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Presentation of financial information

The financial statements for the year ended

31 March 2022 have been prepared on the historical
cost basis, except for the revaluation of properties,
investrments classilied as fair value through prefit
or lass and derivatives. The financial stalements
are preparad in accordance with Uk -adopted
Internationat Accounting Standards and the relevant
tegal requicernents ¢f the Campanies Act 2004
[tFRS’). On 31 December 2020 EU-adopled IFRS
was brought into UK taw and became UK-adopled
International Accounting Standards, with future
changes to IFRS berng subject e endorsement by
the UK Endgrsement Board. The consclidated
financial statements have transitioned to UK-
adopted International Accounting Standards far the
year ended 31 March 2022. This change constitutes
a change in accounting framework. However, there
IS no impact on recognition, measurement or
disclasure in the year reported as a result of the
change in framework. In the current financial year

the Group has adopted a sumber of minor
amendments o slandards effective in the year
issued by the JASB. nane of which have had a
material impact on the Group. The accounting
policies used are alherwise ¢onsistent with those
cantained in the Greup's previous Annual Report
and Accaunts for the year ended 31 March 2021
The Group's interests in joinl ventures and funds
are shown as a single line itern on the income
statement and balance sheet and all subsidiaries
are consoldated at 100%

Managemeni considers the business principally
on a proportionally cansolidated basis when selling
The stralegy, deterrnining annual priorities, making
investment and financing decisiens and reviewing
performanca. This includes the Group's share of
joint vantures and funds on a line-by-tine basis and
exctudes non-¢antrolling interests in the Graup's
subsidiaries. The financial key performance
indicalors are also presented on this basis. Refer
to the Financial review for 2 discussion of the IFRS

results. We supptement gur IFRS figures with
non-GAAR measures, which management uses
internally, IFRS measures are labelled as such.

See pur supplementary disclosures which start

on page 233 for reconciliations, in addilion to Note 2
in the inanctal statements and the glessary found
at britishtand comfglossary

integrated reporting

We inlegrate social and environmentat information
thraughout this Report in line with the International
Integrated Reparting Framework. This reflects
how aur induslry-teading sustainability strategy

15 Integrated into our Yusiness, delivering lasting
vzlue for all our stakeholders. We publish additional
social and eaviconmental data in ur Sustainability
Accounts found at britishland com/data.

This Report was signed olt by the Boarg

on 17 May 2022.
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Places People Prefer

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

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

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

Visit britishland.com for more information



2022 KEY FINANCIAL AND NON-FINANCIAL HIGHLIGHTS

Financial highlights

The British Land Company PLC 00621920

Underlying EPS {diluted) Underlying Profit EPRA NTA per share Dividend per share
2021:18.8p 2021:€200m 2021: 648p 2021:15.04p

IFRS EPS IFRS profit after tax IFRS net assets Assets under management
103.3p £960m  £6,733m £14.3bn
2021:(311.2)p 2021: £11,083|m 2021: €£5,983m 2021: €12.7bn

Operational highlights —

'Stakeholder cutcomes

39m sq ft

leasing activity

Our strongest performance in
10 years

1.7m sq ft

Inctuding 585,000 sq ft
at Canada Water

14.8%

total accounting return

Driven by the EPRA NTA per
share uplift of 12.2%

23,949

beneficiaries from our
cammunity activities

Focused on educatian,
employment, local business,
wellbeing and connecting local
people and organisations

6.8%

valuation gain across
the portfolio

Driven by an uplift of 20.7%
inretail parks and 11.7% 10
Campus developments

$£1.3bn

gross development value of
urban logistics pipeline

Assembled in 12 months

632

kg CO,e per sqm
average embodied carbonin

office developments

Prioritising re-use of ex:sting
materials and pitoting more
sustainavle alternatives

$£2.2bn

capital activity

Including E2%0m from Canada
Water and £454m from
Paddington Centrat

|past year endi

A

senior unsecured credit rating

With £1.1bn of financing activity
during the year

2 British Land Anaual Report and Accounts 2022

S-star

GRESB rating

Including a 5 star rating in both
standing assets and
developments

69%

staff engagement score

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

Focus on value creation

We focus on opportunities where we can leverage our campetitive
strengths in active asset management and development to create

value. We identify key themes in our markets and invest behind

them. To do thes, we make timely decisions to recycle capital out of
mature assets and into development and value accretive acquisitions.

Read abpul yur Stralegy un payes 16-27

Attractive development pipeline

We have created a strong pipeline of development opportunities

within our portfolio which is a key driver of value creation. The totat

pipeline cavers 11.4m sq ft including 5m sq ft at Canada Water, a
£5.6bn redevelopment scheme, and 2.8m sq ft of
opportunities with a gross development value of

Read more about our developments on pages 20-21

Strong balance sheet

Qur leverage is low and we benefit from a diverse and flexible

pool of finance. Qur dividend is set as a percentage of Underlying

Earnings per share: this provides further ftexibility, enabling us
te make timely decisions on asset disposals, providing capital
to progress our strategy.

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

Best in class platform

Our experlise across development and active assel management,
including masterplanning, sustainability, leasing, property
management and our ability to work in partnership enables
pivot towards areas of growth in our markets and means
unlock value fram the most complex opportunities.

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

Excellent ESG track record

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

Read absut our pipeline of developments on pages 20-21 and our decision
making process on page 100

British Land Annual Report and Accounts 2022
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REASONS TO INVEST IN BRITISH LAND continued

Canada Water:
our investmernt
case in action

The British Land Company PLC 00621920

Focus on value
creation

The Canada Water Masterplan wilt create
an estimated £2bn of value far the joint
venture by the time it completes in 2030.
We have been planning this 53 acre
redevelopment project since 2013 and this
year, 10 accelerate its delivery, we formed
a joint venlure with AustralianSuper who
share our vision for the Masterplan.

Read about our strategy on pages 15-27

Image is a CG!
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Best in class
platform

Our expertise across investment,

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

the scheme. We will continue to use our
platfarm to develop and manage the
Masterplan an behalf of the joint venture.

Read about our people on pages 17 and 35-37




Attractive
development pipeline

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

Read moare about our developments on
pages 20-21

Excellent ESG
track record

Understanding the environmental impact
of our buildings is ingrained in what we do.
Al Canada Water, we are piloting more
sustainable building materials such as
Earth Friendly Concrete to minimise our
carbon emissions in line with our 2030
Sustainability strategy. Our strong track
recard of community engagement was key
to achieving planning for this scheme and
we continue to support local people for
exampte through affordable space, helping
young entrepreneurs grow their business.

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

The British Land Company PLC 00521920

Strong balance
sheet

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

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

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

British Land Annual Report and Accounts 2022 5



OUR PORTFOLIO

The British Land Company PLC 00621920

Knowtedge Quarter
&=, - Haxion & Shareditch  BFO3dgate
EVRDYTAR *g:ﬁ:ﬂ&nss angel Hoston O J2 acre ol:f:e—ied
Regent’s Place A st Campus adjacent
2 te Liverpool
13 acre office-led Starien s O ion
Campus inLondon’s O Fusron RW:‘:::“‘ B
Knowledge Quarter Regent’s Sraiian Toch hekt
Park Warren Gid Streel -
o Street . (@)
Edguare Farringdon Shoroditeh
Road [ ] High Sireet e}
Paddingion O o
Station The West Ena #oorgaie €3
Bond Creative hub [o]
Strael = E
Toutenham The City tiverpool A
Oxford Soho Court Aoad Streer Starion S
i a
Circus Blacklriars
MayFair o
O
Piccadiy
Circus
#
& o
o
é
South Bank
Canada Water bt
Masterplan o)

11 acre office-led
Campus close to
Paddington Statien

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

Our Campuses combine well connecied.
hugh quality and sustainable buildings
with an attractive public realm where
businesses can cluster together to
drive growih and innovation.

We are delivering a fourth Campus

at Canada Water and have identified
opportunities to take this successful
_model outside Londan, targeting centres
ol innovation such as Oxferd, Cambridge
and well established research parks.

We create value through development and
have assembled an B.6m sq fi develcpment
pipeline across our Campuses, with 1.7m
5q ft already committed.

L] British Land Annual Report and Accounty 2022

53 acre redevelopment
scheme in zone 2

8.6m sq ft pipeline of Campus developments

2-3 Finsbury Avenue, Canada Water

Broadgate

Some images are CGls

Read mare about our strategy on pages 1§-27

Priestley Centre, Surrey
Research Park



Retail & Fulfilment

Our Retail & Fulfilment . I United Kingdom

portiolio focuses on formats which
complement the growth of online.
A key focus is urban logistics in Londen.
In 12 months we have assembled a
development-led pipeline of cpportunities
with a gross development value of £1.3bn
which align to our expertise in delivering
complex projects in London,

This complements our retail parks business
where we are the UK no. 1 owner and
operator in the sector which has emerged
as the preferred format for retailers.

Our portfolio of shopping centres includes
well located open air schemes, as well as
traditionat-covered centresmm —

-Portfolie highlights .. <

$14.3bn

managed assets

£10.5bn

owned assels

22.2m

sq ft of floor space

£458m

annualised rent

11.4m

sq ft devetopment pipeline

$1.3bn

gross development value of
Urban logistics pipeline

3 Traditional covered
schemes

Open air schemes
primarily retail parks
Pipeline urban
logistics

Innovation Campuses
opportunity

The British Land Company PLC 00621920

Retail & Fulfilment
A modern, well located
UK network

British Land Annual Report and Accounts 2022
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HOW WE DELIVER VALUE

Places
People
Prefer

Our inputs —>

People

- Breadih and depth of our expertise

- Diverse and inclusive environment

- Culture of teamwaork and callaberatian

Portfolio

w222 Weltl-connecied, high guality London Campuses

- Prime portfolio of well located retail parks

- Attractive development pipeline focused an
Campuses and urban logistics in London

Relationships

- Close customer relalionships

- Successful joint venture partnerships
- Strong links with local communities
-~ Trusted partner for local authorities
- Good relationships with key suppliers

Financial strength

- Strong balance sheet

- Diverse and flexible sources of finance

- Successful partnerships which mitigate risk

The British Land Company PLC 00621920

Our purpose is to create and
manage Places People Prefer

Our competitive strengths —>
in development and active
asset management

Sustainuble ) ations &

huildings placemaking

Our values underpin everything we do:

Bring your Listen and
whole self understand

British Land Annval Report and Accounts 2022

Be smarter Build for
together the future




- Our business model —

7,
Cpy

British
S Land

Places People Prefer

[
jymanage & &
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Delivering value for
our stakeholders

Investors

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

14.8% TAR

People

We create 3 diverse and inclusive
environment which enables our people
to achieve their potential. Our portfolio
includes some of the most exciting
opportunities in real estate, enabling us
10 atlract the best talent in the industry.

69%

engagement score

Customers

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

39m sq ft

leasing

Source growth &

value opportunities
We facus on opportunities
where we can create value
through our strepngths in
asset management and
development. We pursue
value accrelive acquisitions
in the market and create
development opportunities
within our partfolio.

Actively manage

& develop

Woe provide high quality.
modern and sustainable
space which we manage
ourselves to respond to
cuslomers’ needs. We
provide the flexibility for
customers to grow with us
and we redevelop our space
to drive incremental returns.
All our developments are
net zero carbon.

Recycle capital

We actively recycle capital
out of mature assets and
into opporiunities where

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

wilh partners lo mutigate
financial risk and access the
best oppertunities and we
supplement returns with
management fees from
joint projects.

Sustainability

Sustainability is ingrained in everything we do. Qur strang track record in envirgnmental
and social sustainability drives value far our business and delivers positive outcomes for

our stakeholders,

Read aboul aur stralegy on pages 16-27

Communities

Woe deliver places which connect local geople,
create opportunities and support wellbeing
to make a positive local contribution.

354

supported into employment

Partners & suppliers

We develop long term relationships with
suppliers, local authorities and partners
lo deliver projects which are successfut
for all stakeholders.

71%
main centractor spend within local
Londen beroughs

Read about sur stakehoiders on pages 32-34

British Land Annuval Repart and Accounts 2022 L4



CHAIRMAN'S STATEMENT

Tim Score
Chairman

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

for our business

“Qur platform at British Land
is unique”

Dear Shareholders

One year ago, our Chief Executive, Simon
Carler. set out a clear strategy to focus
our business on what British Land does
best ~ development and active assetl
management. Our platform at British
Land 15 unigue: we have delivered some

of the highest quatity and most complex
developments in London and we have a
full suite of aperaticnal capabilities ranging
fram investment to planning, development,
asset management and suslainability.
These are sirong compelitive advanlages
which we align 1o growth areas in

our markels.

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

The opportunilies which currenily best
match our strengths include delivering the
best, most sustainable workspace into a
market that is gravitating towards quality.
Qur Campus medel, which combines
modern, sustainable workspace with
engaging places to spend time outside

the office is a key advantage in this respect,
underpinning a record year for leasing.
Building on this approach, this year we have
acquired our first Campus assets outside
Londen, where we see a real opportunity
to deliver a similar preposition in markets
where supply is very constrained.

We have also targeted oppertunities in
urban logistics, where our ability 1o develap
camplex schemes means we can unlack
value by repurpasing or inteasifying exisling
buildings which others may be unable 10 do.
Frem a standing start, our urban logistics
pipelina 1s now £1.3bn in grass developmant
value and 1s focused on London,

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




Underpinning our approach is an active
pregramme of capital recycling. We agreed
a joint venture at Canada Water with
AustralianSuper, enabling us to accelerate
the delivery of our Masterplan, enhancing
our returns but alse helping to manage the
risk associated with a project of this scale.
Post year end, we sold a 75% interest in
the majority of our assets at Paddingion
Central, creating a new joint venture where
we have joint contrel and releasing capital
to target growth opportunities elsewhere.
Qverall, our approach has delivered 2 iotal
accounling velurn ol 14.8%.

Supporting Ukraine

To support those affected by the war
in Ukraine we donated £25,000 to the
Disaster Emergency Committee which
included maiching persanal donations
frarmn our people. We also donated
£5,000 Lo thé Wkrainian Cathedral in
Marylebone, close to our head office.

At Paddington Central, we pledged
£30,000 funding for a scheme to
suppori the Ukrainian Institute setting
up an English Language School for
refugees and have donated space to
host classrooms at Storey Club. At 2
number of assets, we have rolled out
specific QR codes 1o enable people lo
make donations 1o the British Red
Cross easily.

Continued focus on ESG

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

‘whole life’ carbon assessments on

cur developments long before that was
standard practice and we are now reaping
the benefit 3s more and more businesses
wanl sustainable space. You can read maore
about this approach on pages 38-59.

On the standing pertfalio, we have
compteted nel zero asset audits at our
largest assets and have a clear plan lo
improve efficiency building by building.
On pages 4%-59 we have provided full

disclosure on the climate-related risks and

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

On the sccial side, our programmes have
centinued to focus on those who have

been impacted by Covid-19. One of aur
strangest social contributions is connecting
customers with community pariners,
because they have a real willingness and
ability to provide support in key areas like
education, employment and local business.

The British Land Company PLC 00621920

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

to that. This year we alsa launched the
New Diorama Theatre al Broadgate, with
20,000 sq ft of free space for arlistic use,
supporting the recovery of the aris and
encouraging peaple Lo return to London
post pandemic.

Our people

Qur strategy is fecused on our competitive
strengihs, so our people are critical to its
success, We know that to be maost etiective,
we need te cullivate a truly diverse ancd
inclusive culture, so this year we lauached
our Oiversity, Equality & Inclusion Strategy,
setting out cammitments to drive this
agenda at British Land between now and
2030; you can read more about this on
pages 35-37. | was pleased that this

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

As the impact of Covid-19 has continued
throughout the year, the wellbeing of our
people has been our priority and we have
an established framewaork Lo support this,
focusing on mental health. We have been
delighted to see cur own office return to
Ufe. Like our occupiers, we believe that
nhysically working together is critical to
our success and we are already seeing
the benefit of that.

Broadgate

We are delighted that
1 Broadgate is fully
let (or placed under
option], four years
ahead of completion.
The strong
sustainahility
credentials of this
building were a key
factor in attracting
occupiers JLL and
Allen & Overy

Image is a CoI
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CHAIRMAN'S STATEMENT centinued

Financial position

Qur strong financial position has supported
our strategy, enabling us to investn
opportunities which will create leng term
value for our business. Ta maintain this
momentum, we are actively recycling
capital out of mature assels, mosl recently
crystallising £E6%4m of value from the parl
sale of Paddington Central post year end,
which reduced loan to value to 28.4%

{on a pro forma basis).

Development is a key driver of returns and
central to our strategy, but we take a very
measured approach to new commitments.
In addition to focusing on areas of strength,
we increasingly werk in parinership to
share risk and access the best opportunities,
with new joint ventures agreed at Canada
Water and post year end, at Paddingten.
We act quickly to fix development costs
and have benefited frem this in the current
environment, with 71% of commitled
development casls already fixed. Qur
strong relationships wilh contractors,

built up over many years also position

us well on our future commitments.

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

Peterhouse
Technology Park

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

The Board

This year we strengthened our Baard with
two new appointments. Bhavesh Mistry
joined the Board as CFO from Tesco in July
2021 and we are already benefiting from the
iresh perspective he brings to our business.
We were also delighted to welcorne Mark
Aedy to the Board in September 2021

Nicholas Macpherson has decided not to
seek re-election at she AGM in July 2022 at
the conclusion of which he will stand down.
Nicholas has served with distinction on the
Board since 2014 and we thank him for his
valuable contributions.

Outlook

We have made strong progress in the
first year of our strategy and have clearly
established the building blocks which wilt
create value going farward

Woe have taid the foundations to take

~ AUt CEMpUS Mmodel outside LAdan wilh
acquisitions in Cambridge and Guildfard,
and continue Lo assess similar opportunities
in established hubs of innovation. We have
assembled a significant pipeline in urban
logistics and our expertise in complex
development and assel management
positions us weill to build on this. In addition,
our platform provides an excelient base
from which ta embark on new opportunities;
at Canada Water, for example, we have the
scope to do that, with education, healthcare
and residential all exciling patential
growth markets.

12 British Land Annual Report and Accounts 2022
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However, we are very aware that global
events and their repercussions in our
markets pose a potential challenge for us.
Escalating prices impact our occupiers,
consumers and our own development
activity. We are taking actions ta mitigate
these risks and looking forward, we benelit
trom very strong relationships throughout
our supply chain.

We have assembled some highly compelling
opportunilies across our business. We have
the financial strength to deliver on these
and the skill sel to do so exceplicnally well,
so we look farward with confidence. On
behalf of the Brard. | would like to extend
my thanks to the whole British Land team
for the huge centribution they have made
this year, which once again, has often been
achteved in challenging circumstances,

Tim Scare
Non-Executive Chairman

Read our Chairman's introduction to corporate
governance on page 77




CHIEF EXECUTIVE'S REVIEW

Simon Carter
Chief Executive

Delivery against strategy
driving strong performance

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

our teasing, where our Campus model

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

Operational performance

Campus leasing activity was strong at 1.7m
sq [t of tettings and renewals, 5.4% ahead
of ERV. This includes tetiing or placing
under aption ali the office space at our

| Broadgate development, securing £33.7m
of rent. Post year end, we were pleased to
have placed a further 103,000 sq ft under
offer at our Nortan Folgate development,
representing another £7.5m of rent. Today.,
businesses have high expectations for
their warkspace with demand focused

on the best space, with an emphasis on
susiainabiiity, wellness, shared and flexible
space and excellent transporl connections.
Our Carmtpus maodel delivers against these
customer demands making it the premier
office porifolio across Landon. Campuses
were up 5.4% in value, driven by cur
successful leasing activity and

inwards yield shift of 11bps.

The British Land Company PLC 00421920

in Retail & Fulfilment, leitings and renewals
covered 2.2m sq fi of space. including 1.5m
sq ft of long term deals, overall 2.8% ahead
of ERV. Retail Parks, where we are the UK
number 1 owner and operator, accounted
for 40% of that activity. They are the
preferred format for retailers, reflecting
their online channel compatibility and
affordability, undespinning improved
occupational demand. As a result,

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

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

early. following which we agreed £400m

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

Strategy

We focus our aclivities on two strategic
themes which play best 1o our skill set and
where we currently see the mast atfractive
opportunities to drive future returns:

- Campuses - Dynamic neighbourhoods
focused on customers in grawth and
innovation sectors including technolagy,
science, engineering and health; and

- Retail & Fulfilment - retail parks and
urban logistics aligned Lo the growth
of convenience, online and last
mile fulfitment

British Land Anaual Report and Accounts 2022 13



CHIEF EXECUTIVE'S REVIEW continued
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Progress against the Priorities for our business
A year ago, we identified four clear priorities for our business. We have delivered strong progress in each area since the start of the
financial year which is summarised belaw:

Prioeiy

Prograssin F¥22

O

Realising the potential of
outr Campuses

New joint venture with AustralianSuper at Canada Water accelerating detivery and returns from
the Masterplan :

- Acquired £102m of assets outside of London aligned to growth and innovation including

Peterheuse Technology Park in Cambridge, The Priestley Cenltre and Waterside House in Guildford
Attracted innovative and growing businesses to our Campuses including lettings of 134,000 sq ft 1o
JLL and 254,000 sq fi to Allen & Overy at 1 Broadgate and 315,000 sq ft Lo Meta at 1 Triton Square
Storey occupancy improved to B6%

O

Progressing value
accretive development

Delivered 1 Triton Square, our second net zero devetopment, fully let ta Meta

On site with 1.7m sq It of net zero development, with new commitmenis including Phase 1 of Canada
Water and Phase 2 at Aldgate, our first build to rent residential development

On site ai The Priestley Centre. Guildford, our first lab enabled office

%1% of cosis fixed across committed develoapments: benefitting from excellent, long term relationships
with Tier 1 comtractors

t.3m sq ft planning consents received in the year with a further 2.5m sq ft under submission [based on
grass area)

O

Targeting the
opportunities in
Retail & Fulfilment

Assembled an urban logistics development pipeline with a gross development value of £1 3bn including
acquisition of a 12.5 acre site in Wembley for £157m

£350m retail park acqguisitions in the year including the remaining 22% in HUT at £148m GAV and NIY of
8% taking our ownership to 100%

Increased retail park accupancy by 270bps to 97.4%

O

Total capital actwity of £2.2bn

Active cagpital recycling

- E845m Retail & Fulfilment acquisitions
-- E102m additions to our Campuses portfolio
- £1.1bn of financing activity in the year

- E694m sale of 75% of majority of assels at Paddington Central post year end
- E290m sale of 50% in the Canada Water Masterplan

Campuses

The key theme underpinning our focus on
Campuses is that demand will grawitate to
the best, most sustainable space. Building
on our success at Broadgate, Regent's
Place and Paddingicn Central, we are
delivering a fourth Campus al Canada
Water, a 53 acre davelopment opportunity.
In order to accelerate the delivery and
returns of that scheme we sold 50% of

aur share 10 AustralianSuper for £290m

in March 2022 creating a new joint venture
with a partner who shares our vision for
Canada Waler. This project will be a key
driver of vatue for our business; Phase |
delivers an IRR for British Land of c.11%
and the whole project is expecied to deliver
¢. £2bn of value for British Land and
AustralianSuper, equating to an IRR in the
low teens. In April 2022, we also announced
that we had exchanged on the sale of 75%
of the majority of assets in Paddingion
Central. This has been an excellent
investment for British Land, delivering

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

this transaction will be invested in vatue
accretive development cpportunities across
our portiolio, as well as the other growth
areas we have identified,

Woe conlinue Lo evolve our Campus model
to align with high growth and innavation
sectors. Qur model 1s particularly attractive

to businesses which like to cluster together,

in sectors such as technology, science

and engineering. Regent’s Place, given its
location in the Knawledge Quarter provides
an exciting opportunity in this regard.

