. Fram 1 April 2021, Cost to come exctudes notional interest as snterast is capitalised individvally on each development at our capilalisation raie.
2. Estimated headune rental value net of rent payabte under head leases lexcluding tenantincentives).
3. Capex commitled and underway within cur invesiment portfalio relating 1¢ leasing and asset management.
4 Completed postyear end in May
Near Term Development Pipeline

BL Share 100% sq [t Earliest Start  Currenl Valus  Cast ta Come £RY UrderLDEFlI':r Planning
As a1 31 March 2021 Sector % “col on Site Em im' Emi £m  Stalus
3 Kingdem Street Office 100 438 Q22022 17 344 a0 - Consented
Aldgate Place, Phase 2 Residential 10¢ 136 Q32021 28 99 65 - Censented
Canada Water. Plot A1? Mixed Use 100 272 Q3207 30 218 6.7 - Consented
Canada Water, Plot A2? Mixed use 100 248 Q3202) 16 120 10.4 - Consented
Canada Water, Plot K12 Residential 100 62 Q32021 - 23 - - Consented
Total Near Term 1,156 191 80s 3.7 -
Other Capital Expenditure! 97

. Estimated headline rental value net of rent payable under head leases (exctuding tenant incentives)

WA —

expectad 10 be ¢ 78-99% by PC
4. Forecast capifal commitmanis within gur invesiment portlolio over the next 12 months relating to leasing and asset enhancement.

Medjum Term Develogment Pipeline

. From 1 Aprit 2021 Cost to come excludes national interest as interest is capialised individuatly on each development at our capialisation rate.

. The Landan Borough of Southwark has canfirmed they will nat be invesiing in Phase 1 The BL awnership share w Il change over time as costs are incurred and is

BL Share 100% Sq It
As at 31 March 2021 Seclor % Q00 Planning Status
2-3 Finshury Avenue Oifice 50 704 Consented
Eden walk Retait & Res dential Mixed Use 50 452 Consenied
Ealing ~ 10-40 The Broadway Mixed Use 100 303 Pre-submission
Ealing - International House Gifice 100 165 Pre-submission
Gateway Building Leisure 100 105 Consented
Eusion Tower Other 100 420 Pre-submission
Canada Water - Future phases' Mixed Use 100 4498 Consented
Total Medium Term 5847

I. The London Baorough of Southwark has the right ta invest (n up 1o 20% of the completed development. The BL ownership share wili change over lime depending on

the level of contributions made. bui will be na less tnan 80%
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SHSTAINARILITY PFRFORMANCE MEASURES

EPRA best practice recommendations on
sustainability reporting

We report on all assets where we have
day-to-day cperaticnal or management
influence [our managed portfolio] and
all developments over £300,000 with
plannaing permission, on site or
completed in the year. The exception

in this table is Energy Performance
Certificates, where we report on all
assets under management. As at

31 March 2021, our managed portfolio
comprised 84% of our assets under
management. Please see the scope

cotlumn for indicator-specific
reporting coverage.

We have received Gold Awards for
sustainability reporting from the European
Public Real Estate Association [EPRA),
nine years running. For our full EFRA
sustainaility reporting, methodology

and the 2021 DNV Assurance Statement,
please s=e our Sustainability Accounts
2021 at britishiand.corn/data. Selected
data has been independently assured

Environmental performance!

since 2007, Selected data in the
Sustainability Accounts for 2021 has
been independently 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 Board.