We alsa see the potential to drive value

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

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

The Priestley Centre whichis cne of two
properiues we acquired on Surrey Research
Park. together totalling €27m and in
Cambridge, we acquired the Peterhouse
Technology Park for £75m in August,

Retail & Futfilment

In Retail, last year, we identified a value
opportunity in Retail Parks reflecting
attractve relative yields coupled with
customer preference for this fermat.
Our portfolio is now valued at £2.1bn
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which includes acquisitions of £350m in the
year [in addition to the £49m in FYZ1}. This
timely investrent meant we benehitied from
significant yietd compression ta deliver a
31.6% total property return on the retail
park portfelio as a whele. We expact to
make further, selective acquisitions given
our competitive advantage in sourcing,
underwriting and asset managing but

we will maintain our discipline on returns.

In Urban Logistics, the chronic shortage
of space in Landon is the key theme
underpinning our focus on this part of the
market. Demand s strong reflecting the
growth of e-commerce and in particular
rising consumer expectations far same
day/next day delfivery. This has been
supplemented by new sources of demand
such as ‘guick commerce” and "dark
kitchens”. Supply of the right king of
space in London is highly constrained and
requires innavative solutions lo increase
density and repurpoase space which plays
well to our skill set in site assembly,
planning and delivering comnplex
developments in Central London.

In the first year of our strategy, we have
established a pipeline of urban lagistics
development appaortunities totalling £1.3bn




of gross development value which tocuses
an London and witl deliver a sizeable
platiorm for British Land in this exciting
growth markel. Hannah Close in Wembley,
gur maost recent acquisition, is an excellent
exampte of how even in a highly competitive
market, we can leverage our skills in
planning and development to intensify
existing buildings through multi-storey
development to ¢reate valve, We also invest
in repurpasing epportunities including the
Finsbury Square car park, centrally located
in the City as well as other oppartunities
across our portfolio. Overall, the blended
forecast IRR from acquisition for our urban
logistics apportunities is ¢.15% which is at
the top end of our target range of 10%-15%.

Capital allocation and

balance sheet

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

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

with strong vatuation uplifts on our
developments and our Retaif Parks.

We target an average total accounting
return of 8-10% through the cycle. This is
based on a total properly return of around
7-8%. adjusted for administration costs and
the positive impact of leverage. We seek to
create value through aclive management
and developrnent. We target development
IRRs of 10-15% compared to our standing
investments where returns and risks are
typicatly lawer. We will remain focused on
actively recycling capital and will lock to
crystallise value from mature and lower
returning assets and reinvest into higher
returning apporiunities.

We maintain good long term relationships
with debt providers across the markets and
have completed £1.1bn of financing activity
in the year. This included a five year ‘Green
Loan’ in our Broadgate joint venture,
secured an 100 Liverpool Street which

was voled Financing Deal of the Year: UK
by Reat Estate Capital Eurape tor 2021.

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

Our people

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

hybrid working brings and to supporl our
pacple with more flexible arrangements,
whilst alse reaping the benelits of warking
more collaboratively when together in

the office.

i recognise the impartant contribution that
diversiiy plays in delivering our stralegy so
was pleased that we ranked 15" in the FTSE
Women Leadership Review for FTSE 100
women represenlation and we have
exceeded the recommendations of

the Parker Review on ethnic diversity

at Board lavel. We were alse pleased to

be the first UK REIT ta achieve Disability
Smart Accreditation from the Business
Disability Forum.

Bhavesh Mistry joined us as Chief Financial
Oificer in July 2021 and we are already
benefitting from the fresh perspective he
brings. We were also pleased to welcome
Mark Aedy to the Board as a Non-Execulive
Direclar in Septernber 2021. Nichclas
Macphersan has decided not to seek
re-election as a Non-Executive Director at
the AGM in July 2022, at the concluston of
which he will stand down from the Board.
Nicholas has served with distinction on the
Board since joining it in 2014 and we thank
him for his valuable contribution.

Outlook

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

in this respect across both Campuses and
in Retail & Fulfilment. [n addition, we are
pleased with aur financial pasition and that
our sirong momentum has continuad into
the new financial year,

Our Campus offering provides customers
in London with best-in-class space where
we expeck demand to remain strong,
particularly from the growing, innovative
businesses we are largeting. Rents typically
regresent 3 small proportion of salary
costs. meaning demand is less sensitive

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

We expect the strong eccupatienal demand
tor our Campus developments to continue,
reftecting their market {eading sustainability
credentials. We larget BREEAM Qutstanding
ratings on developrments and just t% of
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available London office buildings

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

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

to 4-5% over the next 18 months as
commadity, transportation and energy
prices continue to increase but at a lower
rate and capacity in the construction
industry slowly increases. The altractive
1RRs we are forecasting on our development
pipeline of 10-15% incerporate these levels
of canstruction cost inflation and additianal
contingencies. Higher land values mean
that returns from London development

are mere insulated to costinflation than
development in other parts of the country
and we anticipate being able lo achieve

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

our base case.

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

be stable with some growth far smaller,
well-located parks with further yield
compression likely. For shopping centres,
we have seen ERV declina moderaling, and
yields were flat in the second half of the
year. We expect that yields could compress
for the best centres, given increasing
investor interest delivering attractive
medium {erm returns.

in Urban Lagistics, the market in London
:s chranically undersupplied and demand
remains strong, underpinned by the
continued growth of same day delivery.
We expect streng rental growth of

aver 5% p.a. with stable yields - 3 good
tackdrop fer delivering new space via our
repurposing and intensificaticn strategy.

Crrir

Simon Carter
Chief Execulive
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Our strategy is to create value

by focusing on opportunities where we can

leverage our campetitive strengths in active
asset management and development.

[ Our key focus areas: |

Campuses

DT © 7 77 Qur Campuses combine well T T Londan Campuses: " Innovation Campuses - -
connectied, high quality and Our Campuses are an important outside London:
suslainable buildings with ditferentiator for us. With our expertise in planning,

an aitractive public realm
and greal amenities.

development and asset
managemen[, we see a tlear
opportunily to take our Campus
madel to key hubs of innovation
lixe Oxford and Cambridge.

Businesses are able to cluster
together and expand and their

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

i5 3an important advantage. surrounds them.

\ 4

Retail & Fulfilment

Our Retail & Futiilment portfolic Retail parks: Urban logistics:
15 focused on retail parks which We are the market leader in UK Qur strategy is to intensify and
camplement the growth of ontine.  relail parks, which have emerged  repurpose existing buitdings to

; . as the preferred format for deliver new urban logistics space
We gre also building a . . . P
- relailers due to their lower in London where suppiy is highly
development-led urban logistics . I ‘
busin in Landon and have occupancy costs and constrained, requiring innovative
e5s “ compatibibily with online. - development-led solutions.

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

[ We have four strategic priorities for our business:

(O Realising the potential of (O Targeting the opportunities
our Campuses in Retail & Fulfilment
(O Progressing value (O Aclive capital recycling

accretive development




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

Elizabeth

Investmant Associate: works on acquisitions and
disposals across the Company's retail, oflice and
urban logistics partfolio. Part of Peterhouse
Technology Park acquisitien leam.

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

securing planning permission for the 718,000 sq it

2 Finsbury Avenue.

7

Karina

Senior Sustainability Manager: supports our
project leams to reduce embodied carbon in
our buildings and deliver net zero developments.

Alex
Office Leasing Qirector: part of the team which
leased 1 Broadgale (o Allen & Qvery and JLL

Lynn

Project Directer, Nortan Folgate: responsible for
devetepment design, pracurement consltruclion
and management.

Emma

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

The British Land Company PLC 00621920

Nina

Estate thrector, Regent’s Place: responsible for
operational and day-tc-day property management
of the Lampus.

Hursh

Head of Capital Markets: part of the Treasury
team which raises and manages linance for
British Land and ils jeint ventures, including
the £420m Green Loan for 100 Liverpool Street.

9

Ade

Head of Employee Relations: part ef the team
responsible for delivering our people agenda
and driving aur Diversity, Equality and
inclusion strataqgy.

1. Investment

- Acquired £295rn of urban legistic
opporlunilies, amassing a portfolio
with a GOV over E£1.3bn

- £1.2bn of disposals, including majority
sale af Paddington Ceniral and 50%
sale af our share of Canada Water

2. Leasing & asset management

- 3.9m sq ft of leasing acrass the portfolio,

the strongest in len years

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

3. Property management

- 4.4/5 customer satisfaction score

- Actively reduced service charge budgels
for qur customers by £.30m over the
Cowd-19 period

4. Planning
- 1.3m sq ft Igross areal of planning
consents achieved including 2 Finsbury
. Avenue and {nternational House, Ealing
- Further 2.5m sq ft [gross area) planning
applications under submisston

5. Development

- Completion of 1 Triton Square

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

6. Finance

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

- Refinan¢ing date extended o late 2025

- Senior unsecured credit rating of ‘A’

7. Sustainability

- Second net zero carbon development
al 1 Triton Square

- 29 net zero asset audits completed
at gur assets

- 103 communily initiatives delivered
atour places

8. Marketing

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

9. People

- 49% staff engagement score, with 85%
recemmending British Land as a place
o wark

- 8.1% reduction in the eihnicity pay gap

- B8.4% reduction in the gender pay gap
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STRATEGY !N ACTION - LEVERAGING OUR BEST IN CLASS PLATFORM The British Land Company PLC 00421520

Our unique
Campus model

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

of amenities nearby for people

to enjoy outside of office.

Our Campuses are unique in delivering

in all these areas, making them the premier

~=office portfolio across London. Because we,

own the spaces between our buildings, we

can curate an engaging public realm and

our placemaking activities help to foster a

sense of community amongst our occupiers

and with local people. The Campus model

also enables occupiers to grow with us -

accupiers can upscale an or between our

Campuses and we provide additional

flexibility through Storey, enabling them to

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

Attracting Allen & Overy JLL
“0Our move to Broadgate is a really "Working in partnership with British Land,
important step forward for every one of we have a real opportunity to achieve ane of
SucceSSfUI our partners, employees and clients who the most sustainable and technologically
come to our effice in London. The new advanced workplaces in the UK. The
businesses office space is a step-change in terms of campus excels in the connectivity and
energy consumption and better reflects amenities, providing our people and clients
the way we want the firm to work in the with a vibrant, dynamic and collaborative
This year, we fully pre-let lor placed under  future. The building will cantribute to an space. 1 Broadgate will enable us to
option] 1 Broadgate to lawyers Allen & estimated 80% reduction in gur annual significantly push the boundaries to
Overy and real estate services firm JLL, Lendon office carbon emissions aswell as  enhance productivity, improve wellbeing
four years ahead of completion. having market-leading certifications for its  and suppart a wider comenunity through
This will be the most energy efficient environmental Aimpact and the weltb_eing British Land’s approach to r_nanaging
building we have ever delivered, a of those who v{lll call Broadgate their the Broad‘gate campus ayl"ld its
factor which was key to both deals and place of work. Community Framework.
demonstrates the growing impartance Gareth Price, Stephanie Hyde,
of sustainability to gur occupiers. Managing Partner Chief Executive, JLL UK
Allen & Overy have taken a minimum of JLL have taken a minimum of

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

Peterhouse Technology Park

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

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

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

The British Land Company PLC 00621920

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

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

Peterhouse Technology Park
This year we acquired the Peterhouse
Technology Park in Cambridge for £79m,
representing a price of £9m per acre.
The buildings are fully let to ARM,

ane of the UK's mast successful
technology businesses.

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

the buildings are lab-enabled enabling

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

Attractive
development
pipeline

We have created attractive
opportunities for development
across our portfolio.

Completed

A 1Tritan Square

Office-led redevelopment at Regent’s Place, fully
pre-tet te Mela. Low embodied carbon at 434 kg
CQ,e per sqm, with residual embodied carbon
cffset through certified schemes, making this
cur second net zero carbon development,

369,000 sq ft

Committed

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

... - - 81,000 sqft

A Norton Folgate

Office-led redevelapment in Shorediteh,
integrating 302,000 sq It of office space
alongside retail and residential to create
a mixed use space that draws on the
historic tabric of the area.

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

136,000 sq ft

A 1 Broadgate

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

544,000 sq ft
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Near term Medium term

W Euston Tower

Office-led redevelopment at Regent's Place,
targeting life sciences and other innovation
business, benefitting from its location in
Lendon’s Knowledge Quarter,

578,000 sq ft

A 2-3 Finsbury Avenue

Office-led redevelopment at Broadgate,
including ground floor retail, a publicly
accessibie restaurant, café and roof terrace,

718,000 sq ft

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

4.5m sq ft

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

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

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

A Thurrock

Oppoertunity ta repurpase part of aretail park
and intensify uses through multi-storey urban
logistics development

Allimages are CGls apart from | Tritan Square 559,000 Sq ft
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STRATEGY IN ACTION - LEVERAGING OUR BEST IN CLASS PLATFORM continued The British Land Company PLC 00621920

Our proven
track record
in sustainable
development

Sustainability has been central to
the way we develop our space for
more than two decades. In 2004 we
launched our Sustainability Brief for
Developments and we completed our
first ‘whole life' carbon assessment
in 2009, This strong track record
means that we are leaders in this
field and today, we are well placed
to meet demand which is gravicating
towards more sustainable space.
This year 100 Liverpool Street, our first

net zero carbon development, was named
Green Building Project of the Year by

BusinessGreen and received a UK Civic Toovmeme e e o TooTe o
Trust Award for making an autstanding
contribution to the quality and appearance >
of the built enviconment. BREEAM
EXCELLENT 60(y
PLATINUM 0
Blossom Yard & Studios of construction spend
image is a CG! to small and medium
sized businesses
17 000 f Refurbishing, extending and To form the new fagades to the largest
3 Sq t creating new buildings huildings we are usm_g_precast brick gnd
i - glazed panels and unitised glazed units.
Timber floors retained, together At Norton Folgate, we are refurbishing and
with original brickweork and extending warehouses which are more than  These are fabricated off site and instalied
Victorian ironware 130 years old to create new buildings, directly onto the buildings. This significantly
delivering 336,000 sq It of modern reduces the number of vehicle movements
workspace in a historic part of London. to and fram site, reduces noise and air

Interlinking the old and the new has called  pollution and delivers safety and
for innovative construction techniques and  quality benefits.

complex temporary works. The project

draws heavily on our skills and experience

of complex development in Landon.
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Achieving our sustainability goals
at Norton Folgate
Acrass aur developments we prioritise the

re-use of existing materials. In some cases,

we are able to retain the superstructure,
including the steel frame and fagades,
but we also re-use internal materials
wherever possible.

At Blossom Studios, one of the buildings
within the Morton Folgate development we
have done both. We retained atmast alt of
the existing fagade and 80% of the floars,
and all the timber joists were individually
assessed with most being re-used. We
rebuilt some internal walls re-using
reclaimed bricks from the original building
and retained original features such as iron
columns and glazed bricks to preserve the
original character of the building. New
materials focused on responsibly sourced

and low carbon alternatives; we are using
100% FSL [Forest Stewardship Councill
woaod and all the concrete used has 40%
cement replacement.

As a result we currently expect embodied
carbon to be 403 kg COqe per sqm (434 kg
CQye per sqm for the whole

redevelopment), ahead of our 2030 target.

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

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

and to support biodiversity.

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

Circular econamy and materials

@ Almast all the existing fagade structure and
floors retained

€ 100% FSC/PEFC wood
o Concrete with 40% cement replacement {GGBS!

Energy and carbon

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

e Air source heat pumgps
o Rooftop solar panels
o Highly elficient heat recavery

o Energy efficient internalfexternal tighting
and contrel

o All electric building with 100% green power

® Smart enabled to analyse and optimise
operational performance

Climate resilience

@ Rainwater attenuation tank enabling
rainwater harvesting

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

Wellbeing

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

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

@ Starage capacity for 136 bicycles
with changing facilities

Biodiversity

@ Landscaped courtyard

L
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STRATEGY IN ACTION - LEVERAGING OUR

Creating value
in Retail

Our Retail & Fulfilment portiolio

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

of retail park space in the UK.

They account for 60% of the Retail
& Fulfilment portiolio.
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BEST IN CLASS PLATFORM continued

Identifying the value opporiunity

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

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

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

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

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

22
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A number of retailers, including Marks &
Spencer and Next, have reported strong
performances on their retail parks and
continue to invest in this format.

Retail parks present a clear oppertunity
for us lo drive value based on our ability

to actively manage these assets to improve
occupancy and generate more sustainahble
cash flows.

We have invested £400m since March 2021
in the acquisition of individual retail parks,
and by taking ownership of the 22% of
Hercules Unit Trust that we did not
already awn.

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



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

Customer

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

area’s first multi screen cinema in 15 years.

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

Preston Benson,
The Really Local Group

The British Land Company PLC 004621920

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

For examptle, this year, at Ealing we

let space to the Really Local Group, a
community oriented cinema concept that
shows films, comedy shows and music,

a timely addition bringing communities
together post Covid.

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

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

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

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

Community partner

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

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

Identifying
opportunities
in Urban
Logistics

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

%

>5% pa
Average rental growth
forecast 2022-2025

£82m

acquisition

image is a CGl

In London, demand for lagistics space has
accelerated rapidly driven by the growth of
e-commerce and supplemented by other
source such 25 ‘quick commerce’, ‘dark
stores’ and ‘'dark kitchens'.

At the same time the ability ta create

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

[ Urban logistics J

Thurrock Shopping Park

Retail parks which are (ocated on major
arterial routes can pravide an attractive
repurpasing opportunity, particularly in
London and the South East, where rents far
logistics and retail space are converging.

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

in London,

We focus on sites within the M25 which are
accessible to large vehicles travelling into
London from around the country and well
located for smaller, electric vehicles ar
bikes which manage the tast mile delivery.

We have now built up a pipeline of urban
legistics space with a gross development
value of £1.3bn which spans Greater London.

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

Our expertise in asset rmanagement
means we ¢an manage the transition
from fully occupied retail park to hybrid
logistics facility, enabling us to unlock
this attractive opportunity.
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Hannah Close, Wembley

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

The warehouses sit in a Strategic
Industrial Land location, promoting
industrial employment and development,
and its location within the M25 and just
beyond the North Circular road make it
ideal far nrhan lngisticrs nparators.

Its excellent public transport connectivity
will also help attract employees to

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

£157m

acquisition

£20m

Finsbury Square Car Park acquisitian
Some of the most sought after logistics

spaces in Landan are very centrally located

micro units which can be used for quick

commerce and food delivery as well as

last mile delivery.

To target this epportunity, we acquired

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

£1.3bn

GDV urban logistics
development pipeline
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MARKET DRIVERS

Investing in key themes and
responding to macro trends

- _ = Qurstrategy.is closely
aligned to key themes in
our markets and we are
responding effectively
to the macro trends
‘which impact our
operating environment

Alignment with strategic and
sustamability priorities

London office market

Key theme:
Dernand gravitating lowards
best in class space

Retail market

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

The British Land Company PLC 00621920

Logistics market

Key theme:
Accelerating demand for
urban locations

Driven by:

- Demand for space that
supperts collaboration,
innovation and culture

- Emphasis on space which
is attraclive to staff and

promotes wellness; excellent

transport cannections, range
of amenities and engaging
public realm preferred

- Sustainability credentials
high ecn the corporate agenda

Driven by:

- Lower cccupancy costs which

are more attractive in a
higher inflation environment
- The rapid growth of anline
which has driven retailers
{0 establish cost effective
solutions to tast mile delivery
- Potential for some well
{ocated retail parks 1o be
converted te logistics has
supported dernand in
investment markets

Driven by:

- Growth of e-commerce
during the pandemic
which fuelled demand
for lagistics space

- Heightened expeclations for
same day/next day delivery,
driving a preference for
maore central localions

- Additional sources of
dernand, including "quick
commerce” and “dark
kitchens” facused on London

Qur response:

- Pragressing Campus
developments

- Targeling customers
from growth and
innovation seclors

- Retrofitting our standing
portfolio ta impraove
sustainability credentials

- Rolting out BREEAM
certifications

- Recyeling out of
mature assets

(O Realising the potential of
our Campuses

O Active capital recycling

() Progressing value
accrelive development

(O Net zero by 2030
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Our response:

- Investing in undervalued
retail parks

- Identifying and investing in
retail park opportunities with
patential for logistics uses

- Identitying opportunities far
logistics development on
our portfolio

(O Targeling the opportunities
in Retail & Fulfilment

O Active capital recycling

our response:

- Investing in development-led
urban logistics opportunities
in Landon

- identfying opportunities
for urban logistics on
our Campuses

) Targeting the opportunities
in Retail & Fulfilment

O Active capital recycling

QO Progressing value
accretive development




context

Key theme:

Heightened uncertainty, with
increasing input costs and rising
interest rates

Environment

Key theme: )
Continuing focus on net zero

Society

Key theme:

Biggest real incame squeeze in
a generation

The Britlish Land Company PLC 00621920

Science & technology

Key theme: . )
Innovation seclors an emerging
engine of UK growth

Driven by:

- Continuing fallout irom
Covid-19 coupled with the
impact of the war in Ukraine
has stretched supply chains
and pul pressure on input
prices including energy
and raw materials

- The impact of leaving the EV),
cortinues ta impact labour
markets and drive
shortages in seciors
such as construction

Driven by:

- Occupiers wanting buildings
which support their own
sustainability targets

- Sharehelders wamling to
invest in companies which
meet the sustainability
ambitions of their investors

- Peaple wanting la wark for
businesses with a strang
reputation for environmentat
responsibility

Driven by:

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

- Infiation rising faster
than expected

- Rising national insurance
contributions ang frozen
income tax threshelds

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

Driven by:

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

- Overseas investment
attracied by academic
excellence: STEM [science,
technolagy, engineering and
maths] graduates are 43% of
tatal graduates in the UK

- Macro drivers such as
Covid-19 and climate change
driving innovation in {ife
sciences ang green fech

Our response:

- Acting early to lock
in construction costs

- Supporting the Ukrainian
Institute setting up an
English Language School
for refugees; donations to
the Disaster Emergency
Committee and Ukrainian
Church in London

- Revised qurinteresl rate
management policy ko ensure
debt is appropriately hedged

() Progressing value
accrelive development

(O Place Based apgroach

Our response:

- Oelivering on our Pathway
to Net Zero

- Adding sustainability
metrics ta Board
remuneration targets

- Ensuring that atl
Exco members have
sustainability objectives

{J) Realising the potential of
our Campuses

) Progressing value
accretive development

(O Net zero by 2030

Our response:

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

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

- Helping local people access
‘good work’ through our
Bright Lights skills and
employment programme

- Keeping the employee
proposition attractive
and under review

(O Place Based approach

Qur response:

- Investing ininnovation
Campuses in areas of
academic excellence

- Targeting growth and
innovation custorners

- Investment into Fifth Wall's
Climate Technolagy Fund

(O Realising the potential of
our Campuses

(O Progressing value
accretive development

(O Active capital recycling
(O Net zero by 2030
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OUR KEY PERFORMANCE INDICATORS

Monitoring our
performance

The 8ritish Land Company PLC 00621920

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

KPis
Corporate & Total property return (IR ER Loan to vatue ILTV] - proportionally consolidated
financial
Total accounting return (5 IER Committed and near term developments
Total shareholder return Il BEH Years until refinance date
Environment GRESB rating Reduction in energy intensity Energy intensity was tower than usual this
of offices year as a rasult of Covid- 19 restrictions
S - Star 0 which required assats to close or operate
2 8 %) at lower capacity.
Retained for the second year
2021: 31%
Community Number of community Number of community Beneficiaries are individuals who direcily
initiatives beneficiaries took part in activities resourced by our
’ community investment pragramme. The
103 2 3 949 majority of these beneficizries are either
by young peopie or people who are currently
2021: 94 2021: 23,024 unemployed.
People Gender pay gap Ethnicity pay gap Staff engagement
19.2% 19.2% 69%
2021: 27 6% 2021: 27.3% with 85% recommending British Land as
a place to work

Links 1¢ remuneration: Long Term Incentive Plan  SEIM Annual Incentive Award

Read mare abou! our principal risks an pages 88-9¢

1. 32.9% as al 31 March 2022. Following the sale of a 75% interest in the majority of our assels at Paddingtlon Central, LTV falls 1o 28.4% on a pra forma basis.
2. Ona pro forma basis. following ihe sale of a 75% interest in the majority of our assets at Paddington Central.
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Progress

Priorities for FY23

The British Land Company PLC 00621920

Key risk indicators

Campuses

1.7m sq ft of leasing, the highest in ten years
Dffice space at | Broadgate fully pre-let or under
option to JLL and Allen & Overy

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

Commetment to Alggate Flace and Fhase ) at
Canada Waler

Developments 53% pre-let or under offer

Sale of 50% interest in Canada Water, creating a
new JV to accelerate the Masterplan

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

Retail & Fulfilment

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

Retail Park accupancy increased 270bps 10 97.4%;
24.3% retail overall

£350m investment into Retait Parks where values
were up 20.7% in the year

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

Campuses

Pre-lets at Norton Folgate and

Canada Water

Increase occupier exposure to growth
sectars, including life sciences
Increase scale in Galden Triangle
Frogress prpetine including 5 Kingdom
Street, Euston Toewer and next phase at
Canada Water

Retail & Fulfilment

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

" Submit planning far medium term

logistics opportunities
Maintain bigh occupancy. focusing on
eceupiers with strong cavenants

Development exposure

Market letting risk

[vacancies, expiries,
speculative development]
Occupier covenant strength
and concantration

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

Net debt to EBITDA

Financial covenant headroom
Period until refinancing

is required

Delivered our second net zero development at

1 Triton Square

Average embadied carbon on developments on track
to achieve 500kg COye by 2030 at 432kg £L0ze per
sqm for offices

Completed 29 net zero carbon asset audits
Establishing pathways Lo raise the portfolio’s

£PC ratings o @ minimum of 3 B

Achieved GRESB §-star rating

Mainiain progress with our Pathway to
Net Zero Carton

Average emboadied carben on
developments to remain on track to
achieve 500 kg COze per sgm by 2030
Deliver net zero carbon interventions
Increase A/B EPC rating across

the porifolio

Maintain GRESB 5-star rating

Energy intensity and carben
emissions (EPCsl|

Future cost of carbon offsets
Portfolio flaod risk

Community Funds launched at Broadgate and
FPaddington Central

Achieved target of ai least one needs based initiative
an a key tocal 1ssue, education and employment at a
priority assel

Alfordable space provided at 5 priority assets and
identified at the remaining 3

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

Further increase affordable space
pravision, including all priarity assels

Community engagement

Maintained over 30% female representation at
board level

Exceed recommendations of Parker Review an
ethnic diversity at Board level

Reduced gender and ethnicity pay gaps
Launched DE&I Strategy

Continue to reduce our gender and
ethnicity pay gap

Coniinue to improve our staff
engagement score

- Voluntary staff turnover

Ermployee engagement
and wellbeing

Read mare about our key risk
indicators on pages 84-96
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STAKEHOLDER ENGAGEMENT The British Land Cempany PLC 00621920

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

us deliver outstanding places and positive outcomes

for all our stakeholders.

Our stakeholders

L LI T I Tr RNV S N - - - - - - - . -

Our customers Our communities Qur investors

Whao they are Our occupiers, their employees,
and the people who visit or live

in and around our buildings.

The people who live in and
around our assets as well as local
organisations and enterprises.

The people and institutions who
own British Land shares or bonds.

Key engagement
metrics

Customer surveys: 15,800
completed annually

23,949 beneficizries from
our activities

103 community initiatives at
our places

¢.60% share register met in the
last year

Over 200 investors or potential
investors met

What matters tg them

High quality, sustainable space
which can flex according to
their needs

Places which enhance
wellbeing and offer leisure
and entertainment experiences

Education and
employment opportunities
Places which foster
social connections and
enhance wellbeing

Scope to use our places 1o
suppori local business

Attractive return on investment
Clarity on strategy and outlook
Liguidity - the ability to enter
and exit their invesiment easily
Ambitious ESG commitments

Ways we are
responding

Evelving and extending our
Campus offer to appeal to
growing innovative tusinesses
Delivering space which targets
the highest environmental and
wellbeing certifications

Delivering Place Based
initialives which target key
locatissues

Fostering netwerks which
connect our occupiers with local
communities and organisations

Returns-focused strategy with
clear largets set

Example outcomes
from our engagement

315,000 sq ft let ta Meta
|previously Facebook] which

has expanded rapidly on our
Regent's Place Campus

CHice space 1 Broadgate fully
pre-let four years ahead of
completion; the sustainabilily
credentials were a key atiraction
for these occupiers

Al Regent’s Place. through

the Triton Café, we provided
space to BlackOut UK torun

five events that provided peer
suppart, learning and debales
for 75 black queer men

12 pupils participated in

retail and enterprise activities at
Teesside Park as part of its ‘Raise
Your Game’ partnership with
Middlesbrough FC Fourdation

14.8% total accounting return
45.7% increase in dividend

* NABERS iNalinnal Australian Buill Environment Rating System| is a system for tracking the energy efficiency of a building from development to use.
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Statement on section 172 of
the Companies Act 2006

Section 172(1} of the Companies Act
requires directors of a company to actin
the way they consider, in geed faith, would
be most tikely to promote the success of
the company for the Denefit of its members
as a whole, taking inlo account the
following: the likely consequences of any
decision in the long term; the interests of
the company's employees; the need lo

QOur partners & suppliers

fosier the company's business
relationships with suppliers, customers
and others; the impact of the company's
operalions on the community and the
environment; (he desirahility of the
campany maintaining a reputation for high
standards of business conduct; and the
need 1o act fairly as between members of
the company. The nature of our business
means that we have a continucus dialogue
with a wide group of stakeholders and
their views are taken into account

Our people

The British Land Company PLC 00421920

tefore proposals are put to the Board for 2
decision. Information on how the Uirectors
discharged their duty under section 172
during the year, including how they
engaged with key stakeholders, and how
they had regard to Lhe matters set out
above in their discussions and decision
making, can be found within our Applied
governance section starting on page 111

Read maore about our stakeholders on pages 32-34

The environment

Who they are

Property investors, local
authorities, suppliers and all
other organisations we have

Everyone employed at British Land.

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

adirect relationship with,

Key engagement
metrics

Recognition through our
Supplier Excellence Award
Aimn to pay 95% of suppliers
in 30 days

Annual voluntary staff
engagement survey

Rolting out energy, water and
waste sudits

NABERS adopted on all new
office developments®

What matters to them

Customer recommendations,
enabling them Lo win new/
additicnal business
Contributing to the success
of the British Land brand
Long term partnerships

Opportunities to work on the
mosl interesting projects in
UK real estate

Potential fer development
and promation

Achieving work-life batance
Compensation

Minimising carbon emissions
Minimising waste and
conserving waier

Preserving and enhancing
biodiversity

Ways we are
respending

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

recagnition awards

Opportunities to work on
innavative develapment projects
Investing i professional
development

Employee-led networks
focusing on areas that matter
to cur peopie

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

Identifying opportunities to
increase biodiversity on and
around buildings

Example outcomes
from our engagement

Supplier Excellence Awards
covering six key focus areas

71% within tocal London boroughs
Blossam Street Project Charter
fostered a very positive working
relationship with cantractor
Skanska at Norton Folgate

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

74 people received a
pramation or opportunity

to move rotes internally

14 sponsored to study for
protessional qualifications

1 Broadgate on track to achieve
our 2030 targets for operatignal
energy intensity

Targeting BREEAM Outstanding
on all new office developments

New 1.5 acre park at Exchange

Square delivered
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STAKEHOLDER ENGAGEMENT continued

[llustrating
stakeholder
engagement

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

Customers

"We were looking to grow our footprint

in Scotland. and Glasgow in particular,

and British Land were able to offer 3 great
opportunity. The assel manager was very
enthusiastic about our brand and really
pushed to find the right space for us.
Glasgaw Fort offers the right brand and
accupier mix, access (o the right customers,
it's easy to shop and customers feel safe.”

Ricardo Thomas
Mange, retail occupier

"British Land’s space and partnership
enabled New Diocrama Theatre,
8roadgate, the UK's most ambitious artist
support praject for independent arlists -
supercharging the recovery of the arts
post-pandemic. Together, acrass a single
year, we'll support a feotfall of more than
80,000 artists, praviding more than 100,000
creative hours - all completely free

of charge.”

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

"It was the Masterplan itself that attracted
us to Canada Water. We have ambitious
plans for our campus and at Canaga Water
we have a unique opportumity to grow and
develop 2nd at the same time, to have

a role in how this place evolves. That's
really exaiting fer us and our students.

British Land are a fabulous partner, they

detivered a modular campus for us in just
9 months, they have some great ideas far
the future and they reatly engage with our
engineering students providing incredible
real-life experience.”

Judy Raper
Dean & CEO, TEDI [The Engineering &
Design institute} London, Canada Water

Communities

“Even when we haven’t been able to

meet candidates face-to-face because of
the pandemic, we've continued o upskill
people threugh online training and place
them into jobs where they do well. We've
supported 79 peapte through training since
March 2021 and helped 25 peaple into jobs.”

Anthony Lee

East London Business Alliance,
education and employment
communily partner Broadgate

The British Land Company PLC 00621920

Environment

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

Morgan Taylor
Directar, Greengage, consultant ecologist

Qur people

"I first started at British Land in 2017 and
have worked in praperty management, in
aperations delivering the flexibie warkspace
produci Storey, and l've just started as an
asset manager, looking after Scuthgate in
8ath and Orake Circus in Plymouth. British
Land is great at recognising individual
strengths - | have been supperted with
new apporiunities and spensored through
professional gualifications, most recenily
my Royal Institute of Chartered Surveyors
guatification and i have had some great
champions along the way.”

Emma Padget
Asset Manager, Brilish Land

Partners & suppliers
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“The values that undargin this project make
it 3 very special one to work on. They are
about creating a lasting and positive legacy
for those working on the project as well as
the local community. They are captured in
our Project Charter which we developed
with all our stakeholders in mind.”

lan Perry
Ogerations Director, Skanksa, cantraclor
at Narton Folgale




PEOPLE AND CULTURE

People and
culture

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

the way we do business.

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

the British Land cullure has remained,
as well as how effective the Company has
been in keeping employees focused and
mativated despite eperating in a rapidly
changing envirenment.

As Covid restrictions retaxed over the year,
our colleagues have rediscovered the
importance of interacting in the same
physical location, tts contribution to
personal wellbeing and how it helps with
working towards a common purpose. We
ran three shaort pulse surveys in 2021 and
the feedback overwhelmingly demonstrated
that the way people like 10 werk is evolving;
while there was a clear desire to return to
the office, many also wished 1o retain an
element of fiexibility. We are embracing
more hybrid ways of working as a result.

“Families need flexiblity, and
opporiunities shoutd be equal.
That's why British Land offers up to
six months of shared parental leave
on full pay. They support employees
la live our lives and careers in ways
that work for us, reflecting modern
tiiestyles through their benefits.”

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

Listen and
understand

Bring your

whole self

Listen and understand is a core value at
British Land, so building on the werk done
I35t year, in early 2022 we ran a more in
depth employee engagement survey (o
get a deeper understanding of employee
wetlbeing and identily where we can lend
more support. This identified areas where
we are very strong, but alse areas for
improverment and we are engaging with
employees at every level to identify ways
in which we can fusther support them.

We continue aspiring te be an employer
of choice and have demaonstrated this

in the last 12 months by listening to

our employees, developing our talent,
investing in weltbeing and strengthening
our approach to Diversity, Equality and
Inclusion [DE&IL

Diversity, Equality & Inclusion
(DE&I)

In Novemnber 2021, the Corporate Social
Responsibility Cammiltee [CSR Committee]
approved our DE&I strategy, which was then
communicaled to the business in early
2022. The strategy brings all our diversity
activities together in one place, and was
the result of the hard work of a number of
coliragues. ltis a powerful demonstration
of our Be smarter together and Build for
the future values. This work followed the
Race Equality Framewark we published in
October 2020, when we saw an oppartunity
to broaden our scope and challenge
surselves more widely in these areas.

Build for
the future

Be smarter
together

We are making good progress with our
DE&I strategy, which sets out our medium
term aims and commitments and can be
found on our website at britishland.cam/
diversity-equality-inclusion. To ensure that
our leams reflect the peapte who work,
shap, live and spend time at our places,
our DE&! strategy structures cur actions
arcund the nine pratected characteristics:
gender, gender reassignment, age, race,
sexual orientation, religion or belief,
disability. marrtage and civil partnership,
and pregnancy and maternity. [n addition,
the straiegy is aligned to the United
Nations” Sustainable Development Goals
~ a global framework to tackle social and
envirgnmenital challenges.

= (B
il

Specifically, our goals align to progressing
gender equality, decent work and ecenomic
growlh, and reducing inequalities. The
strategy document concludes by setting

aut our 2030 DE&I Performance Indicators,
for example in terms of ethnic and gender
diversity, o enable us to continue 1o deliver
on our promise of continuous improvement.

In 2021/22, we made a further commitment
to DE&I, ensuring that all employeea
feedback channets such as our exit
intarviews and engagement surveys
included diversily demographics. This was
ta help us ensure all our employees feel

" listened to no matter their background and

also to understand where employees of
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PEOPLE AND CULTURE continued

different packgrounds, ethnicity,
experiences may be encountering
challenges at British Land so we can
impreve. In the 2022 engagement survey,
89% of employees agreed that Diversity

is a stated value of prierty for British Land,
this very high score emphasises the
engagement our emplayees have with

our DE&I strategy but also shows we

can always improve.

As part of the sirategy, we have continued (o
focus on our recruitment to attvact 8 more
diverse workforce. We have ensured that
our hiring managers have anti-bias training
and are committed o blind CVs where

we can 50 thatindications of diversity are
removed at the point when the CVs are first
reviewed by line managers lo reduce the
risks of unconscious bias in selection fer
interview. We work with a number of
agencies such as BAME Recruitment and
London Works, to enable us {o attract a
wider range of candidates from varied
backgrounds. We are also dedicaied to
understanding the experiences of ous
candidates duning recruitment and

collect DE&I demographic data to

analyse whare we can improve or

amend our recruitment practices.

Qur ten employee-led networks

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

our employees and a voice for change.

For example, our Pride and REACH

|Race, Equality and Celebrating Heritage]
commitiees worked on a short documnentary
with our long term charity partner Just Like
Us, which interviewed stafl and students
and explored the need for diversiiy and
inclusion in both school and the workplace.

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

Workforce gender diversity at
31 March 2022

All employees
lexcludes Non-Executive Directors)

Senior management

Beard

Female Male
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British Land journey

“During my Career Ready internship,

I got to expand my network and envision
a career working for British Lang. After
leaving university my Career Ready
mentor, the Paddingion Central Estate
Director, informed me of an opporiunity
al British Land. | was eager o apply for
this role and was successtul in becoming
an Assistant Property Manager at
Regent's Place. The team on Campus is
absolutely amazing and the support and
opportunities | have been given, not anly
by the people on this Campus but from
the wider business, have truly made me
feel a part of the British Land family.”

Mohammad
Assistant Property Manager

in June 2021. This outlined alt the support
our employees, who are carers, have to
access all the assistance they need.

Our women's cammiltee rebranded iiself
as equiaBle to reflect the network’s core
purpose, which is to achieve gender equality
acrass the business, Over the last year the
network has worked to break the stigma of
menopause, and launched webinars and

an online toolkit to help employees find a
syite of helpful infarmation. There is also
guidance for team members and managers
in understanding the menapause in the
workplace. EquitaBLe has continved to host
“tn Conversation” sessions with a number
af successful women including Dr Jane
Riddiford. co-founder of Global Generation
and Irvinder Goodhew, British Land’s own
Non-Executive Director. In 2021, our
enaBle commiltee was successtul in
gaining a Disability Smart Accrediation,

on behalf of British Land, from the
Business Disability Forum.

We work closely with a range of strategic
partners to delver aur DE&! strategy and
have always been keen (0 assess gurselves
agamst nationally recognised benchmarks.
This is not only to highlight areas that we
are most effective and competent in, but,
more importantly, 10 help us identify areas
where we can further improve. In 2021, we
excerded a key recommendation of the
Parker Review, of having at least one board
member frem an ethnic minerity group. In
the 2021 FTSE Women Leadership review
we werg proud Lo be ranked 15" in the FTSE
100 for women representation in leadership
positians and we have exceeded their largel
of 33% women on baards by 2020. For the
fourth consecutive year we were ranked in
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the top 75 employers by the Sacial Mobility
Foundation. Last year we were one of a
small number of FTSE 100 companies te
report our ethnicity pay gap, even though
this is not yet a mandatory requiremeni. We
are comimitted to reducing both our gender
and ethnicity pay gaps. Qur executive and
leaderships teams have an objective to
reduce the median pay gap in both

cases by 2% year on year.

Employee engagement

Our straiegy Is focused on leveraging the
skill set we have across our business. We
recognise that an engaged and motivated
workfarce 15 key Lo ils success and we
need to understand what is important

9 our peaple to ensure we mainiain a
motivated and engaged team. Our employee
engagement survey provided valuable
insight inta the priorities of our peaple

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

Read more sbout aur CSR Commitiee on
pages 112-115

However, we also undersiand we have
areas in which to improve and we want to
increase our overall employee engagement
score from 69%. To better understand the
feedoack from this survey, our leadership
teams are having detailed sessions across
their departments ta understand what we
are doing well and where we can improve.
Working with employees and leaders
collaboratively, we will then create an
achion plan to address the key points raised,



Wellbeing

Cavid-19 brought wellbeing to the top of our
agenda and we have maintained that focus
throughout this year. We have conlinued 1o
support odr peopie with their physical and
mental health.

Qver the last 12 months, our Wellbeing
Committee launched our suicide prevention
strategy and rolled oul our suicide
awareness training. Topics such as these
have histarically been taboo, but British
Land feels that awareness on this fopic

1s valuable to all employees (o ensure
everyone has the tcols to support these
who are In any way affected by this.

Our Cycling Network and Sports and

Sacial Committee have also kept us active,
connected with each other, and focused on
our physical and social health bath in and
out of lockdowns and through the changing
enviranment of the Covid-17 pandemic.

. Activities have included virtual morning‘
‘piates classes, cycling clubs, Steptober

and more.

During the tast year, our Executive
Committee has continued to ensure
employees are up 1o date with the

latest government Covid- 1% advice and
Company policy to ensure employee safety.

Developing talent

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

In September 2021, our newest employee
netwark, NextGen, was set up by a group
of young colleagues, with the aim of
“representing and supporting the next
generation of property professionals al
8ritish Land”. This also embodies pur
Build for the future value. The network’s
objectives include helping career starters
develop the necessary skills to advance their
careers and widen their networks. [t also
acts as an enabler for change by providing
a forum for colleagues to share ideas and
assist in delivering initialives. and supports
the integration of new employees including
those new to the property industry.

Externally, British Land continues (o

be a Platinum spansor for ‘Pathways to
Property’, which aims 10 make it easier

for young people to enter the real estate
profession by raising awareness aof and
aspiratians about the vast range of careers
available within the industry. In 2021722,
we welcomed five students through our
Pathways to Property and Career Ready

internship programmes, providing valuable
experience and insights into the real estate
industry for young people frem

diverse backgrounds.

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

We are alse delighted to be cantinuing

our partnership with the Change 100
programme after a successful pilot

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

Bringing fresh new talent inlo the business
remains key 1o our success. We will shortly
be welcoming four new graduates to our
commercial property programme, joining
the threa current graduates in this scheme
and the three graduales on our sirategy
graduate scheme. We also have seven
apprentices across different areas of

the business.

As well as bringing in new talent, we

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

Furthermaore, we have invested £440,000
in personal growth and kraining, and our
emptoyees have achieved over 7,000
hours of training across the Company.