2021 2020 2009 lassers ori‘::if:]
Total electricity consumption {MWh] 123,328 151,504 154,532 108/112
Total district heating and cooling
cansumption (MWh) 0 Y 0 108/112
Total fuel consumption [MWh) 38,134 37.313 36,290 81/82
Building energy intensity {kWh] Offices [per sqm] 210 257 305 35/35
Shopging centres [per sqml 95 126 118 99
Retail Parks |per car parking space) 129 149 149 31/31
Shopping villages To be reported from 2022
Retail, High Streel To be reported from 2022
Totaldirect(Scope 1) greenhouse
gas emissions (tonnes CO;e) 6,661 6,945 4,594 109/113
Total indirect {Scope Z) greenhouse gas Location based 12,435 15.373 20.258 109/113
emissions [tonnes COe) Market based 839 669 1,549 109/113
Greenhouse gas intensity from building Offices [per sqm. whote building! 0.067 0.087 0.113 36/36
energy consumption (tonnes CO.el Shopping centres Iper sqmi 0021 0.031 0.034 9/9
Retail Parks [per car parking space| 0.032 0.040 0.044 3131
Shopping villages To be reported from 2022
Relail, High Street To be reported from 2022
Total water cansumption (m?] 658,932 814 658 553.282 73/75
Building water intensity Qffices 50.% 12.1 14.09
{m? per FTE or 10,000 visitors} Shopping centres 16.76 17.42 nr
Retail Parks 41.79 8.93 nr 60/61
Shopping villages 52.31 46.45 nr
Retal, High Streel ~ - -
Total non-hazardaus waste by Re-used and recycled 3,189 10.G45 10,818 29/02
disposal route [tonnes and %) 53% 58% 57%
Incinerated 2,878 7.348 8.182
LT7% 42% 43% 83192
Landfilled 1 2 2
0% 0% % 89/92
Total hazardous waste by Re-used and recycled 40 8 5 §9/92
dispesal route [tonnes and %) 79% 94% L4%
Incinerated 10 2 ?
21% 16% 56% 83197
Landfilied 0 o 0
0% 0% 0% 8992
Sustainably certified assets - Ao B 24% 25% 22%  2578/2845
Energy Performance Certificates CtoE 1% 70% 73%  2578/2865
[% by floor area) FtoG 5% 5% 5%  2578/2845
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SUSTAINABILITY PERFORMANCE MEASURES continued

Social performance?®

Scope
202t 2020 2019 lasse1s or units)
Employee diversity - gender Male 50% 43% 47% -
Female 80% 51% 53% -
Gender pay ratio (total remuneration,  Executive Directars n/a nfa n/a -
median female to malel Senior management 81% 89% 88% -
Middle and non-management 9% 1% 74% -
Employee training - average hours 14 262 16.2 -
Employee training - annual
performance review 100% 100% 100% -
New employees and New hires rate (%] 16% 16% 20% -
employee turnover Departures rate (%) 1% 12% 19% -
Employee health and safety Absentee rate 0% 1% 1% -
Injury frequency rate ' Q 0 0 -
Lost day rate 0 0 .48 -
Work-related fatalities 0 o 0 -
Asset health and safety Proportion subject to health and safety
review %) 100% 100% 100% 114/114
Incidents of non-compliance 0 0 0 114/114
Proportion of managed portfolio
(fleor area) where community
activity implemented 76% 80% 83% 99/99

. As per EPRA best praclice recommendations. lotal energy and water data covers energy and water pracured by Brinsh Land. Energy and carbon intensity dala

cavers whole building for Offices and common parts for Reta | Water intensity data covers whale buitdings for Offices and common parts for Rerail Per sgm
comprises net internal areas for Otfices and emmon pa-ts for Retail. From 2021, intensity melrics are no longer degree day adjusied and previgus years have

been restated.

2. Employee data has been restated using headcount rather than FTE.

Governance indicators

Annual Report and Accounts 2020

Composition of the highest gavernance body

Board's Executive and Non-Executive Directors pages %0-92 and 115

Nominating and selecting the highest governance body

Appointment process for new Directars pages 112-115

Process for managing conflicts on interest

Board procedure for managing conflicts of interest page 87
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TEN YEAR RECORD

The table below summarises the iast ten years’ resulis, cash flows and balance sheets