We are currently supporting 14 employees
to study for professional quatifications,
including twao permanent employees who are
currently undertaking a Chastered Manager
degree through an apprenticeship route.

For the second year running, we are
delighted to have partnered with the Circl
Leadership Development programme,
which helps cur aspiring people leaders to
develop practical coaching skills. People
from local schools and communities are
paired with an employee from British Land
to practise the coaching skilis they learn
with Circl. it's a uniquely effective way to
buitd a coaching cullure in the workplace,
while helptng talented students develop
the skills they need to succeed.

The British Land Company PLC 004621920

“| spent the first 3.5 years of my time at
British Land working at Broadgate,
working with same great people and
being involved in projects like the
refurbishment of the Estate .
Management Office and the uniform
roll out to over 500 employees as part
of the Broadgate rebrand. | have since
moaved internally and | have worked as
Customer Relationship Manager at
Storey for the last six months. The
appartunity to grow and develap within
British Land has been a whirlwind and
I'm lucky that throughout my time at
British Land I've had great managers.
waorked with nice people, and our
fantastic HR team have always
supported and encouraged me.”

Kate
Customer Relationship Manager.
Starey

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

Qur internal mentership scheme at

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

Read more about our valves al britishland.com/
culture-values
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SUSTAINABILITY
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Delivering our 2030 sustainability strategy

Net zero carbon

nE=

=5}

This 2030 sustainability focus area
aligns with the UN’s Sustainable
Devetopment Goal 12

We have committed to achieving a net zero carbon portfolio by 2030 and have set out clear
targets to reduce both the embodied carbon in our developments and the operational
carbon acrass our portlalio.

Embodied carbon targets FY22 Highlights

SO% 632 kg COze persqm
lower embodied carbon intensity at our
offices developments ta below 500kg COze
per sgm from 2030

Embodied carbon in offices developments

Second net zerg carban development

100%

of developments delivered after April 2020
to be net 2ero embodied carbon

delivered at 1 Triton Square

Operational carbon targets

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

75%

reduction in operational carban intensity
across our portfolio by 2030 vs 2019

25%

improvement in whole building energy
efficiency of existing assets by 2030 vs 2019

Environmental
leadership

This 2030 sustainability focus area
aligns with the UN's Sustainable
Development Goal 12

nE=

o

Wea demonsirate the strong progress we are delivering by participating in leading
international benchmarks.

Qur targetis to achieve a 5 siar GRESB rating by 2022 and we are pleased to have achieved
this two years ahead of target.

Our performance in leading international benchmarks

ATy GRESB 2021: msel @ MSCI ESG
'9,‘“.{- 5 star rating. adiiliiadh Rating 2021:
CRES Green Star AAA
% COP 2021: e FTSE4Good
SWCDP - score Index 2021:
FTSE4Gaad Top B1% percentile
EPRA TN somnee Science Based
Rating 2021 @\;) s Targets:
Gold etttz o approvat in 2021

38 British Land Annual Report and Accounts 2022




Place Based approach

Responsible business

7 arm
&

This 2030 sustainability focus area
aligns with the UN's Suslainable
Oevelopment Goal 17

The British Land Company PLC 00621920

Please lind eur mateciabity assessment on our
website at britishland com/materiality

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

FY22 Highlights

Connect

£2.7m community investment, including cash, space,
volunteering and fundraising

Community Funds established at Broadgate and
Paddington Central, in addition to an existing fund

at Regent's Place

Education

58 needs-based education initiatives

Continuing te partner with the National Literacy Trust
across our portfolio

Employmant

34 employment initiatives
Refacused our programmes to support thase most
impacted by the pandemic

Business

Provided 20,000 sq ft of space te NDT at Broadgate
as part of a pilat project to offer meanwhile
affordable space

Wellbeing

Aligning our developments to the WELL Standard
On track to achieve WELL Platinum at 1 Broadgate
New 1.5 acre park delivered at Exchange Square
in Broadgate

We advocate responsible business praclices across British Land and threughout our
supply chain. We have three key areas of focus:

F¥22 Highlights

Responsible employment

Achieved Disability Smart Accreditation from the
Business Disability Forum

£440,000 spent on training and professional
guatifications; 14 sponsored through
professional qualifications

Diversity and inclusion

Ranked 19™in the FTSE Wemen Leadership Review

for FTSE100

Exceeded the Parker Review recommendations of at
least one board member from an ethnic tminonity group
Launched new Diversity, Equality & Inclusion strategy
Ranked &1in top 75 Social Mobility Index

Responsible procurement

Provided anti-modern slavery training Lo all employees
Independent anti-modern slavery audits of

key suppliers

Introduced our Contractor Framewark, identifying

key sustainabilily KPis for new contractors

Launched Supplier Excellence Awards
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SUSTAINABILITY continued

Environmental review

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

Our key envirenmental commitment is to
achieve a net zero carbon portfolio by 2030
and we have mainlained our focus on that
despite the pandemic. This year we have
made goad progress on our Pathway to Net
Zero and our work on TCFD reporting is an
important step in understanding the climate
resilience of our business.

Our Sustainabitity Brief for Development
and Operation, updated last year, sats out
the key requirements for our assets at each
slage of the praperty lifecycle; progress in
each area is reporied below.

Energy and carbon

There are two principal ways in which we
can reduce the carbon emissions associated
with our activities ~ reducing the embedied
carbon in our devetopments and reducing
the operational carbon across our portfalie.

Developments L

Reducing embodied carbon

Embodied carbon refers to the carban
emissions resuiting frem the production
and transpartation of materials for

a building ang all elements of its
canstructian and deconstruction.

Qur approach is to do everything we can to
minimise carbon in development and only
then to oftset residual carbon, making

our developments net zera carbon

at completion.

To do this, we undertake whole life carbon
assessments on all of our developments

and major refurtishments. This year

we adopted the OneClick LCA life

cycle assessment software for all our
developments, delivering on one of the early
commitments in eur Pathway to Net Zerc.

Current esiimates for empodied carbon in
our developments are shown below:

Kg CC-e per
Dilices develapments sqm
Compteted developments 408
Development gipeline
including completed
developments 432
Development pipeline
excluding completed
developments 4578

For campleted developments which include
1 Tritan Square and 100 Liverpool Sireet. we
benefited from ocur ability to re-use much of
the existing structure.

Gaing forward, several of our near term
developrments will be substantiatty new
builds and in these cases, our focus witl
be on using more sustainable materials
and technigues.

" Residential and retail developments have

a 2030 target af £50kg COse per sqm with
average embodied carbon in the pipeline
of 662 kg COze per sqm:

Reducing operational carbon

Where we are delivering new developments,
we have a clear opportunity to target more
ambitiaus goals in energy efficiency. Dur
2030 target of 90kWh, per sqm lon a whate
building basis) {or new developments aligns
with the UK Green Buitding Council's
interim targets and the trajectory for the
Paris Proof target of 70kWh, per sqm

for 2035-50.

Reducing operational carbon case study:

1 Broadgate

1 Broadgate is expected to be our most
energy efficient buitding yet. Energy
intensity is expected to drop te ene-sixth

of the previous building at 95kWhe per sqm.
This building inciudes intelligent systems
which monitor usage and adjust
autornatically to energy demands helping

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

all our new office developments. The
NABERS methadology produces an
enecgy performance rating for each
office development, halping us to track
performance to ensure we meet our
targeted levels of efficiency. 1 Broadgate,
our pilot NABERS scheme, is currently
on track for a 3-star rating.

Offsetting strategy

On completion of a development, we offset
the residuat embediad carban which could
nok be avoided through design and material
choice. We use nature based offset credits
from accredited projecis. Where possible
we select projects which also support
biodiversity or have economic benefits

far local communities,

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

of 29 of our majar office and retait assets,

accounuing for 30% of landlord-procurad
energy, identifying energy saving
interventians to support our target of a 29%
improvement {on a whole building basis! by
2030. Each audited building has a nel 2erg
pathway which is now being embedded
within its business plan.

Alongside this process. we are identifying
interventions which improve the EPC
ratings of buildings rated C or below to
comply with expected MEES [Minimurm
Energy Efficiency Standards] tegislation
requiring buildings to be A or B rated by
2030. Currentiy 36% of our portfolio is A or
B rated andg we expect it will ¢ost around
E100m 1o deliver A or 8 ratings across the
porifotio by 2030. Many of these are low
cost interventions which deliver financial
savings, effectively paying back in a few

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



years. These projects are more compelling
tn the context nf rising energy prices. We
expect argund two thirds of the total cost (p
be funded by the service charge or directly
Dy cuslomers.

Renewables

We have undertaken feasibility

studies across the portfolio for raoftop

and salar car port possibilities sdentifying
opportunities to add to the Z mega watls of
capacity we already have installed [of which
half is at Meadowhalll. We are now doing
detailed feasibility studies for iwa retail
sites and Meadowhall shopping centre.

We continue 1o purchase bath REGO
backed etectricity and RGGO backed gas,
accounting far 3% and 85% respectively
of electricity and gas purchased.

At Exchange House, our net zero

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

For costs which cannot be covered by

the servica charge, we have established a
Transition Vehicle, financed by an internal
Levy of £40 per 10nne of embodied carbon in
new devalopments as well as a £9m annual
float. Total funding in the Vehicle is now
£15.6m. One recen! example was the

Cireular economy & materials

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

; our completed developments [see page 40)
chiller raplacement at Broadwalk House. and across all aur schemes prioritise

which w i ife;
as nearing e-nd of lIfE: the modern re-use of materials.
replacement was twice as efficient, B - -

generating £65.000 annuat cost savings, Materials re-use at 1 Broadgate

representing 5% of the whote building
780 tonnes

energy costs and equating to a seven
Total materials re-used or upcycled

year payback on current energy cosis,
200 tonnes

of granite, repurposed from the facade as
terrazzo flooring

Salar panels acrass our portfelio
generate 1,731MWh of additional power

140 tonnes

of steel recycled elsewhere

We also received an innovation credit by
industry body BRE [Buitding Research
Establishment] for implementing a

Reducing embodied carbon case study:
Canada Water

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

of 45% cornpared to the embodied carbon
of traditional piling concrete mix. We are
exploring the use of ultra-low carbon,
flexible floorplate cassettes which use
Cemfree, an alternative to traditional
cement. Other low carbon initiatives include
more cross laminated timber, high recycled
content in concrete, electric arc furnace
steel and recycled raised access floars
repurposed from another building.
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materials passport at 1 Broadgate which
provides infarmation abaut the materials,
products and components in the building
to enable their recovery and future re-use,

Climate resilience

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

Our focus an energy and carbon ferms

a key part of our work to deliver 3 more
climate-resilient portfetio. This year we
comprehensively updated our sustainability
checklist for acquisitions and formally
integrated susiainability considerations
into our Investment Committee precess (o
enable potential envirgnmental rizks to be
ident:fied and mitigated at the outsel. All of
our acquisitions expased to flood risk have
undergone a flood risk assessment, as
have 100% of our managed assels and
major developments.

Biodiversity

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

our places. and with over 100 acres of

tand in London under our control this is

a key cansideration far us. This year, we
refreshed our Biadiversity Framework for
Broadgate and introduced new frarneworks
at Regent's Place and Paddingten Central.
These identified four key areas of focus.

i open space and habitat management;

it the built environment; iiil education

and community engagement; and iv] data
coltection. Buitding on this, the Framework
sets oul the key species and habitats of
relevance to the area and sets targets for
biodiversily net gain, improving health and
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SUSTAINABILITY continued

wellbeing and ecesystem services. We are

exploring similar plans for all our managed

retail assets.

We are complementing this with roof
gardens al Exchange House and 1 Appald

Street, helping to create a nelwork of green

spaces for biediversity in the City. Qur

1 Broadgate development includes nearly
12,800 =q It of planted area across the site
including balcarves, terraces and ground

_level with a further 3,000 sq ft of green

roaof space at Norten Folgate.

Air quality

Each of gur Camgpuses has an air
quatity actian plan which is reviewed

al least annually. At Broadgale, we have

implemented a delivery booking system that

enables the tracking of associated carbon

ernissions which is identilying opportunities

to reduce vehicle movements and

. associated emissions. In addition, al our

major construction sites, We use delivery
consolidation to significantly reduce
vehicle movements to the site.

Water o

Acrass our developments, we are using
low-flow water fixiures to achieve a 40%
reduction in potable water use to 20 litres
per person per day. We are on track to
achieve this at 1 Broadgate and Norton
Folgate. On our standing portiolic. we have
undertaken over 10 hybrid energy/water
audils 3t aur managed sites to identify
further reduction opportunities,

Biodiversity case study: Exchange Square
At Exchange Square we delivered a new
park which quadrupled the amount of
green space at Broadgate. We worked with
ecologists to add tens of thousands of
plants, including native and Rowering
varieties which encourage birds, bees,
butterflies and other insects.

Apprentices at
Paddington Central

Social review

Building on the independent research we
commissioned Last year into the social and
ECONOIMIC (SsUes in the cammunities around
our places, this year, we identified the key
social issues we will focus en at each place.
We have integrated these into the business
plans for our eighl priority assets covering
52% of aur portfalio by value.

Woe also updated our Local Charter. This
provides a clear framework for delivering
our Place Based appraach, {acusing on key
tocal issues where we can collectively make
the biggest impac!; progress on each area
is reported below.
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"We work with British Land ta run
employability programmes that give local
residenis the skills 1o land sustainable
jobs, including ringfenced oppartunities
with businesses at British Land's places.
Despite the obstacles that Covid-19
presents, and not being able to work
face-to-face, we've engaged over 130
candidates across eight sites this year,
providing wrtual training and one-to-cne
support, Qver hatf have already gained
employment in a range of sectars.”

David Cooke

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

23949

beneficiaries from our
community pregramme

103

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



Connect

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

Connecting custemers and community
partners is one of our strongest social
contributions. Qur Campus Community
Funds are a good example of that approach.
Following the success of the Regent’s Place
Communily Fund. this year we worked with
our customers Lo launch funds at Broadgate
and Paddington Centrat. Together, we agree
priority local themes. pledge funds and
-award granis to community arganisatiens
doing vital work tocally. In the first year,

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

and Paddington Central Community Funds.

Education

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

This year, we delivered 58 education
inilialives at our priority assets. These
ranged from primary school projects and
secondary scheol warkshaps to college
events and university challenges, along
with mentoring, site tours, lalks and
educational events.

We continued our partnership with the
National Literacy Trust across 29 of our
ptaces, working collaboratively with our
customers and local schools to encourage
an addiional 7,800 children to read for
pleasure and improve their literacy skills.
Together, we have reached 56,000 chilgren
across the UK since 20t1.
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Employment

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

our portfolio.

This year, we achieved our target of at least
one needs-based employment initiative

at each priority asset and delivered 34
employment initiatives acrass cur perifolio.
Recognising the impact of Covid-19, we
have refocused Bright Lights to supgort
some of those most affected, including
individuals who have lost their tivelihoods.
These programmes run acrass our porifolic.

We reached over 135 people through

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

e

Eve

abe

Kat

team and British Land enough for getting

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

in the store and people in Ealing have loved being
able to interact with the people who made the
items they are buying. We're accidental retailers
and we've gone from a markel stall Lo thinking

done that without the support of British Land.”

Curated Collective

an't thank Andrew, the Eating Broadway

rycne who sells items in the store also works

ut five year leases and we couldn’t have

e McKenzie

Education case study: Partnership with
the National Literacy Trust

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

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

in October 2021, this showed that if all
children in the UK read for pleasure daily,
the number achieving five good GCSE
grades could increase by 1.1 million in 30
years, boosting average lifetime earnings
by an estimated £57,500 and raising the
UK's GOP by as much as £4.6bn per year
within a generation.
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SUSTAINABILITY continued

employment, the pragramme included
ringfenced opportunities with businesses
at cur places. Over 0% of candidates have
already gained employment in a range of
sectors. At every site, we connected with
local partners to identify local people who
needed the programmes most.

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

their chances of gaining employment

in the creative, technology and

advertising industries.

Supporting local business

We support local businesses to create
oppartunities for local independents, social
enterprises and starl-ups. This includes
providing affordable space anid prioritising.
local suppliers and small and medium-
sized enterprises through our

develapment supply chain.

Wa provided affordabile space at 9of the 8
priorily assets and identified opportunities
at the remaining 3. This includes affordable
workspace, affordable retail space and
community and arts space. Next year,

we will expand opporiunities across
additional assels.

New Diorama Theatre

Following the success of New Diorama
Theatre INDT| at Regent's Place, together
we launched NOT Broadgate to support the
recovery of the arts post-pandemic. One

of Lenden's biggest rehearsal and artist
development complexes, the 20,000 sq ft
space is campletely free for independent
and freelance artists to use. The first
project of its kind in the world, NOT
Broadgate has attracted a footfall of 80,000
creatives, engaged over 400,000 people and
supported the creation of highly successiul
productions. New Diorama Theatre at
Regent's Place also won The Stage's
Fringe Theatre of the Year 2022 Award.

Wellbeing

We create places that support health and
wellbeing for our customers, cotleagues
and communities and Conlribute to local
people’s wellbeing and enjeyment,

At 100 Liverpool Street we are piloting

BL Connect, our smart dashboard which
uses Internet of Things sensers araund
the building o extract and stere data on
how our spaces are being used. This data
genarales insights which help us imprave
the working envirenment for our occupiers,
for example with the right levels of heating
and lighting. Over ime, as our bank of dala
grows, the building will be able te respond
automatically in line with occupancy.
Additional features we will took to deliver
include ‘predictive maintenance’ - based an
data collecled, the building will understand
how devices bebave and will be able to
predict when replacements are required.
Similarty, with ‘condition-based’ cleaning,
data will provide information on how much
of something is used, enabling aulomated
cleaning or replacements to be arranged.
This dashboard will apply to all new
developments going forward, starting with
1 Broadgale and including Canada Water,

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

the WELL standard. Our first two office
developments at Canada Water, A1 and

A2, will both be WELL-ready. This pra-
certification supports us in delivering
outstanding workspaces for our customers
and opens up the oppartunity for custamers
te partner with us in pursuing full WELL
certification for employee heatth

and wetlbeing.

Responsible business

Our activities under Responsible
Employment and Oiversity & Inclusion are
covered in the People and Culture sections
an page 35-37 and in the Governance
section on pages 113, 116-119.

Responsible procurement

A strong relattonship with our suppliers

plays a key role in the successful delivery

of our strategy which is governed by our i
Supplier Cade of Conduct. This sets out

clear social, ethical and environmental

abligations for our supply chain and

promotes safe and fair working condiiions.

it is mandatory for all supptiers.

Against modern slavery

We uphold the human rights of our
employees and throughout the supply chain.
This year, we provided anti-modern slavery
training 1o all employees. Through our
partnership with anti-madern slavery
charity Unseen, we also undertook
independent audits ¢f 10 of our high

risk suppliers fwith 11 more scheduled),



reviewing compliance on 12 key areas of our
Supplier Code of Conduct. These included
hurnan rights, health and safety, equal
opporiunities, fair reward, warking hours,
slaff development and warker representation.
Informed by risk and impact assessments,
audits prioritised property management
service providers at our assets and
construction contracters on aur
developments. All suppliers scored above
77% and by working with these suppliers
improvement opportunities will be identified
and agreed. We continue to be a member of
Unseen’s business helpline partal, whirh
allows people to report a potential madern
slavery occurrence anonymously.

We pay at {easl the Reat Living Wage to all
British Land employees and we strongly
encourage all suppliers to pay their UK
employees at of above the Real Living
Wage_ Our Laondon Campuses are accredited
Living Wage Places and also comply with

- the Mayar's Good Work Standard.

Fhe British Land Company PLC (0421920

Our Slavery and Human Trallicking Statement
can be found an our websile britishland.com/
modetn-slavery-act

Our external commitmeants and sacial
sustainability benchmarks

100%

of British Land employees paid at least the ‘
Real Living Wage. 10000

79%

FTSE
of supplier workforce paid at least the Wamen Laader.
Real Living Wage. (LN i
Mandating prompt payment
We have been a signatory ta the UK \'%uable e
Gevernment's Prompt Payrent Code since 300 it o i

2010 and aim to pay 95% of suppliers within
30 days. Group invoices are settled within
18 days on average.

L
B.é:.!;fml Cafreehold

Responsible procurement standards

This year, we intreduced our Contractor
Framewark, identifying key sustainability
performance indicators that we will menitor
for new contractors empleyed on asset
rmanagement initiatives. We atso launched
our Supplier Excellence Awards to celebrate
and showcase the best suppliers’
contributions in a range of categories,
including responsible business.

Our Supplier Excellence Awards

“We are delighted 10 be recognised by
British Land in their first supglier awards
- it felt so rewarding to be recagnised by
one of our ¢lients in this way. | ¢an also
confirm that having beenin the FM
industry for the last 12 years | haven't
seen any other client take this approach
to service partner recognition -
trailblazing springs to mind.”

Glenn Wilson
Director - Retail & Distribution,
Incentive FM
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Net zero carbon
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Focus area 2030 strategy indicatar 2030 targel 2022 peclormance
Programme Science Based target - Reduction in Scope 1 51% 12%
level targets and 2 emissions vs 2020

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

emissions intensity vs 2020

Embodied

50% reduction in embodied emissions
{RICS AY-A5) on new construction and
major rengvation projects vs 2019
industry benchmarks

Dffices: S00kg COze per sqm
Retail & residential: 450kg
CCye per sqm

Dffices: 632kg CO,e per sqm
Retail & Residential: §62kg
COge per sgm

100% of embodied emissions fram completed
new constructien and major renovation projacis
[RICS A1-AD] pffset using certified carbon

offset credits

100%

On track

0% reduction in operational and end-of-life
embeodied emissions [B1-B5. C1-C4) at new
developments vs 2019 industry benchmarks

Offices: 275%g COze per sgym
Retail & residential: 250kg
C,e per sqm

Onirack

Operational

75% operational carbon iniensity reduction by 75% Offices: 37%

2030 vs 2019 baseline Retail shopping centres

_ . ) ) Handlord anlyl: 31%

25% whélg Building operational gnergy intensity  25% Offices: 28%

improvement by 2030 vs 2019 Retail shopping centres
[landlord only): 7%

Landiord procured electricity from 100% 3%

renewable sources

Environmental leadership

Focus ares 2030 strateqgy indicalar 2030 Larget 2022 performance
Indices GRESH IStanding Investments) 5-star rating 5-star by 2022 S-star
Green Bevelopments on track to achieve BREEAM 100% 0%
Building Gutstanding (Gffices); Excellent |Retaill;
Certifications Home Quality Mark [residentialt minimum 3
BREEAM-certified standing assets - all ratings - 46%
{design and/or aperational BREEAM certificate!
BREEAM-certified standing assets - rated 50% by 2025 28%
‘Very Good" or higher?
Idesign and/for operational BREEAM certificate|
Energy ratings  Praportion of units with EPCs rated Aor 8 - 36%
across assets under management
Materials and Operational waste from managed assels that Offices: 80% Offices: 76%
Waste is re-used, compaosted, or recycled Retait: 70% Retail: 48%
Development and operational waste diverted - 96%
from landfill
Biodiversity New construction and major renovation i00% Ontrack
projects designed to achieve a 10% nel gainin .
biodwersity
% of managed assets with Biodiversily 100% 15%
Action 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 (argets lo Outstanding’ for Offices Ifrom Excelient] and ‘Excellent’ for Retail [from 'Very Good .

2. Excludes residential.
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Place Based approach

Focus area
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FY22 Perlormance

Understanding & responding te
local needs

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

Connecting

Place Based initiatives identified at all priority assets

£2.7m total community investment fincluding leverage)

This includes £300,000 raised at our places and by our peopte and £57,000 total in-kind cantributions
24,000 total beneficiaries

103 initiatives al our places

11% BL employees are expert volunteers
23% total volunteering

Education

Needs based educaiion initiative undertaken at each priority site
12.500 people tenefiting from our education initiatives
58 education initiatives

Employment

Needs-based empicyment initiative undertaken at each priority site
1,100 peopte receiving employment related support or training

354 peaple supporied inte employment

34 employment initiatives in our places

Business

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

Wellbeing

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

1. Affordable space includes all affordable workspace. affordable retail space and carmmunity space on both a lemporary and permanent basis.
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Responsible business

Focus area 2022 perlormance
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Respeonsible Investin our people

employment E440,000 spent on training and professional quatifications
Supparted 14 peaple to achieve professional qualifications
Connect with our people
49% engagement score {participalion score 87%)
B&% staff retention
Provide a safe working environment
Injury Incidence Rate - Offices 21.29 incidents per 100.000 fult time equivalent, Retail 0.0C incidents per 100,000 footfall
Injury Frequency Rate - Developments 0.17 incidents per 100,000 hours worked
Diversity & improve gender diversity at all levels
Inclusion 36% of Board are female

37% aof senior management are femate

Gender pay gap 19.2%

Improve ethnic diversity at all levels
Compliance with Parker Review recommendations on Board level ethnic diversity

Ethnicity pay gap 19.2%

Responsible
procurement

Against modern slavery

100% of BL employees paid at least the Real Living Wage
_79% of supplier warkfarce paig the-Reativing Wage™ ™

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

Mandating prompt payment

Group invoices settled within 18 days cn average

Responsible procurement standards

Introduced Cantractor Framework indentilying Sustainability KPIs far new contractors on asset management initiatives
Launched Supplier Excellence Awards

For our tull EPRA reporting see our Sustainability Accaunts britishtand.com/sustainability-accounts

Sustainable finance

Sustainability 1s fundamental to aur
business al British Land, and the decisions
we make are environmentally and sociatly
intelligent. This includes atigning our
financing decisions with our 2030
sustainability strategy. Our current
sustainable finance includes facilities
linked to Sustainability targets as well as
a ‘Green loan. We also have a Sustainable
Finance Framework' for debi capital
markels insurance.

British Land — ESG-linked
revolving credit facilities

We have a £450m Revolving Cradit Facility
linked to our performance on agreed
Sustainability targets. If we outperform
these targels, we pay a lower margin; if we
miss the targets, then the cost increases.
The 1argets include the percentage of

* development projects, by floor area,

which have a minimum BREEAM Neaw
Construction certification level of Excellent
and the percentage of assets under
rmanagement, by floor area, which have a
minimum BREEAM In-Use [or equivalent)
certification of Very Good.

Ouring the year, we signed a new bi-tateral

£100m ESG-linked Revolving Credit Facility,

with similar Sustamability targets and
margin adjustmentl.
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100 Liverpool Street — £420m
‘Green’ Loan

The Broadgate joinl venture raised a new
E420m 5 year ‘Green Loan’ in the year,
secured by 100 Liverpool Street, a net
zero carbon development with BREEAM
Qutstanding certification. The interest
rate hedging for this loan also qualified
as Green’,

Sustainable Finance Framework
British Land’s Sustainable Finance
Framework has been in place since May
2020 and enables us to issue Suslainable,
‘Green’, and/or Saocial linance. We continue
ta develop this Framework as sustainable
fimance best practice evalves.

1. Available on our websile at britishland.cam/
systainable-firance-framewark
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Climate-Related Financial Disclosures

Introduction

This year, we are reporiing in line

with the TCFD reporting requirements
for UK premium listed companies.

The following sections address how
climate change is ingarporated into

our corporale Governance processes,
its potential impact on our strategy and
financial planning, its treatment in our
risk management procedures,.and the
relevant climate-related KPS and KRIs
for our Dusiness. The following sections
and subsection headings correspond
with the sections of the TCFD framewaork.

. b LA
The Beard and executive management team

al British Land recognise the scale of the
climate emergency, its potential impact on
real estate and therefore the urgent need

1o take mitigating action. With the built
environment accounting for a significant
proportion of global greenhouse gas
emissions, we also acknowledge our
responsibilily to take action to minimise
our carbon faotprint and collaborate with
our customers, and the peaple who use our
spaces (o do the sameg, Qur achievermenis in
developing and managing more sustainable
space have been recagnised for more than a
decade and building on this, in 2020 we set
out an ambitious appreach to achieving a
nel zero carbon managed portfolio by 2030.
This is a goal shared by our investors,
customers, partners and people. We believe
that delivering on these targets will create
clear value for our business as demand
from eccupiers and investors further
gravitaies towards the best, most
sustainable space.

British Land is commilted to transitioning
to a Net Zero portlolio by 2030. As part

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

to procure renewable power, and the
Buginess Ambition for 1.5°C.

Governance

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

and opportunities

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

- of the sustainability strategy is David

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

Governance framework

Executive and Management

Sustainability
Cammittee®

TCFD Working
Group

Risk
Committee

CSR Committee

™~

Board ot

Directors

Audit
Committee

* Members include representatives from across the business: Asset management, Development, Finance,
Investment, Procurement, Property management, Risk management, Strategy and Sustainability.
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES [TCFD] continued

Financial Officer and who remains

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

Climate change and sustainability
considerations are integral to our
investment and development decisions,
formally reviewed within investment
Commiiiee papers and fully considered
by the Board in all investiment decisions.
A recent example includes cur plans to
upgrade 3 Sheldon Sguare Lo all electric.
Achievement of sustainability ¥Pls are also
reflected in the remuneratian policy for
Executive Oireclors and all Executive
Commitiee members have specific
Sustainability-related annual

objectives Isee pages 138-1391.

The Board is updated an climale-related
issues al least annually and has ultimate
oversight of risk management. In recent
years, the Board's annual off-site strategy
event has included climaie-focused agenda

items and specific sections an sustainability.

In January 2022, the Board was given an
updale on our progress against our 2030
sustainability strategy, at the end of the
first full year since launch.

Climate change is also considared by our
Board Committeas. Over the past year.
the full Board received a deep-dive an the
progress against our 2030 Suslainability
Strategy' and the future initiatives ihat
wilt drive carbon reduction. Qur subject
malter experts provided detailed training
an the technical aspects of embodied and
operationat carbon. The Board's CSR
Committee received three updates from
the sustainability team, each including
detailed coverage of the Net Zero strategy,
EPC compliance, and the TCFD scenario
analysis process. The Remuneration
Committee worked with the sustainability
tearn to devise ESG targets for executive
remuneration, and the Audit Committee
received a progress updale during the
year on the development of this disclasure.

Significant and emerging risks are
escalated te the Audit Committee and
climate risk is tracked as part of our
‘Environmental Sustainability’ principal risk
category |see pages 84-94]. Our Board CSR
Commiiiee meets three times a year and
oversees the delivery of the Sustainability
Strategy, including the delivery of the
Pathway lo Net Zero and the management

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

(b) The Board delegates
responsibility for assessing

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

Climale-related risks are considered

by the Risk Committee, which consists

of the Executive Commiilee and leaders
from across the business, inctuding
pracurement, development, finance and
property management. Each business area
maintains a camprehensive risk register,
which is reviewed quarterly by the Risk
Commiitee. Climate risks are identified
through a process involving trend analysis
and stakeholder engagement as part of our

‘Environmental Suslainability’ principal risk.

Members of the sustainability leam manitor
climate risk and update the Risk Committee
at each meeting throughout the year. The
Risk Committee reports inio the Board's
Audit Committee.

\dentified risks are incorporated into

our risk framework and managed by

the appropriate business areas. Progress
against our TCFO workstreams is reported
to the Risk and Sustainability Commiltees,
bath of which meet quarierly, Following the
completion of scenario anatysis, we have
established a TCFD Working Group to
manitor and manage our delivery, chaired
by the COO. Ultimate oversight is at Board
level, 10 which our CSR Comrmuttee reports.
Any resulling disclosure requires approval
by the Audit Commitlee.

Strategy

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

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

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

risks and opportunities identified

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

1. Qur 2030 Straiegy is available online a1 britishland cam/sustainability-accounis
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introduction to scenario analysis

Over the past five years, British Land has
workad with expert advisors to identify and
assess our exposure to climate-related
risks and opportunities. This included

an initial risk screening undertaken with
Verco (2017}, a set of internal climate risk
workshogps facilitated by Forum for the
Future 120191, and quantitative scenario
analyses undertaken by Willis Towers
Watson [2020-22}

Time horizons: our scenario analyses are
split into two timeframes, 2020-30 and
post-2050. In our initial scenario analyses,
we chose not ta quantify risks across the
2030-2050 timeframe. For physical risks,
it is only post-2050 when future scenarios
start ta meaningfully differentiate from
the current climate. For transition risks,
when guantifying risks beyond a 10-year
timeframe, the underlying assumptions
begin to play an increasingly significant
role in the resulting values. Due to the
level of uncertainty that accempanies
these longer-term assumptions, our
initial analysis focused on the current
decade o 2030.

2020-2030: assessed the physical risks
posed by the current climaie and the
transition risks posed by 1.5°C and 2°C
aligned transition scenarios. This period
aligns with our corporate stralegy time
hoerizons as shown below:

Short term Medium term Long term
Less than '
12 months Tto5years Sto W0years

Post-2050: using the tPCC's Representative
Concentration Pathways (RCPs), we assessed
the physical risk posad by 2°C IRCP2.4]

and 4°C [RCP8.5] climate trajectories

[for details on RCPs see the table opgposite.
This timedrame was selected as, frem 2050,
these trajectorigs begin to meaningfully
diverge. As the standard design life of

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

current partfolio.
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British Land scenario analysis - scenarios considered
The tables beluw detail the physical and transition scenarios chosen and the time trames that our business assessed itself against,

Physical risk scenarios and parameters

The IPCC’s RCP2.4 scenario represents a palhway that is likely to limit globai warming te below 2°C.
The IPCC’'s RCPA.5 scenario represents a high emissians scenario where warming may exceed 4°C.
Physical climate risks assessed:

i) River flood, (it} Coastal flood, (il Flash fload. (iv] Windstorm, [v] Hail, (v} Lightning, lviil Heat stress

Time frame Scenarios Atmospheric CO;  Temperature rise*  Sea level rise” River flaod Coastal ftood
modelling madelling
sources SOUrCes

2020 to 2030 Currentclimate 410 ppm tieC 0.20m Munich Re Willis Towers

Nathan based on Waltson

JBA flood maps proprietary
coastal flood
expesure model

Post-2050 RCP2.6(2°C) 450 ppm 1.4°C » .55m Munich Re Munich Re
climate hazard climate hazard
- conditioned based sez level rise data
RCP8.514°C) > 1,000 ppm 4.3°C > 0.78m

JBA fload maps & combined with
X Coupled Medel storm surge
T I s e e E . Intercamparison

Project Phase 5

* Values in comparison to pre-industrial times.

Transition risk scenarios and parameters

The Paris Consistent [2°C} scenario is based on the Paris Agreament commitments of over 190 countries to limil global warming to well
belaw 2°C.

The Net Zera World {1.5°C] scenario assumes more ambitious targets that would enable glabal net zero by 2050,

Time frame Scenarios IPCC scenarios IEA scenarios  NGFS Temperature 2030 UK price  Global
scenarios rise by of carbon net zero
2081-2100 achieved by:
2020t0 2030  Net Zero Orderly S5P1-1.9 NEZ2050 Net Zero <1.5°C $155to 2050
World (1.5°C) 2050 $454
scenarno Disarderly Divergent $225to
: $418
Paris Orderly SSP1-2.6 Sustainable Belaw 2°C < 2°C $56 10 $97 2070
Cansistent Development
[2°Cl scenario  Disarderly Scenaria Delayed $0 to $27
Transition
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) continued

Defining a ‘material’ risk or apportunity:
British Land defines a2 ‘material’ risk or apporturity in Line with the liketihood-impact threshelds of our risk management policy. Risks are
evaluated by the combination of thewr Potential impact {financial and reputational] and their Likelihood.

Financial impact
threshaolds [£)

The British Land Company PLC 80421920

Likelihgod thresholds [chance of occurrence  Reputational impact thresholds
in a given yearl

Low Ingn-significant}  Less than £10m Low 0-33% Low timited reputational impact

Medium £10m to £100m Medium  33-66% Medium  Significant temporary or limited
suslained impact

High Greater than £100m  High Grealer than 6% High Significant sustained impact

Risk guantification to determine materiality:
To determine materiality, Willis Towers Watson supported British Land in undertaking quaniitaiive physicat and transition scenario
analyses. This process reviewed the patentiat impact of over 20 physical and transition-related issues, and the assessment included

input from key business areas across British Land. The most material issues identified by the analyses are shawn belew. with these *
issues delailed in the next section:

Risks

Opportunities

Material issues

Flood risk wulnerability

Customer demand for sustamnable space resultsina
‘green premium’ -

Inereasing price of carbon offsets

Cost of complying with minimum EPC standards

Continue to moniter

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

Premium pricing for sustainable buildings lyield
compression)

Tenant business model impacted by transition

Lower ctost of capitat

Increased cost of raw matenals

Increased cost of capital

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

Climate related risks
Shert term risks (< 12 months)

Risk/type and Primary risk driver Likelihood Potential annual Explanation

impact financial impact

Risk #1 Losses from Low to Mean loss: We have campleted a climate risk modalling analysis
Floed risk assets located in - Medium for current and future climate conditiens for the current

vulnerability of
assels {current
climate]

&
-~

L2
sp

high fload risk
zanes, primarily
the cost 1o repair
assets and the
cost of business
interrupiion,
reflectad in
increased
insurance costs.

Lessthan £1m

{osses ina

representative bad year:

£19m-20m

portfolio using the assets’ total insured value. This process
simulated many thousands of events. Losses are modalled
to arrive at a loss perspective for low likelihood events for
a ‘bad’ year. The representative 'had’ year refers to a 1/100
annual likelihood across the simutations and the modelled
losses also consider current flood defences. These
modelled lossas were pro-rated by Bt ownership share.
Under current market conditions, these losses are

-insured against.

As historical conlext, in 2007 two flood events in gur
portfolio resulted in (insured) losses of circa £25m. At

one of these sites [which accounted for the majority of the
lossl, we subsequently instalied ftood defences. In 2013,
we began commissioning periodic floed risk assessments
across the portfelio and issued flood management plans to
sites at high risk. Since 2007, our linsured] actual annual
mean loss is below this modelled value of £1m.
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Leng term risks [5-10 years)
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Risk/type and Primary risk driver Likelihood Potential annual Explanation
tmgpact financial impact
Risk #2 Nal zero High £0.75m for every British Land has commitled to offsetting the embodied
Increasing price  commitments by 100% increase in carbon of its new developments and major refurbishments
of carbon offsets  global corporates the price of carbon  that complete between 2020-2030. This volurne is estimated
ot lead to increased to be at least 300,000 tCO,e from devetopments.
IW demand for This estimated financial impact of £0.75m reflects the
carbon offset . - R ‘
. . annualised additional cost of offsel credits if the credit
EE credits, resulling price rises by 100% from our current anticipated price
in higher and/or
; ‘ {£20 per tanne).
valatile credit
'A-.I; prices. To mitigate this risk we are currently explaring options
1o pre-purchase carban credits to offset embodied carbon
related 1o our pipeline of developments to 2030. in additian
our internal carbon levy would caver a carbon price increase
of up to £60 per tonne.
Risk #3 Cost of upgrading High £12.9m Quaniified by net zero audits undertaken at major office and
Cost of complying assets to comply retail assets and EPC scenario medelling undertaken across
with minimum with the UK's managed assets, these assessmenis sugygest that the retrofit
EPC standards proposed cost for standing assets will be in the region of £100m over the
_IMEES  regulatory IMEES) coming eight years, annualised at £12.9m..This value excludes
compliancel  requirement that assets due to be redeveloped through our near and medium-

properties held a
@_' minimum ‘B’
rating by 2030.

U _
s

term development pipeline.

A significant progortion of this investment will be recovered
through the service charge as we work with aur cusiomers
to achieve our shared climate goals. We would alsa expect to
derive energy efficiency benetits, and therefore cost savings,
as a resuli of these actions.

Long term risks [post-2050)

Risk/type and Primary risk driver Likelihood Patential annual Explanation
impac! financial impact
Risk #4 Losses from Low ko Mean loss: Willis Towers Watson underiook a climate risk modeiling
Flood risk assels located in -~ Medium Less than £1.5m analysis [simulating many thousands of events) for current
vulnerability high fload risk . : and future climate conditions far the current portlolio using
|future climates) zones, primarily Losses in a the assets’ total insured value. Their modelling approach for

the cost to repair reprasentative the ftood risk in future climates is the same as described in
‘A’ assets and the bad year: Risk #1 for the current climate, with losses pro-rated by BL
QE ic:lsetr?:;?:;nes £20m to £30m 0wnersr\|p share, . |

' For the ‘representative bad year', lower banding reflects

reflected in

_A‘F increased

insurance costs.

losses in the Iwo degree {(RCP2.4) scenario, and the upper
banding reflects lasses in the four degree |[RCPB.5 scenario.
These modelled losses were pro-rated by BL ownership
share. Under current market conditions these losses are
insured against, and would not be suffered by the Group
under normal circumstances, though we recognize that

in the long term specific assets could face cost increases

or difficuliy obtaining insurance.

Climate risk and appartunity category Financial impact category
8 e B
& Physical risk - acute Income Statement
-l
@- Transition risk - regulatory Balance Sheet

e
lw Transition risk or oppertunily - market
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES [TCFD) continued

Climate-related opportunities
Short term opportunity lwithin 12 months)

The British Land Company PLC 00621920

Opportunity/type and impact

Likelihood  Potential annual
financial impact

Primary driver

Explanation

QOpportunity #1

Increasing customer demand
for green, low-carbon buildings
resultsin a rental premium and
faster rates of letting

indl
o
sp

An increasing number  Mediwm  E7m
of our customers have
annoynced net zero
commitments. As our
portfalio transitions

ta net zero, the most
efficient, highly rated
green buildings may
let quicker and at

a premium to

market rents.

Arecent Knight Frank study indicated
that thereis a >10% rental premium fer
BREEAM Qutstanding space above prime
Central Lendon office rents.

This enhanced financial impact estimates
BL's share of the increased rental income
it 20% of our Offices {by ERV| transiticn ta
BREEAM Cutstanding.

The portfolic’s erwironmental credentials will
be further strengthened as we deliver against
our 2030 ambitions 20 enhance the poertfelio’s
energy and carben performance.

Impact of climate related risks and opportunities an business strategy and financial planning
Physical climate risks [Risks 1.4] are managed through our key policies on development, eperations and acguisitions. Transitien risks and
opportunities [Risks 2-3, Opp 1] are managed through the delivery of our Pathway to Net Zero'. which affects all aspects of our Husiness

14). and this includes:

Impact on business strategy

impact on financial planning

_with.key targets.naoted in the Metrics section below. This wark contributes directly to our corporate strategy's four key priarities [see page

Contributes toward
strategy priorities:

Upgrading the standing portfolio [products & services,

operations}:

By 2030, our target is to improve owr managed portfelio’s
whote buitding energy intensity by 25% and carben intensily
by 75%. We have underiaken deiailed nel zero carbon audits
- covering 90% of landlord-procured energy - across 29

of our major office and retait assets. These net zerc audits
incorporate the EPC impact of the energy saving opportunities
identified, and we have additionally undertaken EPC
meodelling across our managed assets. The mast impactful
interventions identified by these assessments are being
factored into each assel’s business plan, to ensure the timing

scheme designs.

of implementation aligns with lease breaks and long term
asset replacement schedules. Progress against these
operational targets is reviewed quarterly and the delivery
of these energy and carben targets is proposed as 3 melric
for the next Executive LTIP as wetll as ExCo compensation.

To manage physical risk, British Land periodically
commissions a third party screening of the standing
portfolio and, where high risk assets exisl, seeks to gut a
flood risk management plan in place. Currently only 3% of
assets |by insured vatuel are expased to high risk of flood.

1. Qur Pathway lo Net Zero. our transition plan, is available online at britishland cam/net-zero-carbon
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The cost of the net zerp transition snd EPC
upgrades [Risk #3] is incorporated inlo assel
level business plans. Bur budgeting and
medium 1erm forecasting includes the
inisiatives identified by the net zero audiis
and we agree these asset tevel plans and
objectives with our joint veniure partners.

@ Realising
the potential of
our Campuses

As part of development decisions, our
Investment Commiitee includes consideration
of the environmental impacts of different
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Contributes toward
strategy priorities:

O Realising the
potential of
our Campuses

Key workstream .'mpact‘on financial planning

Our BREEAM and EPC siandards for new
develepments also support our management
of cost of capitat and EPC compliance, with
new office developments targeting BREEAM

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

Through our Sustamnability Brief for Develepments and
Cperations’ - we set stretching sustainability targets for

our major developments and refurbishments. This includes Oulstanding and EPC A. Our portfolio of green O Progressing
our use of the NABERS UK s¢hema Lo design buildings with  buitdings is reviewed regularly by our Treasury ;aluel accret;ve
evelopmen

team when cansidering options to issue green
debt and to establish ESG-linked revolving
credit facilities. The sustainability credentials
of 100 Liverpool Street, which was BREEAM
Qutstanding and our first net zero
develapmant enabled our Broadgate joint
venlure (o raise a five year green ioan facility
secured by the value of this property. We
expect further, similar opportunities to
emerge in the future.

best-in-class operational efficiency. The energy intensity of
our development at 1 Broadgate is forecasted to reduce to
one-sixth of the previous building's intensity, and these ESG
credentials contnbuted 1o tha successful letting of this
development four years ahead of completion, This example
dernonstrates that cur ability to deliver more sustainable
space is a streng competitive agvantage which we are
actively leveraging [Opportunity # 1.