021 2020 9 1013 2007 2006 2015 2004 2013 012
Lm fm fm Em fm im £m Em f{m im
fncome?!
Gross renfal incame 508 560 976 613 643 §54 418 597 567 377
Netrental income 347 478 532 974 410 620 585 562 541 544
Net fees and other income 11 13, 10 15 17 17 17 15 15 17
Interest expense [net} [103} ti) (121 [128) 1151 (1801 (201] 1202 (204! {218)
Administrative expense 174) [74) 1B1} (831 186} [94] (88| (78] (761 174]
Underlying Profit 201 306 340 380 390 363 313 297 274 269
Exceptional costs
Inot included in Underlying Prafit - - - - - - - - -
Omidends declared 78 148 298 302 296 287 277 266 234 231
Summarised balance sheats!
Total preperties at valuation? 40 10,177 1236 13,716 13940 14648 13,677 12,040 10499 10,337
Nei debl 12,938)  (3.8%4]  (3,521) 13.9731  [4.223] (4,765) [4918] [4.850F 14,2681 [4.6%00
Other assets and liabilities (152) [110) (146 (183] {219) 191 2746 123 1268) [264)
EPRA NTA / NAV [fully dilyted)* 6,050 7.213 8,649 9,560 9.498 10,074 9,035 7.027 5.967 5,381
Cash ftow movement - Group only
Cash generaied from operations 218 404 617 351 379 341 318 243 197 211
Other cashtlows from operations 169] (29) |4} 2 [16) {47) (33] |24) {7) 15)
Net cash inflow from
operating activities 149 375 613 353 363 294 285 219 190 204
Cash inflow [outflowl] from
capital expenditure, investments,
acquisitions and disposals 910 1361) 187 344 470 230 (111} 1650) (2021 (5471
Equity dividends paxd (78] [299) (298] 1304) {2951 {2351 (228] 1159 {2031 (212)
Cash [outilow] inflow from
management of liquid resources
and financing 11,022} 2 (385] (404) (538} [283) 20 607 213 630
[Decreasel increase in cashs (39) [49) 137 %) - 4 i34) 7 (2 77
Capital returns
[Reduction] growth in ney assels? [16.01% 14661% [95]% 07% [1971% 11.5% 28.6% 17.8% 10.9% 5.5%
Total accounting return 15.1)% [1i.01% 3.31% B 9% 2. 7% 14.2% 24 5% 20.0% 4.5% ?.5%
Total accounting return ~
pre-exceplional (15.10% [11.0]%  (3.31% B.?% 2.9% 14 2% 265%  20.0% 4.5% 9 5%
Per share information
EPRA NTA/NAV per share? 648p 774p $05p 967p 15p $19p 829p 688p 5%4p 5%5p
Memorandum
Dividerds declared in the year 15.0p 16.0p 31.0p 30.1p 29.20 28.4p 27.7p 27.0p 26.4p 26.1p
Dividends paid in the year 8.4p 31.5p 30.5p 29.6p 28.8p 28.0p 27.3p 25.7p 26.3p 26.0p
Dituted earnings
Undertying earnings per share 18.8p 12.7p 34.9p 37.4p 37.8p 3 lp 30.4p 29.4p 30.3p 29.7p
IFRS [loss| earnings per shara! {111.2)lp (110.0lp  [30.0lp 485p 1470 11970 14673p 110.2p 31.5p 53.8p
1. Including share of joInt ventures and funds. '
2 Represents movernent in diluted EPRA NTA n 2021 and movernent in diluted EPRA NAV from 2020 to 2012,
3. Including surplus over botk value of trading and development propertes.
4 Including restaterment if\ 2016,
5 Represents movernent in Cash and cash equsalents under IFRS and maovements in cash under UK GAAP,
4. EPRA NTA is disclosed n 2071 and EPRA NAV is disclosed from 2020 to 2012,
7. EPRA NTA per share 15 disciosed in 2021 and EPRA NAV per share 1§ disclosed [rom 2020 to 2012,
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SHAREHOLDER INFORMATION

Analysis of shareholders —
31 March 2021

Kumber Balance a5 at

020/ of holdings % 31 March 2021 %
1-1.000 4.488 36.72 1,826,034 0.9
1.001-5.000 2,092 26.64 4,622 454 0.49
5.001-20,000 348 693 5,961,284 059
20,001-50,000 203 237 6,670,530 071
50.001-Highest 581 T34 919321486 98 01
Total 7912 10000 937981992 100.00
Hotder type

Individuals 5,402 48 28 9,571,102 102
Naminee and

institutional investors 2.510 31.72 928410890 98 98
Jotal 7.912 10000 937.981.992 10000

V' Excluding 11,266,245 shares held in treasury

Registrars

British Land has appointed Equiniti Limited [EQ) to admunister
its shareholder register. EQ can be contacted at:

Aspect House
Spencer Raad
Lancing, West Sussex BN9% 6DA

Tel: 0371 384 2143 UK callers|
Tel: +44 (011721 415 7047 [Overseas callers)

Lines are open from 9.00am to 5.00pm Monday to Friday
excluding public holidays in England and Wales.

Website: shareview.co.uk
By registering with Shareview, shareholders can:

- view your British Land shareholding online
- update your details
- elect to recewve shareholder mailings elecironically

£Q is also the Registrar for the BLD Property Holdings
Limited Stock.
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Share dealing facilities

By registering with Shareview, EQ also provides existing and
prospective UK shareholders with a share dealing faciity for
tuying and selling British Land shares ontine or by phone.

For more infarmation, contact EQ at shareview.co.uk/dealing ar
call 0845 603 7037 IMonday to Friday excluding public halidays
frem 8.00am to 4 00pm). Existing British Land sharehalders will
need the reference number given on your share certificate to
register. Similar share dealing facilities are provided by other
brokers, banks and financizl services.