(O Targeting the
opportunities in
Retail & Fulfiiment

QO active capital
recycling

To manage physical risk, our Sustainabhility Brief includes
several climate resilience requirements, including the
compietion of a Flood Risk Agssessment and consideration
of incorporating sustainable grainage through design.

This price of offsets is factored into
develoapment budgets and appraisals and

the funds generated by the levy Inet of offset
costs| are available for capital expenditures
that suppert our transition to net zero. Our
Transition Vehicle Committee. chaired by the
Chief Operating Officer, reviews the price (evel
annually.

Internal price of carban Ivalye chain, capital expenditures|:
To heighten facus on ‘developing sustainable buildings’
and~upgrading the standing portfelia’. in 2020, British Land
intraduced an internal levy of £460/tonne on embodied
carbon in new developments. In addition o incentivising

our development teams and construction supply chain to
minimise embogied emissions, this levy is used to (i] offset a
development’s residual embodied emissions and (i) provide
ring fenced funding te finance energy efficiency projects
across the standing portfolio.

ealising the

ORealising th
potential of
our Campuses

O Praogressing
value accretive
development

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

ESG criteria assessed as part of acquisitions:

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

In the cantext of this due diligence, British
Land would anly buy low-raled assets with a
view toward future redevetopment into high
quality, sustainable space. To manage specific
risks like flood, where necessary formal Flood
Risk Assessments are funded as part of the
acquisition’s due diligence.

O Progressing
value accretive
development

O Targeting the
opportunities in
Retail & Fulfilment

O Active capital
recycling

Resilience to 2020-2030 scenarios
Physical risk:

In the current climate, based on an
assessment of physical hazard exposure
by Willis Towers Watson, our partfolio’s
expasure fo high flood risk is limited 1o
3% of properties [by insured value).

We consider resilience to long term flocd
risk through the requirements of the
‘Climate Resitience’ section of our
Sustainability Brief for Developments
and Cperations.

Transition risk:
Through our Pathway to Net Zere and our

2030 environmental targets we have a clear
plan to improve the energy efliciency of our

paortfolio which will resull in the upgrading
of EPCs in line with the proposed

2030 MEES threshold. Our internal carbon
levy coupled with aur Transition Vehicle
provides the company with a formal price
of carbon and iniroduces a governance
structure which supports aur focus on
seeking high quality offset credits while
managing cost risk.

Tramnsition opportunities:

Qur development pipeline’s use of NABERS

energy star ratings and the upgrading of
existing assets as part of our Pathway te
Net Zero will support British Land's ahility
to generate higher rents, as occupiers

are prepared to pay a premium for more

sustainable space. Our assels’ sustainability

credentials will be further evidenced

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

porifalia - driven in part by our Sustainable
Finance Framework.

Resilience to post-2050 scenarios
Physical risk:

In the two post-2050 scenarios assessed,
only flood risk was assessed 3as ‘material’.

In the two degree scenario [RCP2.4), 3%
of our properties [by insured value] are
exposed Lo high flood risk.

In the four degree scenario (RCP8.5I,

the tagh emissions scenario where no
addilional action is taken 1o prolect assets
or Londen, exposure to high fleod risk could
be up to 15% of insured value.

We cansider resilience to long term floed
risk through the requirements of the
‘Climate Resilience’ seclion of our
Sustainability Brief.

1. Cur Suslainability Brief for Developments and Cperations is available online and can be found at britishland com/Sustainability-Brief
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLQSURES (TCFD] continued

Risk management

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

Dur risk mapping process allows us to
determine the relative significance of

principal risks. As part of the ‘Environmental

Sustainability’ principal risk category,
climate change is monitored by the Risk
Committee, chaired by our CFQ. with
reporting to the Audit Committee and
ultimately the Board. For specialist
analysis, British Land engages expert
advisors notably Willis Towers Watson
who undertook the quantitative scenario
analyses. We determine the materiality of
potential risks lincluding climate-related
risks) using the corparate risk thresholds
noled on page 52.

“Our risk register tracks: Lo

i. Oescription of the risk (identification]

ii. Impact-likelihoad rating |evaluation
enabling prioritisation|

iii. Mitigants [mitigation)

iv. Risk owner |[monitoring]

As part of our operational process,

we maintain assel plans which include
provisions far identifying climate-related
risks and opportunities, such as flood risk
assessments and audils to identify energy
saving appertunities. Qur sustainability
checklist for acquisitions sets out our
environmerlal criteria for acquiring a new
property, including energy efficiency and

flood risk categories. OQur Sustainability
Brief tor Developments and Operations
sets oul our envirenmental criteria for new
constructions and renovations, including
requirements for energy efficiency. flood
risk, materials choice and embadied
carbon reductions.

The Sustainability Committee -

compased of senior managers from
across the business - meets quarierly.
This committee, chaired by the Chief
Qperating Officer, is a key forum far
discussing climate-related risks and
opportunities at the operalional tevel

and ensures we remain on track to

deliver against our lang terr sustainability
objectives. Additionaily, for energy and
emissions savings opportunities identitied
at asset level, staff can direcity submit an
internal application for funding from the
Transition Vehicle, which funds our standing

_ partfolio’s low-carbon transition through

ahinternal [évy 6n the embodied carban
in our developments.

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

QOur process for mitigaling, accepting
and controlling principal risks, including
climate-related risks, is set out on
pages 84-94 of this Report. We prioritise
principal risks threugh our corporate
risk register and risk heat map.

The impact-likelihood rating, which is
evaluated during risk identification, 15 our
orimary metric for prioritising risks. As a
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principal risk category, climate change risks
are logged in our corporate risk regisler
with key changes reviewed quarterly by

the Risk Commiitea, which comprises

the Executive Committee and senior
management. The Board is ultimately
responsibte for and determines the nature
and exlent of principal risks it is willing

1o take to achigve ils sirakegic objectives.

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

risk management.

_ Climate-related risks are identified

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

pages 84-94 of this Repart. We consider
climate change within our "Environmentat
Sustainability” risk, which was added as a
standalone principal risk last year to reflect
its sigrmficance te both our business and
our cuslomers.

Also, the external aspects of climate-
relaled risks are incorporated within our
‘Major Event/Business Disruption” and
‘Politicat, Legal and Regulatory grincipal
risks. We define principal risks as thase
with a substaniive financial or strategic
impact on the business, medium/high
liketihood of occurrence and medium/high
potential impact on our performance. Our
integrated approach combines a top-down
strategic view wilth a camplementary
bottom-up operational process.
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Metrics and targets

Please see our Sustzinahility Accounts' for British Land’s full set of climate and energy performance reporting and SAS8 metrics.

(a) OQur metrics to assess climate-related risks and opportunities in line with our strategy and risk
management process.
Climate-related risks [KRIs)

2022 202) 2020
Policy and legal? Risk &3 EPCs rated A (by ERYI . 2 2% ’5
EPCs rated B {by ERvI kLA
£PCs rated C |by ERV) 34
EPCs rated D [by ERV| 20 Al 70
EPCs rated E (by ERV] 7
EPCs rated F |by ERYI 1 5 5
EPCs rated G |by ERV] 2
Extreme weather Risks #1 Percentage of portfalio located in 100-year flood zenes
and #4 {% by total insured valua) 3% nr ar
High flood risk assets with flood management plans (% by value] 99% 99% 100%
2. 2020 and 2021 hy licor area and not ERV,
. Climate-related cpportunities (targets and KPIs) - : : : e A
- o 2022 202 2020 I
Resource Risk #2 50% improvemnenl in embodied carbon intensity of majar office
efficiency developments completed fram April 2020 (kg CO:e per sqml 6§32 5408 -
Opporiunity  79% improvement in whole building carboen intensity of the managed
#1 partfolio by 2030 vs 2019 [Offices) 37% 41% 23%
259% improvernent in whole building energy intensity of the managed
portfolio by 2030 vs 2019 [Offices) 28% 3% 16%
Energy sources  QOpportunity  Electricity purchased from renewable sources %] 93% 98% 9%
#1 On site renawable energy generation (MWht 1.731 1,907 1,763
Products and Opportunity  Portfolic with green building ratings [% by flogr areal L4&% 27% 24%
services #1 Developments on track for BREEAM Exceltant or higher (% by floor
‘ area, excludes residential) 97% 97% 81%
Percentage of gross rental income from BREEAM certified assets .
[managed portfolinl 64% 53% nr
Risk #2 Internal price of carbon {E per tonnel £60 £40 nfa
3. 2021 figure includes Retait and Residential developments,
(b) Our Scope 1, Scope 2, and {c) Our targets used to Complianoe statement
Scope 3 greenhouse gas (GHG) manage climate-related
emissions, and the related risks.  risks and opportunities and British Land confirms that:
Our greeshouse gas emissions and performance against targets_ i. we believe our climate related financial
assaciated energy consumption data is Our full sel of sustainability targets are disclosures for the year ended 31 March
available in the Streamtined Energy and detailed in the Sustainability Accounts 2022 2022 are consistent with the Task Force
Carbon Reporting [SECRI section of this found 3t brilishiand.com/sustainability- on Climate-related Financial Disclosures
Report pages 58-59. reporting. Qur headline net zerg targets are ["TCFD"} Recarnmendations and
listed in the Opportunities table above under Recommended Disclosures [as dafined
‘Resource Efficiency’, ang our net zera- in Appendix 1 of the Financial Conduct
aligned science-based targsts are Authority Listing Rules,
reported on page 44. ii. ourannual disclasure is contained
in the pages above, please see our
Sustainability Accounts 2022 for
more detailed data disclosures and
our website for the sustainability
policies referenced,
fil. we believe that the detail of these
climate related financial disclosures is
conveyed in a decision-useful format
1. Our Sustainability Accounts are available online and can be found at britishland.com/suslainability-reporting to the users of this report.
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STREAMLINED ENERGY AND CARBON REPORTING {SECR)

Greenhouse gas reporting

2022 in review

Context

RE 100 and procuring renewsble energy

The British Land Company PLC 00621920

Covid- 1% has significantly afiected our portfolio energy and carbon
performance, with 37% and 28% reductions in carbon and energy
intensily versus our 2019 basetine (Qffices]. These reductions
primarily reflect the impact of the pandemic and related
government restrictions,though we have delivered initialives

ovar the last year, notably at Exchange House [page 41}

British Land has been a signatary to RE100 since 2016, which
commits us to procuring 100% renewable power.

This year, 20% of tandlord procured enecgy was from renewable
sources. While our proportion of renewsahle gas rose 0 85% this
year, renewable power dropped to 93%. This reduced from last
year primarity due ta the impact of onbaarding new assets where
it may lake time to transfer these assets onto a renewable tariff.

Funding the lgw-carbon transition

Operational perfarmance

Our innovative internal carban-ievy, applied o the embodied carbon
af our commatied developments, and cur £5m annual float continue

to generate funding for our transition te net zero [currently £15.6m).

This year the transition vehicle funded a chiller replacement at the
London office Broadwalk House. The new chiller is expected ta be
twice as efiicient and offer improved control capabilities compared
1o the previeus one. The vehicle has forward funded this project,
which will be repaid through the service charge. To date. the
Transition Vehicle has approved funding for three energy efficiency
projects expected to save 1.2m kWh and £0.2m annually. Following
our recent programme of net zerp and energy efficiency audits, we
expect to accelerate project funding from 2022/23 as we implement
the recommendations of these audits.

British Land continues to operate its energy management
system, which includes formal 1SO 50001 accreditation at

commercial offices.

Qver the past twa years, we completed detailed nel zero audils
at 29 assets including the creation of CRREM pathways for rach
assel. Additionally, we conducted energy efficiency reviews at

more than 10 additienal assets.

Through cur develapment pipeline, we are designing a path
to best practice operational efficiency, with our 1 Broadgate
development an track to reduce energy inlensily to one-sixth

of the previous building’s.

Absolute emissions Scope 1and 2:

Year ended 31 March

Greenhouse gas emissions — intensity

2022 2021 2020

Officas tC0ze per sgm
Shopping centres* tCOe per common
parts sqm
Retail parks* tC{0;e per car
park space

Shopping villages
Retail, high street

Tetal portfolio
intensity

tCOze per gross

rental income (€m)

0.071 0.067 0.087
2.030 0021 0.031

0.029 0.032 0.040
To be reported in future years

To be reparted in future years -

37.16 34.03 38.05

Location-based methodology

Market-based methodology
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Scope 1 and 2 emissions and associated energy use

The British Land Carnpany PLC 00421920

Tannes CO-e MWh
Year ending 31 March nn 2023 2020 2022 20 2020
Scope 1{fuel cornbustion]: 6,209 6,292 5327 34,582 33,759 30.715
Scope 1 frefrigerant loss): 744 411 418 - - -
Scope 2 [purchased electricityl: Location-based 12,685 12435 15373 40,311 55778 62,950
Market-based 1,423 839 665 - - -
Total Scape 1 and 2 emissions and associated energy use l.ocation-based 19,638 19,098 22318 94,893 89537 93,665
Markei-based 2,941 2,121 7.615 - - -
Proportion of Scope 1 and 2 emissions assured by an independent third party 100% 100% 100% 100% 100% 100%
Proportion that is UK-based 100% 100% 100% 100% 100% 100%
Scope 3 emissions
Tonnes Cd:e
Year anding 31 March 2022 2021 020
Purchased goads and services 15,762 15,834 nr
Capital goods 20,565 28.180 17,505
Fuel and energy related activities [upstream) 5,864 4,184 4873
Waste generated in operations 243 126 351
:Business travel- s~ - o c— a0 e an 41 1.4 200
Emptoyee commuting 248 418 194
Downstream leased assets Location-based 113,691 81369 138,162
Propartion of Scope 3 emissions assured by a third party 100% 100% 100%
Total Scope 1-3 emissions Localion-based 176,053 149212 183,513

Accounting treatment of biogas

To reflect our pracurement of renewable gas. we report a Scope 1 fmarket-based) hgure to reflect the lifecycte benefits of biogas.

In this market-based calculation, we use the UK Government's biogas factor which includes CH, and N;0 emissions bul zero-rates CO;
emissions due to CO; absorption that occurs dusing the growth of biogas feedstock. However, as noted below. bicenergy feedstocks do
produce C0; emissions during combustion, so the ‘combustion emissions’ are provided below for full transparency.

UK lactor 2022 total
Biogas (kg CD:e per kWh| ftannes COze)
Net emissions |excl CO;! 0.00022 7
Combusticn emissions lincl C0,) 0.19902 5,499

Our methodology

- We have reported on all emission sources required under the Companies Act 2004 [Strategic Report and Directors’ Reports)
Regulations 2013 and the Campanies [Directors’ Report) and Limited Liability Partnerships [Energy and Carbon Report] Regutatians
2018 |'the 2018 Requlations’l. These sources fall within our consolidated financial statements and relate to head office activities and
conirolled emissions from our managed portfolio. Scope 1 and 2 emissions cover 94% of our multi-let managed portfolio by value.
We have used purchased energy consumption data, the GHG Protocot Corporate Accounting and Reporting Standard [revised edition]
and emission factors from the UK Government's GHG Conversion Factors for Company Reporting 2021,

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

- Grass Rental Incame [GRI| from the managed partfolic comprises Group GRI of £345m {2021: £382m], plus 100% of the GRI generated
by jaint ventures and funds of £316m [2021: £299m]. less GRI generated assets cutside the managed portfolio of £50m [2023: £117m|.

- For full Scope 3 greenhouse gas reporting, see the British Land Sustainability Accounts 2022 at britishland.com/sustainability-reporting
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NON-FINANCIAL REPORTING DISCLOSURE

Non-financial reporting disclosure

The British Land Company PLC 00621920

Men-financial area/Deseriplion Rigk
ol husiness model areas’ Policies Purpase and scope Qpecalion and outcome
Financial Crime 1 Anti-Bribery and - Details the expected conduct of all These robust policies around financial crime

Campliance

We operate a zero-
tolerance approach to
bribery, corruplion and
fraud. More information
is available in the Audit
Commitlee report

on pages 120-126.

[N

Corruption
Policy

British Land stalf with respecl to
relationships with suppliers, agents.
public officials and charitable and
pobtical arganisations

Qutlines staff responsibilities regarding
the reporting of any breaches and
details consequences of breaches
for staff and the Group as a whole
Provides for staff training and
communication araund the policy
as well as monitaring and review

by managemenl

comphance reflect aur zero-tolarance approach to
such activity both in and around the business: they have
been drafted to provide far education and manitoring

in addition to deterrence and prevention. The policies
are accessible by ali employees via the intranet and
mandalory training is required for all stalfin relation

to them Qur whistleblowing service can be accessed
by all employees should they prefer te raise a concern
anonymausly insiead of with thewr line manager. This i
an independent and confidential telephone service and
web portal. British Land carnes out due diigence on
counterparties te comply with legislation on maney

Anti-Fraud
Policy

1

Provides for fraud prevention training
for all British Land staft and requires
staif participation in any fraud risk
assessments undertaken by the
Group where relevant
Ouilines-protocol for ihe reporting

of suspected fraud with reference to
the Group's Whistieblowing Palicy

Whistleblowing
Policy

Provides contact details for the Group's
third-party whistleblowing service
Outlines the types of cancerns

thal can be reporied ta the
whistleblowing service

Details safeguarding measuses in place
far staff and oullines how ihe Group will
respond in cases of whistlebtowing

laundering and to enable it lo consider how a
transaction with the counterpartly may reflect
on British Land's reputation,

The General Counsel and Compoany Secretary has overall
responsibiity for all four policies, These policies are
requiarly reviewed and approved by the Audit Commitiee
and any matters raised under these policies are subject to
extensive investigation by ithe Company. Reqular updates
are provided to the Audit Committee regarding fravd and
whistleblowing maiters.

Anti-Money - bists ‘red flags’ detailing the kind of

Laundering suspicious aclivity that may indicate

Policy an attempt to aunder money

- Details monitoring and review
pracedures under the policy

Environmental 46,8 Sustainability - Provides for sustainable decisions to Our Sustainability Policy and Brief were
Matters Policy be our “business as usual” approach comprehensively updated in 2020. Our overall
Qur long term ~ Qutlines sur 2030 Sustainability commitment is o take decisions which are
commitment to Strateqy: our goal of making our whale environmenially and socially intetligent and make
suslainability and porifclio nat 2ero carbon as well as sound financial sense. Our imernal carbon lavy of
minimising ous growing social value and wellbeing in €40 per tonne af embodied carbon in developments is
environmeantal the communilies in which we operate rr-fzviewsd arl\nually to er\suree:jha! environmental impact
irmnpact is one of British — - " —- af our developments is casted intg their budgets. We
La:d's key dilferentiators. g‘:i‘i‘f'“ab'l"‘f = 2:']_9;:9‘:'“ our 2030 Sustainabitity participate in key ESG indices to demonsiralge our

As occupiers focus on
minimising their carbon
fagtprint, our ability to
deliver more sustainable
space is a key advantage.
See pages 22-23 and
pages 38-59

Gves effect to our Sustainahitity Palicy
Sels aut our sustainability ambitons and
the KPIs and standards required ta
achieve them

progress and we publish social and environmental
perfarmance data annvally.

Dur Head of Developmenis and Head of Broadgate have
overal! responsibility for pur 5 inability Briel, and ur
Chref Operating Qflicer has oversti respansibitity far our
Sustainabitity Policy.
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British Land recognises the
importance of respecting
hurman rights and has

been a signatory la the

UN Global Carmpact since
2009. We are committed

to the responsible
management of soctal.
ethical and environrmental
issues across aur supply
chain. For further
infermation about our
activities in this area, see
our Sustainability Accounts,

of Canduct

Stavery and
Human
Trafficking
Staternent

- Indicates higher risk areas including the
procurement of specilic materials and fair
treatment of workers on construction sites

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

- Dur anli-modern slavery training is
mandatory for all directly emplayed sta#f

Nuon-financial areafDescriplion  Risk
of business model areas' Policies Purpuose and scope Dperslion and sutedme
"social Matters - 6,89 Sustainability See above A commitment ta good social practices has long been
British Land has long | Pelicy high on our agenda, and we place great impartance
recogn_lsed that a Sustainability See above on the way we wgrk with communilies. suPpllers_ and
commitment to gaod Brief partners. We believe that communicalien is key in
sacial practices is essential ensuring we meet aur social abligations, and by listening
(0 the way we operate; as LocalCharter - Oullines five key locus arsaswherewe are (o the needs and concerns of our staff and cammunities
occupiers increasingly active in local communiiies: coonection we are better able to provide an environment that s safe,
consider the contribution with local cammunilies: supporling inclusive and welcoming, The imnpact of Cowd- 19 has
they make to society, our educational initiatives lor local people; ncreased our focus on supporting mental wellbeing
ability to support themiis an supporiing local training and jobs; which is effected through reqgular outreach and
advantage. See page 42-45. - supperting local businesses; and engagemeni with cammunities, occupiers and stalf,
‘ ’ canlrlhlunng to lng:al people’s Gur Chief Operating Gfficer has overali responsibility for
wellbeing and enjoyment our Local Charter: aur Head of Pracurement has overall
Supptier Code - Qullines standards required of our respansihility for our Supplier Cade of Conduct: and gur
of Conduct suppliers in a number of areas, including Head of Developments has overall respansibiiity for our
but ot limited o health and safely; Health and Safety Policy. All health and safety reports are
warking hours; responsible sourcing; provided to the Risk Committee. These executives report
cammunity engagement; and to the CSR Committee lor their area of responsibility.
environmental impact
- Detaits our zero tolerance appreach lo:
child labour; forced tabour; discriminalion;
and bribery, fraud and carruplion
- Provides far monitoring, corrective
action and reparting under the policy.
Work practice audits are carried out on - -
ourhigh risk suppliers
Health and — Details how British Land will meet the
Safety Palicy requirements of the Health and Salety
at Work Act 1974
- Prowvides for necessary training
around display screen equipment
and manual handlng
- Oullines how health and safety matters are
managed for staff, colleagues, service
providers and others affected hy the
Company's undertakings
Employees 9 Employee - Sels aut mimmum standards required of British Land remains deeply committed to creating
British Land requires our Code of alt emptoyees in all their dealings in and an environment of fairness, inclusion and respect. Jur
employeas to act in ways Conduct on behalf of the Group corporate values underpin aur comemitment to equality,
that promote fairness. - Guwes effect to our core values of Bring diversity and integrity. We recognise that our workforce
inclusion and respect Your Whole Sell, Build far the Future, needs to reflect the communities we serve in order ko
in {heir dealings with - Listen and Undersland and Be create spaces thal are welceming to all, and our werking
colleagues, customers, Smarter Together practices and employment policies reflect the importance
suppliers and - Comprises a number af separale of social harmony in everylhin.g we dn_, This year we
business partners. paticies including but nat limited Lo, updated our mandatory d\_versﬂy arjd inclusion lraining
our Equal Opportunities Paticy: our for all stalf and have provided sessians on an.ll-raCISm
Disabled Workers Palicy; our Gender ;nd a!lyshlp aswell as suppor!mg our |r'1clu5|\.te netwarks
Identity and Transgender Policy; and in _:helr aciwilies celel?ralnng diversity - including )
our Bereavement. Compassionate P_rlde Manih, Black Histery Moplh, Earth Da?'_ Naticnal
and Emergency Leave Palicy Single Parent Dgyland Internanonql Wornen's Day. Our
ermnployment palicies are made available to celleagues
o the intranet and are reviewed annuatly.
The General Counsel and Company Secretary has overali
responsibility for aur empioyment palicies.
Human Rights 911 SupplierCode  See above British Land operates a zero tolerance approach to human

rights infringerments by any of cur suppliers, occupiers or
pariners. We carry out due diligence on ali parties that we
work with and require aur suppliers to demonstrate the
same commitment to the prevention of human rights
ahuses in their gperations. Qur Slavery and Human
Trafficking Statement can be found on our website and

is reviewed and updated annually tbritishland .com/
modern-slavery-actl.

1. Linkages to our Principal risks ¢an be found on pages 88-96.
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PERFORMANCE REVIEW

Market
backdrop

Macro-economic context

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

by 7.4% in the calendar year and by March
was §.2% above pre-Covid levels. However,
the combination of Cevid, Brexit and rising
energy prices has reduced capacity in

the econamy, putling pressure on prices
towards ihe end of the year. Inflation has
risen faster than expected, up 7% in March
2022 compared ta up 6.2% the previous
month and in response, interast rates have
been increased. Consumer confidence has
weakenet sincethe sGimmerwith concerns
around rising prices and the prospect of a
real income sgueeze weighing on sentiment
but unemployment has quickly recovered

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

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

London office market

The investment market has returned

to strong volumes wiih confidence
strengihening as the economy recevers
fram the pandemic and employees returned
ta the office. The period under review saw
more than E17bn of investment activity
across the City and the West End with
pricing strong refleciing pent up investor
demand and a lack of available stock. Prime
yields currently average 3.5% for the Wesl
End. stable over the year and 3.75% for

the City. an inwards shift of 25bps.

In the Central London occupational

market, take up rernains below its luny
term average, bul is recavering well
follewing very low levels last year. Take

up for the period was 9.5m sq ft far Central
London, more than double the 12 months to
March 2021. Technolegy, Banking & Finance
and Professienal Services [most notably
legall were the targest sources of take up.
Demand is clearly gravitating towards

the very best space, with an emphasis on
sustainability, wellness, shared and flexible
space and excellent transport cennections.
This part of the market is achieving
premium prices and vacancy is estimated
al under 4% compared 10 ¢.8% for the whole
market. In the context of & mere uncertain
macro environment with elevated input
prices, it is becoming apparent that more
projecls are being delayed and as a resull,
the supply pipeline is tight, with speculative
developments committed and under
construction [to 2026 representing 1.8
years average take up. Reflecting the
sirong preference for new and high quality
refurbished space, 32% of development
under censtruction is currently pre-let.

Retail market

Investment activity continues to be
dominated by retail parks, which have seen
volumes of £4.5bn in the period. compared
to £1 7bn in the 12 months to March 2021,
Confidence in the sector is strong, reflecling
lower occupancy costs for retailers and

the important role retail parks can play in
online fulfitment. In particular, the market
has focused on assels which are small-
to-medium in lot size and ofler secure,
sustainable income streams. As a resul,
average market yields have moved in
200bps over the year to 9%. The investrment
markei for shopping centres is slowly
improving as investors begin to see

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

in the pericd compared 1o £430m last year
and yields shifted out 25bps ta 7.75%.

The British Land Company PLC 00621520

After a challenging few years reflecting

ihe structurat shitt to online and impact

of Covid-19 there were signs of a pick up

in activity in retail occupational markets.
Aclivity has been skewed towards refail
oarks which are more afferdable and where
footfall and sales are near pre-pandemic
levels, and in seme cases ahead. However,
as we move into a more inflationary
environment, consumers will be more
focused on value and occupiers will need
to mitigate the impact of higher inpul cosls.
This will facus attention on the affordability
aof retail space which plays to the retail
park prapaosilion.

Logistics market

In logistics, investment volumes remained
very high at £18.90n over the periad, the
stronges! ever year of investrment activity.
Strong occupier demand, underpinned by
structural trends in e-commerce has led
to attractive rental growth which continues
ta appeal to long income investors, In the
occupational market, take up in London
and the South East was c.Bm g ftandin
London, demand is particularly broad
reflecting the emergence of "quick
commerce” and “dark kitchens”, although
take up is limited by available stock with
vacancy low at arcund 1.5%. [n these
cases, central locations are critical to

the occupiers” business medets and

are commanding a Fenial premium as a
result. Forecast rental growth in Landon
is expected to average over 5% p.a. over
the next five years,
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PERFORMANCE REVIEW continued

Business
Review

Porttalio vatuation

£10.467m

Occupancy’!

96.5%

Weighled average lease length to
first break

5.8 yrs

Total property return

11.7%

Lettings/renewals [sq ft] over 1 year

29m

Qn a proportionally consolidated basis including the
Growp's share of joint ventures

1. Where occupiers have entered CVA or
administeation but are stitl liable for rates, these
are treated as occupied. If units in admiristration
are trealed as vacant, then the occupancy rate
would reduce from 96.5% 0 95.6%.

Portfolio performance

The British Land Company PLC 00421924

Valuation Total property
{ ERY n Yielq snift return
At 31 March 2022 £m % % bps %
Campuses 5967 5.4 0.0 (111 85
Central London 6,460 46 0.1 11} 1.7
Canada Water &
other Campuses 436 12.9 8.4 +1 17.0
Retail & Fullilment 3,500 9.9 2.8 {97} 191
Retail Parks YRRTA 20.7 2.0 {151 34
Shapping Cenlres 8§00 6.1 5.3 +3 14
Urban Logistics 219 0.0 53 (751 8.3
Total 10,467 6.8 11.21 142) 11.7

See supplemeniary tables for dejailed breakgewn.

The value of the portfolio was up 6.8%
driven by an exceptionally strong year
far Retail Parks and a good performance
across our Campuses.

Retail Parks delivered a valuation uglift

of 20.7% driven by yield compreassion of
i51bps reilecting a strong investment
market and improving occupational
market given their relative affordability
and compatibility with ontine retail. This
fully offsel an ERV decline of 2.0% which
was weighted tawards the first hall.
Shopping Centres also saw some mild yield
campression in the second half. reversing
the previous irend and there are signs that
rents are stabilising with the rate of ERV
decline moderating in the second hall;
overall shopping centres were down 6.1%
invatlue, Urban Logistics was flat on the
year with sirang yield cantraction and
ERV grawth of 6.3% offsetting purchasers’
costs which drove a negative movement
in the first half: excluding the impact

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

our West End and City partfelios delivering
uplifts of 4.5% and 4.7% respectively. These
performances were driven by our (easing
activily, in particular the Meta letling

at Regent's Place and progress-on aur

1 Broadgale develapment which is now
fully let or under option on the office space.
Bo1h portfalios benefitted from some mild
yield compressian with investment markets
strengthening past pandemic. Campus
developmenis were up E201m, {+11.7%)]
including a very strong performance at
Canada Water of 18.3% reflecting the new
joint venlure agreed with AustralianSuper
and progress on Phase 1.

Campus offices outperfermed the MSCY
benchmark for All Offices and Central
London Offices by 150 bps and 100 bps
respectively on a total returns basis.
Retail outperformed the MSC| All Retail
benchmark on a total returns basis by
510 bps due to our weighting lowards
retail parks. Reflecting the continued
strength af industrials, aur portialio
averall underperformed the MSCI ALl
Property total return index by 790 bps
over the year.



Capital activity

The British Land Company PLC 00621920

Retan &
Campuses Fulfilment Tatal
Fram 1 April 2021 Em £m £m
Purchases 02 445 747
Sales! 11,043} [1171 (1.180]
Devalopment Spend 205 3 208
Capital Spend 28 10 38
Net Investment {728) 541 11871
Gross Capitat Activity 1,398 775 2,113

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

1. Inctudes 75% sale of majority of assets in Paddington Central for £694m which exchanged postyear end and St Anne's [£6m] which exchanged prior to 1 April 2024,

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

The scale of our activity reflects our strategic
priarity o more aclively recycle capital and
this has been achieved with £1,180m of
sales and £747m invested into acquisitions
in retail parks, urban logistics apportunities
and assets aligned to innovatian and grawth

outside of Lenden: - -~ - - - -- -0 --

The most significant transaction, which
exchanged post year end in April 2022, was
the sale of a 75% interest in the majority of
our asseis at Paddington Central to GIC for
£694m, this was 1% below September 2021
book value and represented a net initial
yietd of 4.5%. The transaction, which is
expected to complele within two months,
establishes a new venture, with ownership
split 75:25 for GIC and British Land
respectively and the partners having joint
control. The 5 Kingdom Street development
site and the Novotel at 3 Kingdom Street
currently sit outside the structure but GIC
have options over hath assets. At 5 Kingdom
Street, their option [which is over a 6 month
period] enables thern to acquire 50% of

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

at prevailing market value, via the first joint
venture within five years. We will continue to
act as development and asset manager for
the campus, earning fees. During the year,
we also sold 3 50% share in the Canada
Waler Masterplan for £290rm to
AustralianSuper, representing a 12%
premium to the 30 September 2021 book
value after taking into account capital
expenditure. Again, this transaction
provides the opportunity lo leverage pur
operational platform as we will act as the

asset manager and development manager
for the scheme for which we will earn
fees. Other disposals included £79m of
residential sales, of which Wardrabe Court
accounted for E70m, averatl 6% ahead of
book value and £117m of retail sates of
which the Virgin Active at Chiswick was
£54m, overall 9% ahead of book value.

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

to deliver a multi-storey urban lagistics
hub for Central and West Londan. The
warehouses, which sit within the M25, close
to the M1 and guiside the Narth Circular,
are ideally located for vehicles coming into
London and subsequently out for delivery.
We are working on feasibility options far the
site and expeci to achieve vacant possession
in 2027. In the meantime, we are working
towards outline planning consent and
managing the asset which offers
considerable reversionary potential.

We also acquired a develapment site on
Verney Road in Southwark for £31m. This
comprises tow rise industrial buildings aver
two acres and is located on the Old Kent
Road [42] providing excellent access to
Central Lendon as well as the M25 The sile
offers immediate redevelopment potential
for 3 multi-storey urban logistics schemes,
subject to planning. This follows
acquisitions in the first half, including
Heritage House in Enfield. an existing
warehouse we plan to intensify through
redevelopment as well as Thurrack
Shopping Park and Finsbury Square Car
Park where we have an opporiunily to
repurpose the existing sites into urban

logistics hubs. Qur latest acquisitiens bring
the gross development value of our urban
logistics pipeline to £1.3bn with an average
IRR frem acquisition of 15%, which is at
the top end of aur target range of 10-15%.

Wa also acquired further assets targeting
the value opportunity in Reiait Parks
totalling £350m lincluding Thurrock
Shopping Park which has logistics
potential). This includes the remaining
units in HUT, acquired for £148m and three
shopping parks in Farnboreugh, Reading
and Enfield [adjacent to cur Heritage House
warehouse]. These represent opportunities
where we expeck to deliver attractive
financial returns utilising our asset
management expertise which has

played out well this year.

In Campuses, we acquired £102m of assets
aligned to innovalion sectors including The
Peterhouse Technelogy Park in Cambridge
for £75m representing a NIY of 4.15%.

This 8.25 acre site just outside the centre
of Cambridge comprises four buildings
covering 140,000 sq fl and is fully let te
technology business ARM far its global
headquarters. The buildings are held on a
long leasehold with significant reversianary
poiential and benefit from their location

in an ermerging part of south Cambridge,
close to the Cambridge Biomedical
Campus. We also acquired The Priestley
Centre in Guildford on Surrey Research
Park for £12m and adjacent Waterside
House for £15m giving us a combined
fooiprint in Guildford of over 11 acres.

This provides an opportunity lo deploy

aur Carmpus proposition and development
skills to deliver high guality space for the
innovative industries in this affluent town,
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PERFORMANCE REVIEW continued

Sustainability

We have maintained our firm focus on
delivering our 2030 sustainabilily ambitions.
Ttus year we were delighted to retain our
GRESB 5 star rating as well 25 gur AAA
rating from MSCl and A- trom COP. 100
Liverpool Street, our hirst net zere carbon
development, has continued {0 pick up
industry accolades for its susisinability
credentials including Green Building Praject
of the year in the BusinessGreen Leaders
awards, Project of the Year at the Building
Awards and most recently a Civic

Trust Award.

Net Zero

We are delivering against the cammiiments
wa sel gulin our Pathway to Net Zero, our
readmap to achieving a net zerg carbon
portiolio by 2030, We conduct whole

ufe carbon assessments on all our
developments and refurbishments and we
are currently forecasting that embodied
carben an gur alfices developraent pipeline
will be 632kg CO; per sgrm including
completed developments. This compares
well to aur 2030 target of 500kg COse per
sqm from a baseline of 1000kg CQO,e per
sqm, which was the industry benchmark at
the launch of our straiegy. We completed
our sacond net zero carbon development at
\ Tritan Square which achieved a BREEAM
Qutstanding rating. Like 100 Liverpool
Street, we were able (o re-use most of

the superstruciure, keeping the embodied
carbon on compieted developments low

at 408kg CO; per sgm. Residual embodied
carbon at 1 Triton Square was fully offset
through certified, nature-based solutions ~
a teak affgrestation project in Mexico and

3 community refarestation project in Ghana.

We made further development
commitments at Canada Water where

we are commitled ta achieving BREEAM
Qutstanding on all commercial space,
BREEAM Excellent en retail and 3 minimum
of Home Quality Mark 3* for residential.
Canada Water is a ground-up redevelopment,
s0 our abilily to re-use existing materials 1s
limited and our focusis on using the more
sustainable materials and processes.

Our use of Earih Friendly Concrete in the
permanent giling works was a UK industry
first and saved 240 tonnes of carbon
emissions. Other low carbon initiatives
include the use of cross laminated timber,
high recycled content in concrete, electric
arc turnace steel and recycled raised
access floors. As a result, embodied carbon
for the offices space at Al and AZ at Canada
Water is expected o be 682 kg CO; per sqm
and 444 kg CO; per sgm respectively. in tine
with our glidepath to 2030.

W¢ argalso an site at 1 Bréadgate, which
is expected to be in line with our 2030 oitice
targets for aperational elficiency of 95kWhe
per sqm on a whole buiiding basis and is on
track for 3 NABERS 5 star rating. Embodied
carbon on this building is above our 2030
target at 901 kg CO; per sqm, but we
continue to make improvernents throughout
the design and delivery process. At Norton
Folgate, which will be all eleciric, we are
adding roof tep solar panels and like

| Broadgate, it will be fulty smart enabled
fo optimise performance in operation,
delivering an estimated energy intensity
which is in line with the trajectory (o

our 2030 energy performance targeis.
Embodied carbon an this buitding is also
low at 434kg COze per sqm, reflecting

our ability Lo reuse the existing materials.
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MEES Legislation and EPCs

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

our olfices space is currently raled A or B '
fby ERV]. For the whole portfolio, 36% is
currently A or B rated, significantly above
the level of 29% in September reflecting

a nurnber of recertifications which have
captured improvernenis deliverad in recent
years. 70% of the portfolic is now A-C rated.
Ta meet our 2030 objectives and compty
with expected MEES legisiation requiring
our whole portfolic to be a minimum EPC B
by 2030, we appeinted external consultants
te conduct net zero audits identifying
epportunities to improve energy efficiency
and raise the EPC rating. These audits,
which covered 29 of our major assets have
naw completed. We expect that the total
cost for retrofitting the portfolio to be in the
region of £1D0m, which covers the standing

. portfolic and exctudes major developments

and refurbishments where energy efficient
fixiures and fittings are already incorporated
within our development briefs. This
investment will be focused on energy
effictent interventions which typically have
an altractive payback and in the current
environment, with energy prices escalating.
represent 3 compelling investment for
occupiers and we are already engaged in
productive conversations with accupiers
across the portfolio. Overall, we expect that
two thirds of the cost will be funded through
the service charge ar by customers directly,
While we are making good progress, we are
primarily focused on impraving energy
efficiency and reducing carbon intensity
which is how we will deliver on our 2030
targets of a 25% improvement in whole !
building energy efficiency and a 75%
reduction in operational carbon intensity,
both against 3 2019 baseline.



To fund any outstanding cosis relating to
these interventions, we have established
our Iransition Vehicle” comprising ring
fenced funds financed by our internal levy
of £60 per tonne of embodied tarbon in
developments supplemented by an internal
float of £5m. Total funding to date within
the Transition Vehicle is £15.6m.

Place Based approach

Our Place Based approach means
understanding the most important issues
and opporlunities in the communities
around our places and focusing our efforts
collaboratively o detiver the higgest impact.
Building on the research we commissicned
last year into the social and economic
situation around our assels, this year

we identified initiatives which larget key
local issues at each of our places. At our
Campuses. one of the most effective ways of
doing this is through our Community Funds
- a forum for connecting our cystomers
and lecal communities and supporting
arganisations who do vital work lecatly.
Following the success of the Regent's Place
Community Fund, this year we launched
funds at Broadgaie and Paddington Central
with 13 of our occupiers pledging £150,000.

Cne of our key initiatives this year was

the launch nf the New Diorama Theatre al
Broadgate, helping to bring people together
post Covid and suppoerting the revival of this
part of the City. NDT Broadgate is one of the
biggest free rehearsal and artist supporl
spaces in the UK. The 20,000 sq ft space

is provided completely free of charge for
independent and freelance ariists o use
and is cne of the highest profile artist
suppori projects in recent years. We

atsa announced a partnership with The
National Theatre to bring creative events
and experiences io our Campuses. This
involves menthly workshops led by creative
experts facusing on theatrical skilks and
axploring how these can be applied to
enhance the working day.

This year, Bright Lights, our skills and
employmenl programme reached aver
130 people through virtual empleyment
training and one-to-one supporl at two

of aur Campuses and six retail siles.

Over 60% of candidates have already
gained employment in a range of sectors.
Pregrammes we piloted this year and
plan to expand include ADcademy with the
Brixton Finishing School. Over 110 young
peaple locat to our London Campuses and
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Ealing Broadway took partin these online
workshups designed 10 develop skills in

the creative, technology and advertising
sectors, Fort Kinnaird's recruitment project
with Capitat City Partnership reached 128
beneliciaries with 80% finding employment.

We continued ta suppart the work of the
Natianal Literacy Trust, enceuraging 7,500
young people to read and bringing the total
number of children we have reached almost
56,000 since the launch of our partnership
in 2011. To support local businesses, we
provided affordabte space across five of our
priority assets, which included places such
as "Thrive” in Canada Water, a community
business hub providing warkspace and
rneeting rooms to help local start ups.

At Regent’s Place, through the Triton Café,
we provided space to BlackOut UK te run 5
events that provided peer supporl, learning
and debates for 75 black queer men.

Relflecting cur continued focus on diversity.
we were pleased to become the first real
estate organisation to achieve the Disability
Smart Standard, which is awarded by the
Business Disability Forum to organisations
whao can demonstrate a culture of inclusion
for all abitities.
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PERFORMANCE REVIEW conlinued

Campuses

Porttolio valuaticn [BL share)

£6,967Tm _

Dgcupancy

96.7% _

Weighted average lease length to
first break

7.0 yrs '

Total property return

8.5% _

Lettings/renewals [sq ft) over 1 year

1,243,000 -

On a propartionally consolidated basis including the
Group's share of §oint venlures, -
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Campus operational and
financial highlights

Campus value of £7.0bn, up 5.4% driven
by leasing activity and development
performance. Similar performance
fram City and West End assets, up

4.7% and 4.5% respectively

Strong performance from Canada
Water up 18.3% reflecting the joint
venture with AustratianSuper and
progress on Phase |

11 bps yield contraction, weighted
towards the City

Weighted average laase length extended
1o 7.0 years reflecting the completion of
1 Tritan Square and our leasing activity
ERV growth flal. Adjusting for changing
vatuation treatment underlying ERV
growth on our offices space was 1.5%
Like-for-like income up 2.5%, driven
primarily by strong leasing at Broadgate
and across Storey .

Strong rebound in leasing activity with
1.2m sq 1t deals Igreater than one yearl
driven by development lettings

Total lettings and renewals at 1.7m sq [t

inctuding 187,000 sq ft Storey lettings
Under offer on a further 318,000 sq fi,
including a minimum af 103,000 sq ft
at Nerton Folgate

Investrnent lettings and renewals over
one year, 5.4% abead of ERV

555,000 sq it rent reviews agreed 6.7%
ahead of passing rent adding £1.6m
o renls

Occupancy improved 1o 96.7%

Rent collection 100% for FY22

Campus operational review
Campuses camprises our three London
Campuses [Broadgate, Regent’s Place and
Paddington Centralf, as well as Canada
Water, aur recenily acquired asselsin
Cambridge and Surrey Research Park,
standalone offices and residenhal.

Qur London Campuses are located in some
of London’s mast exciting neighbourhoods
and benefit from excellent transport
connections with two of aur Campuses
direcily on the new Elizabeth line which
opens this month. Through our platform,
we deliver best in ¢lass space which meets
the highest standards of sustainability

and wellbeing, provides a wide range of
amenities and an engaging public realm.
Qur skill set across investment, teasing,
assel management, property managemeni
and development is transferable lo new
locations with occupiers focusing on space
which best supporls their busingss and
people, these advantages position us well
to attract a wide range af innavative,
growing businesses to our spaces.
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We benefit trom a3 diverse portiolio of high
quality occupiers focused on technology,
financial, corporate and media sectors.
Qccupancy is 94.4%, impraving 270bps
since March 2021 and we have collected
al( our rent for the year.