Website and shareholder communications

The British Land corporate websile centains a wealth of
material for shareholders. including the current share price.
press releases and informatson on dividends. The website can
be accessed at britishland.com.

British Land encourages its shareholders to recewve
shareholder communications electronically. This enables
shareholders to receive information quickly and securely as
well as in a more environmentally friendly and cost-effective
manner Further information can be abtained from Shareview
or the Sharehoider Helpline.

ShareGift

Shareholders with a small number of shares, the value of
which makes it uneconomic to sell them, may wish to consider
donating their shares to charity. ShareGift1s a registered
charity [No. 10526841 which collects and sells unwanted shares
and uses the proceeds to support a wide range of UK charities.
A ShareGilt donation form can be obtained from Equiniti.

Further information about ShareGift can be obtained from their
website: sharegift.org.

Honorary President

In recognition of his work building British Land into the industry
leading campany it 1s today, Sir John Ritblat was appointed as
Honorary President on his retirement from the Beard in
Oecember 2006.

Registered office

The British Land Company PLC

York House

45 Seymour Streel, London W1H 7LX

Telephone: +44 (0120 7484 4446
Registered number 621920
Website: britishland.com



Dividends

As a REIT, British Land pays Property income Distributicn (PID}
and non-Praperty Income Distribution [nan-PID] dividends.
More intarmation en REITs and PIDs can be found in the
Investors section of gur website at britishland.com/
investars/dividencs.

British Land dividends can be paid directly into your bank or
building seciety account instead of being despatched to you by
cheque. More information about the benefits of having dividends
paid directly intc yaur bank or building society account, and

the mandate form to set this up, can be found in the Investors
section of our website at brinshland com/invesior s/dividends/
dividends-direct-to-your-bank.

Scrip Dividend S5cheme

8ritish Land may offer shareholders the opportunity to
participate in the Scrip Dividend Scheme by offering a

Scrip Alternative ta a particular dividend from time to time
The Scnip Divdend Scheme allows participating shareholders
to receive additiongl shares instead of a cash dwidead.

For more information please visit the Investors section

of our website at britishland.com/investors/dividends/
scrip-dividend-scheme

Unsolicited mail

British Land is required by law to make its share register
available on request to other crganisations. This may resull
in the receipt of unsolicited mad. To limit this, shareholders
may register with the Mailing Preference Service. Fo- more
information, ar to register, visit mpsonline.org.uk.

Sharehelders are also advised 1o be vigilant of share fraud
which includes telephone calls offering free investment adwice
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 Authorily’s
website fca.org.uk/scams ar by calling the FCA Consumer
Helpline on 08060 111 6748

Tax

The Group elected for REIT status on 1 January 2007, paying

a £308m conversion charge to HMRC in the same year As a
consequence of the Group's REIT status, tax is not levied within
the corporate greup an the gualifying property rental business
but is instead deducted fram distributions af such income

as Property Income Qistributions [PID] ic shareholders. Any
income which does not fall within the REIT regime is subject
to tax within the Group in the usual way. This includes profits
on property trading activity, property relaied fee income and
interest income. As outlined in Note 7 to the accaunts, there
was a shartfall in PiD payments for the yaar to 31 March 2020.
We rema:ned compliant with the REIT regime through the
payment of additicnal corparation tax. We continue to pass

all REIT tests ensuring that our REIT status is maintained.

We werk proactively and apenly to maintain a constructive
relationship with HMRC. We discuss matters in real-time
with HMRC and disclose all relevant facts and circumstances.
particularly where there may be tax uncertainty or the law is
unclear HMRC assigns risk ratings to all targe companies.
We have a tow appetite for tax risk and HMRC considers us

to be Low Risk’ |a status we have held since 2007 when the
rating was first introduced by HMRC].

Further information on our Tax Strategy can be found in
Qur Approach to Tax Strategy at britishland.com/gavernance,
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SHAREHOLDER INFORMATION continued

Forward-looking statements

This Annual Report contains certain [and we may make other
verbal or written] ‘forward-looking’ statements These forward-
looking statements include all matlers that are not historical
fact. Such statements reflect current views, intentions,
expectations, forecasts and beliefs of British Land concerning.
amang other things, our markets, achivities, projections,
strategy, plans, initiatives, objectives, performance, finangial
condition, Liquidity, growth and prospects, as well as
assurnptions about future events Such ‘forward-looking’
staterments can somebimes, but not always, be identified by
their reference to a date cr point in the future, the future tense,
or the use of ‘forward-leaking’ terminalagy, inciuding terms
such as ‘believes’, ‘considers’, ‘estimates’, ‘anticipates’,
‘expects’, forecasts’, ‘intends’, ‘continues’, ‘due’, ‘potential’,
‘pessible’, ‘plans’, ‘seeks’, ‘projects’. ‘budget’, ‘'goal’, ‘guidance’.
“rends’, ‘future’, ‘outlook’, 'schedule’, target’, "aim’. ‘may’
Tkely to’, ‘will’, ‘would’, 'could’, ‘should’ or similar expressions
or in each case their negative or ather variations or ccmparable
terminology. By their nature, forward-loaking statements
involve inherent known and unknown risks, assumptions

and unceriainties because they relate to future events and
circumnstances and depend on circumstances which may

ar may not occur and may be beyand our ability to contral,
predict or estimate. Forward-looking statemants should be
regarded with caulien as actual cutcomes or resuits, or plans
or objectives, may ditler materially from those expressed in

or tmplied by such staternents Recipients should not place
reliance on, and are cautioned about relying on, any
forward-looking statements.

impartant factors that could cause actual results [inctuding
the payment of dividends). performance or achievements of
British Land to differ materially from any outcomes or resulls
expressed or implied by such forward-{ooking statements
include, among other things (al general business and political,
social and economic conditions glebally, [b) the conseguences
of the United Kingdom's withdrawal from the Eurapean Union,
(e} industry and market trends (including demand in the
property investment market and property price volatitily],

ld) competition, [e] the behavicur of other market participarts
[f] changes in gavernment and other reguiation inctuding in
relation ta the environment, health and safety and taxation {in
particular, in respect of British Land’s status as a Real Estate
Investment Trust, [g) inflation ang consumer confidence, (h]
labour relations and work stoppages, [i) natural disasters and
adverse weather conditions, |j] terrorism and acis of war,

(K] British Land's averall business strategy, risk appetite and
investment choices in its portfolio management, [} legal or
other proceedings against or affecting British Land, (m) reliable
and secure |7 wnfrastructure, [n] changes in occupier demand
and tenant default. (o) changes in financial and equity markets
including interest and exchange rate fluctuatrons, [pl changes
in accounting practices and the interpretation of accounting
standards, |q) the availabitity and cost of iinance and [r] the
conseguences of the Covid-19 pandemic The Company's
principal risks are described in greater detail in the section of
this Annual Report headed "Risk Management” on pages 78-87
linclusvel. Forward-looking statements in this Annual Report,
or the British Land website or made subsequently, which are
attributable Lo British Land or persens acting on its hehalf,
should therefore be canstrued in light of all such factars.
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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 not be relied upon as an indicator of,
future performance, and nothing in this Annua! Report shoutd
be construed as a prefit forecast or profit estimate, or be taken
as implying that the earnings of British Land for the current
year ar future years will necessarily match or exceed the
histarical or published earnings of British Land. Any forward-
logking statements made by or on behalf of British Land speak
only as of the date they are made. Such forward-looking
staternents are expressly qualified in their entirety by the
factors referred to above and no representation, assurance,
guarantee or warranty is given in retation to them [whether

by British Land or any of its associates, Directors, olficers,
employees or advisers), including as to their completeness,
accuracy, fairness, reliability, the basis on which they were
prepared, or their achieverment ar reasonableness. Other
thanin accordance with our legal and regulatory obligations
fincluding under the UK Financial Conduct Authority’s Listing
Rules, Disclosure Guidance and Transparency Rules, the

EU Market Abuse Regulation, and the requirements of the
Financiat Conduct Authority and the Londaon Stock Exchangel,
British Land does nolintend ar undertake any obligalion ta
update or revise publicly forward-lookiny slalermeils to

reflect any changes in British Land’s expectations with regard
thereto or any changes in information, events, conditions,
circumstances or other (nformation on which any such
statement is based [regardless of whether those forward-
tooking statements are affected as a result]. This document
shall not, under any circumstances, creale any implication that
there has been no change in the business or affairs of British
L.and since the date of this document or thal the information
contained herein is correct as at any lime subsequent to

this date

Nothing in this document shali constitute, in any junisdiction,

an offer ar solicitation to sell or purchase any securities or other
financial instruments, nor shall it constitute a recammendation,
invitation or inducement, or advice, 1n respect of any securities
or other financial instruments or any cther matter

The Annual Report has been prepared for, and oniy for, the ‘
members of British Land, as a body, and no other persons,

British Land, its Directors, officers, employees or advisers do

not accept or assume responsibility to any other person lo who

this document 1s shown or inta whose hands it may came, and

any such responsibility or biability 15 expressly disclaimed
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