Broadgate

Total leasing activity covered 751,000 sq

ftin the year, of which 80,000 sq ft were

long term deals. We successlully let for

placed under option| all the office space at

1 Broadgale four years abead of tompletion

wilh Allen & Overy and JLL taking a

minimum of 254,000 sq ft and 134,000 sq

ftrespectively. The strong sustainability

credeniials of this building were a key

attraciion and in their press refease,

A&O commented that the building "will

contribule to an 80% reduction” n ther

annual London office carbon emissions.

We also compteted the affice letting at 100

Liverpaol Street, with Hudson River Trading )
taking 20,300 sq fL on level ten. Newly LT T e
refurbished space is tetting well with Braze,

2 custemer engagement platform, taking

49,900 sq ft at Exchange House and Maven

Secutilies, a proprietary trading firm taking i
38.000 sq fL at 155 Bishopsgate. Other

fettings include legal firm Jenner & Block

at 10 Exchange Square (13,000 sq ftl and

financial services platfarm Symphony at

135 Bishopsgate (7,200 sq it).

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

of Revolve at 100 Liverpool Street, an
inngvative cancept with guest chefs

and Shire, a aushi restaurant, building
Broadgate's reputation as a top culinary
destination. We have also let space at

155 Bishopsgale to Neai Burger (a plant '
based burger restaurant backed by Lewss
Harmillon], Nest la bar and restaurant run
by Urban Pubs and Barst, Black Sheep
coffee and Hawatan poké restaurant
Hani Paké.

We continue to invest in our buitdings

and are on sile with asset management
initiatives including the refurbishment

of 155 Bishopsgate four share £35ml,
Exchange House lour share £12.5m] and

19 Exchange Square [gur share £9mi, where
the first phase now completed. We take the
opportunity provided by (ease events to
re-invest in existing buitdings, to deliver
energy efficient interventions which raise
the EPC rating and refurbish the space,
ensuring that they are well positioned to
benefit as demand gravitates towards the
besl, mast sustzinable space. We also
completed public realm improvermnents

at Exchange Square. delivering 1.5 acres
of green space, inctuding amphitheatre
style seating and auiside events space
with a range of tree and plant life 1o
suppart biadiversity.



We refreshed our biodiversity framewark
for Braadgate, astablishing cur guiding
principies and identifying the key species
and habitats of relevance to the area. As
well as the public spaces, we have living
rools at seven locations with 12.800 sq i
of planted space to come at 1 Broadgate
and 3,000 sq ft at Norton Falgate. We

alsa taunched an occupier led and funded
Community Fund, replicating the successtul
Regent’s Place Community Fund where we
will wark together with our occupiers to
identify and address key local issues.

The Campus saw a valuauon gain of 5.1%
reflecting 16bps af inward yield shift and flat
ERVs, 100 Liverpool Street, which benefited
from inward yield shift and the expiry of rent
free periods, and 1 Broadgale, reflecting
significant letting activity, were the key
drivers of value. Broadgate occupancy

i5 98.7% up from 92.0% 12 manths ago.

Regent's Place

The key transaction in ihe year was the
letting of the office space at 1 Triton Square
to Meta which accounted for 315,000 sq ft
of the 388,000 =q ft of long term leasing
aclivity, Meta has expanded at Regent’s
Place and this deal is a testament to their
commitment to the Campus where total
occupation will be 435,000 sq ft. Dentsu
International wha had previously commikted
to taking 1 Triton Square will remain at 10
and 20 Triton Street {180,000 sq fi). Rent
reviews lotalled 231,000 sq {t overall, 8.9%
ahead of previous passing rent adding
£1.3mtorents.

Regent’'s Place is well located io attract
innovative and growth businesses locking
to cluster around the academic, scientific
and research instituticns in Londen’s
Knowledge Quarter. Reflecling this we
have signed life sciences business
Babylon Health (12,000 sq ft) and
Fabricnano (7,000 sq ftl both at
Orummond Street.
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In December 2021, we compieted the first
phase of our public realm improvemant
programme and we are underway with the
second phase. This will include ralling out
the biodiversity framewaork following the
model established at Broadgate.

The Campus was up 4.7% in value,
benefitiing from leasing activity at

I Triton Square and 10 Triton Street,
driving yield compression of 15 bps. ERVs
were marginally down 0,7%, parily driven
by a change in valuation assumptions at
10 Triton Street which no lenger assume

a refurbishment given Dentsu international
has recommitted to the building. Adjusting
for changes in valuation assumptions,
underlying ERV growth on our offices

was 3.0%. Ccecupancy is now 95.2%.

Paddington Central

Total leasing activity covered 154,000 sq ft.
of which the re-gear of the Novotel lease at
3 Kingdom Street accounted for 111,000 sq_
ft. We also renewed our lease te Iacipio
Group, who manage Pergola. the outdoor
dining concept at the 5 Kingdom Street
development site, covering 20,000 sq ft.
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PERFORMANCE REVIEW continued

The Campus saw a valuatian increase

of 1.7%, benefitling from the reqear of
Novotel at 3 Kingdom Streei and Vertex

al 4 Kingdom Street. offset by decline at

3 Sheldon Square where leases are coming
to an end and we are soon to commence
refurbishment. ERVs saw growth of 1.7%
with yields moving in Yhp. Qccupancy

15 99.6%.

Post year end we established a new joint
verdure at Paddingten Central, with GIC
owning 75% of the majority of assets and
British Land awning the remaining 25%.
The Novotel at 3 Kingdom Street and the

§ Kingdom Street development site sit
outside of the structure althcugh GIC have
options over both assets. We will cantinue
1o manage the Campus for which we will
earn fees and GIC are commitiad to our
future plans. This includes a comprehensive
upgrade of 3 Sheldon Square, where we will
deliver an all electric building, targeting a
BREEAM Excellent rating. This is estimated
o reduce operational energy consumption
and carbon emissions by over 40% per
annum. We are planning an extensive
upgrade 1o the public realm which will
transfarm the landscaping and have
commenced works at the amphitheaire
which will revitalise this central part of

the Campus.

Storey: our flexible workspace offer
Storey is an importani part of our Campus
propasition, providing occupiers with

the flexibitity to expand at shart natice or
to take ad hoc meeting or events space,
Itis present on all our Campuses and is
aperalional across 338.000 sg fi (¢ 5%

of Campuses]. Decupancy on stabilised

Canada Water Phase 1
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Rasidential units

Sqit Waorkspace  Retail 8 leisure {number| Tatal
Al 120,000 9.000 186 273.000 !
A2 185,000 65000 - 250000 '
K1 0 0 79 62,000 i
Total 305,606 74,000 265 585,000

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

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

100G Liverpoal Streel is fully iet with online
signature service Docusign taking 6.500
sq ft and the Levin Group. a health tech
recruiiment business going under offer
on the final unit post year end. Levin also
have 7,000 sq ft at 1 Finsbury Avenue and
have pre-let of all the Starey space al

1585 Bishopsgate comprising 23,000 sq ft,
again post period end. We are now fully
let at Orsman Road, with the Hamerton
Healthcare NHS Foundation Trust signing
for 18,100 sq i, representing half of the
space in the building.

Viewings are back ta pre pandemic levels
and bookings at Storey Club, which provides
ad hoc meeting and events space at 100
Liverpoot Street and 4 Kingdom Street,
have increased over the year. Rent
collection was 100% reflecting the

strength of Storey's customer base,

with the majority of occupiers being
UK/European headquarters, scale up
businesses or large multinationals.
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Looking forward, Storey will cease
operations acrass 27,000 sq ft at 3 Finsbury
Avenue and International House at Ealing as
we prepare those sites for redevelapment.
However, we are actively cansidering
opportunities for Storey on both gur
standing porifolio and new developments.

Canada Water

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

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

locat community.

The jainit venture is committed (o
developing Phase 1 of the Masterptan
covering 585,000 sq ft and to progressing
subsequent phases of the development,
with funding sptit equally between British
Land and AustralianSuper. The total
development cost of the entire project is
£3.8bn. It is expected to take ten years

to comgplete and should deliver  total
development value of £5.&bn of which the
commercial element accounts for £3.4bn
and residenhal the remainder. British Land
is targeting development returns of 11%
from commitment for Phase 1 and low
teens tor the whole project.



We have outline planning permission for the
entire scherne and are on site with Phase 1,
which comprises a mix of workspace. retail.
leisure and residential as set out below.

We are targeting rents on the warkspace

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

are both highly affordable relative to
competing schemes.

The joint venture's ownership is
consolidated into a single 500-year lease
with Southwark Council as the lessor. The
London Borough of Soulhwark have an
initial 20% interest in the scheme and the
ability to participate in the developmeant
up to a maximum of 20% with returns
pro-rated accordingly. They have elected
not to fully participate in Phase 1 but are
pre-purchasing the 7% affordable homes
al K1 and have part funded the 55,000 sq ft
leisure centre in AZ.

This year, we completed the instaltation of a
modular campus tor TEDI-Lendoen, a global
partnership with King's College Landon,
Arizona State University and UNSW Sydney.
Each module uses lightweight steel frame
bexes clad with insulation and reguires no
deep piles or concrete. At the end of its

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

the materials recycled. The 15,000 sqg ft
campus opened {0 the first cohort of
students in September and we are warking
with TEDI to deliver a permanent home for
around 1,000 students within the Canada
Water Masterplan. We see scope to expand
this modular approach which provides a
quicker route to market for businesses
looking to expand without the formal
commitrnent of a long term lease. We

are engaged in discussions to deliver a

life sciences enabled modular campus and
have interest from other higher eduvcation
providers. We are exploring a range of )
alternative uses across the Campus, uses
which align ta our wider strategy to focus
the business on growing sectors. Our
permission is detiberately ftexible so as

we move forward, we can iake account

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

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

This has been a challenging year for

many of pur community partners whom

we have continued to support through

the pandemic. We have strengthened our
built environrnent education and careers
partnership with Construction Youth Trus!
by bringing in a number of our suppliers on
the Masterplan including constructars Mace
Group, Aecom and Gardiner & Theabold.
Many of our suppliers have also contributed
their time to building The Paper Garden,

a pioneartng new community space for
young people. This is managed by Global
Generation, one of our communily partners
and will be the largest circular economy
build in Lendon.
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PERFORMANCE REVIEW continued

Retail &
Fulfilment

Parttolio valuation |BL share]

£3,500m

Qccupancy!

96.3%

Weighted average lease length to
first break

4.6 yrs -

Total property return

19.1%

Lettings/renewals (sq ft] over 1 year

1,523,000

On a proportionally Lansolidaled basis including the
Group's share of joinl ventures.

1. Where occupiers have entered CVA or
administration but are still liable for rates, these
are (reated as occupied. If units in administration
are treated as vacant, then the occupancy raie for
Retait would reduce from 956.3% to 94.5%.

Retail operational and

financial highlights

- Retail & Fulfilment portfalio value
at £3.5bn, up 9.9%, with Retait Parks
delivering an exceptional 20.7% uplift,
mare than offsetting a decline in
Shopping Centres {down é.1%]

- Yield compression of 97bps averatl,
driven by Retail Parks down 151bps
with yield expansion of 3bps for the year
in Shopping Centres, bul contraction of
4bps in the second hali

- ERVs down 2.8%; weighted towards
Shapping Centres, which are down 5.2%;
Retait Parks down 2.0%

- Like-for-like income down (.8%.
including the impact of CVAs and
administrations, tike-for-like income
was down 6.0%

- Like-for-like income up 6.0% on our
Retail Parks

- Strong leasing aclivity. with 1.5m sqg {t
deals greater than one year; 2.8%
ahead of March 2021 ERV and 21%
below previous passing Fent

- Total lettings and renewals at 2.2m sq f

- Strong pipeline with 679,000 sq It under
offer, 2.2% above March 2021 ERV and
7.6% below passing rent

- Further 555.000 sq ft of rent rewiews
agreed 0.2% above passing rent

~ Retail Parks occupancy 97.4% up 270bps,
reflecting strong leasing activily

- Footfalt and sales 91.9% and sales 98.4%
respectively of same period in FY20,
99.5% and 100.2% for Retail Parks

-~ 95% of FY22 rent collected

Retail & Fulfilment

operational review

Dperational performance

This has been a strang year for leasing
volumes, with total activity of 2.2m sq fL.
Deals over one year were 2.8% ahead of
March 2021 ERY, with a particularly sirong
pertormance from Retait Parks which were
5.9% shead of March 2021 ERV. Total lease
renewals covering 949,000 sq ft have tended
to autperfarm new letlings and were on
average 6.5% ahead of March 2021 ERVY.
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Cverall, transactions were 21.2% below
previous passihg rent as wa have priorilised
occupancy to deliver more sustainable rerits
which are reflective of the current market.
As a resuli, occupancy levels are high at
96.3%. We have an encouraging pipeline

of deals under offer totalling 479,000 sq ft
overall 2.2% ahead of March 2021 ERV.

Retail Parks, which account for §0% of the
Retail & Fulfilment portfolic have emerged
as the preferred format for retzilers. They
are well connected and affordable far
retailers meaning they play an important
role in a successful ontine retail strategy
facilitating click and collect, returns and
ship from store. Their lower occupancy cost
also makes them altractive to a broad range
of retailers. For example, we agreed three
deals in our Retail Parks with TK Maxx
covering 64,800 sq 1, three with Asda
covering 57.400 sq ft, two with The Range
{30,000 sq ft) and two with Poundlang
125,300 sq ). Footiall on our Retai! Parks
was in line with FY20 [which included two
weeks of closure due to Covidl and sales
were ahead.

Shopping Centres naw account for 23% of
our Retail & Fulfilment portfolio, with open
air covered schemes comprising 6% and
traditional covered centres 17%. We are
encouraged that the rate of ERY decline has
notably decelerated for shopping centres
and that yields on our portfolio contracted
marginally in ihe second half. With more
investors targeting prime shopping centres,
we beliave the outlook for the best centres
15 more altractive.

Following the acquisition of Heritage House,
Entield and the Finsbury Square Car Park
and including urban logistics oppertunities
on gur existing partfolio, Urban Logistics
now accounts for $% of Retail & Fulfilment.
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Footfall and sales recovered strengly follawing the reopering of indeor hospitality on 17 May 2021 and sales are now close 1o
pre-pandemic levels, with the shortfall in foutfall lLargety compensated for by an increase in baskel size, as set out below:

1 April 2021 - 31 March 2022

Benchmark

% of FY20 outperformance?®
Foatfall
- Portfolio 91.9% +1172bps
- Retail parks 99.9% +369bps
Sales
- Partfalio 98.4% nfa
- Retail parks 100.2% n/a
]’. Cernpared to the equivalent weeks in FY20 which includes two weeks ol closure in March 2020.

2. Faotfall benchmark. Springlioacd.

With maost Covid-19 related restrictions CVAs and administrations

litted befare or during the first quarter and  There have been relatively few new CVAs
only short term interruplions as a resultof  or administrations in the year with just

the Omicron variant, most of tur accupiers  fifteen units impacted, of which seven were
have been able to operate as hormal for the  unaffected, three saw rent reductions and

majority of the period. This is reflected in five stores closed. This resutted in €2.5m in
our rent collection which at 5% of rent lost contracted rent of which £2m related to
for the year is close to historic levels. the Virgin Active restructuring in May 2021,
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PERFCRMANCE REVIEW continued

Developments
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Current Cost to ERY
sqht Value complete ERV Let & under afler
At 21 March 2022 ‘0og &m £m m m
Recently completed 369 545 - 24.3 239 ;
Committed 1,682 487 648 60.4 1.2
Near term 1,925 219 943 766 -
Medium term 7,744
Total pipeline [ex. Recently Completed) 11,353 704 1,611 137.0 212

On a proportionalty consolidated basis including the Group's share of joint ventures lexcept area which is shown at 100%).

Portfolio

Progressing value accretive deveiopment
is ane of the four key priorities for our
business and a key driver of returns.

We target project IRRs of 10-12% and
altogether, expecl our development

-. pigeline to deliver prafits of around £2bn.
" We Bclivély TRanage the risk assaciated
with development by pre-letting space
where appropriate. We have made excellent
progress this year with our pre-letung
activity securing £13.7m of future rent and
post year and, we placed a further 103,000
sq ft under offer at our Norton Folgate
develepment, reprasenting another £7.5m

of rent. This brings total future rent secured  Qyr inflation forecast fbased on tender price

to £45m across our recently compteted
and committed pipeline of Z.1m sq ft
representing 53% of total ERV. Excluding
build to sell residential and retail space
which we will let closer to completion,

we are 0% pre-let or under offer by ERV.
Total development exposure is now 6.2% of
portfolio gross asset value with speculative
exposure at 4.4% (which is based on ERV
and includes space under offer|, within
oyrinternal risk parameter of 12.5%.

The majority of space in our development
pipeline is either income preducing or held
at low cost, enhancing our flexibility, so we
have attractive oplions we can progress as
and when appropriate.

The construction market has changed
significantly over the year. Initial increases
in raw material costs were due to the
cambination of supply chain issues,
sustained global demand and reduced
supply which were primarily Covid-19
related. Manufacturing closures,

reduced production and shipping provision,
combined with increased demand for raw
materials, such as iron ore and timber,
from China and the USA as they emerged
fram the pandemic pul upwards pressure in
input ¢osts. These price rises were initially
sheltered by contractars keen (o secure
pipeline; however, the levels of workload
and magnmitude of cost increases have
ingvitably pushed up tender pricing.

7%

Wholesale energy cost increases. shortage
of labour, increased cast of materials,
elongated supply prograrmmes and an
increase in construction actwity has

resulted in upward inflation pressure. These

issues were beginning ta reduce at the end
of 2021 and early part of 2022, with bath

- supply improving and costs decreasing.

This changed with the Ukraine war, which
has further destabilised the global supply
chain, removing Ukraine and Russian
goods and services from the market. This
reduction in supply, lagether with the spike
in energy prices resuliing fram the war,
elevated tender price inflation once again.

inflation) has increased to around 8-10% in

2022 from our previous forecasi of 4.5%, but

we expect that to moderate over the next
18 manths as wages and commodity prices
remain elevated but do noi increase al the
same rate. Qur forecast for 2023 and 2024
is around 4-5% (from 3.5%). We expect the
rate of increase to moderate and capacity
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to emerge as some development projects

in the market are deferred or cancelled.

We review inflatian drivers to ensure our

cantingencies and cost plans are robust to !
deal with the market fluctuations. Having

maintgined momentum an our development

programme throughout the pandemic,

we have been able ta place coniracts ° R
competitively and 91% of costs are fixed

on commjited developments. We have

built up excellent relationships with Tier 1

cantractars and throughaut our supply

chain so we are confident of placing

multually attractive contracts for gur

near lerm developments.

Higher land values mean thal returns from

London developments are more insulated

to cost inflation than development in other

parts of the country and we anticipate teing

able to achieve the modest increase in rents i
required to offsel any furiher cast inflation

above our base case.




Completed developments

We reachad practical completion of 1 Tritan
Square {349,000 sq fil in May. Embodied
carbon was low at 436 kg CO,e par sqm and
we offset residual embodied carben thraugh
certified schemes making this our second
net zero carbon developmant. The offices
space 1s now fully let to Meta.

Committed developments

Our commiited pipeline now stands at 1.7m
sq it following comrmitments at Canada
Water, Phase 2 at Aldgate Place and most
recently The Priestley Centre in Guildford.
The Priestley Centre is located on the
University of Surrey Research Park where
there is strong demand from innavation
sectors and we are an site with an 81,0600 sg
ft office development which will be partially
lab enatled.

At Canada Water, we are on site at the
-first three buildings covering 585,000 sq fi.
At is a 35 storey lower, including 186 homes
and 120,000 sq It of workspace; practical
completion is targeted for Q4 2024. A2
includes 185,000 sq ft of workspace as well
as the new leisure centre and K1 comprises
79 affordable homes. The London Borough
of Southwark are not participating in Phase
1 but will take ownership of the affordable
housing on compleiion and have part-
funded the leisure centre in A2. We expect
Lo sell the residentiat units in Al closer Lo
practical completion,

Phase 2 at Aldgate Place is our first build to
rent residential scheme. It comprises 139
premium apartments with 19,000 sq f1 of
best-in-class office space and 8,000 sq ft

of retail and leisure space. i1 1s well located,
adjacent to Aldgate East and beiween the
Crossrail stations at Liverpcol Streat and
Whitechapel. Works have now slarted on
site with campletion expected in Q2 2024.

We are atso on site at Norton Felgate and
1 Breadgate. At 1 Broadgate (544,000 sq 't}
we are fuily pre-lel or under option on the
office space to JLL and Allen & Overy.
Nortan Folgate is a 336,000 sq ft scheme,
comprising 302,000 sq ft of affice space,
atongside retail and leisure space creating
a mixed use deveiepment in keeping with
the histeric fabric of the area. We are under
offer on a minimum of 103,000 sq ft and
continue to have encouraging discussions
with a range of occupiers.
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Recently Completed and Committed Developments

Forecast

SLShare 100%sqft  PC Calendar ERV IRR

As at 31 March 2027 Sector g0 Year E£m' %

1 Triton Square Office 100 3469 Q22021 246.3 12
Total Recently Completed 369 24.3

Nortan Fotgate Office 100 336 Q42023 231 1

| Broadgate Office 50 544 Q22025 20.2 12

Aldgate Place, Phase 2 Residential 100 136 Q22024 6.0 10
Canada Water, Plot A1? Mixed Use 50 273 Q4 2024 33

Canada Water, Plot A2 Mixed use 50 250 Q3w S0, '
Canada Water, Plot K1? Residential 50 62 Q22023 -

The Priestley Centre Office 100 81 Q22023 2.8 22
Total Committed 1,682 60.4

). Estimated headiine rentat value net of rent payable under head leases [excluding tenant incentives).
2. The Londen Borough of Southwark has confirmed they will not be investing in Phase 1. but retain the
right t& participale in the development of subsequent plots up to a maxirum of 20% with their returns

pro-rated accordingly.

Near Term pipeline

Our near term pipeline covers 1.9m sq fit
and includes 2 Finsoury Avenue, where

we have planning for a 718,000 sq ft office
scheme. Embaodied carbon on this building
is projected to be market leading for a

high rise tower below 750kg CO;, per sgm
benefiting from the use of existing and other
recycted materials. We expect to stari on
site later this year. At 5 Kingdom Street,
we have consent for a 438,000 sq ft office
scheme; our ownership is currently 100%
but GIC, our new jeint venture partner have
an oplion to acquire 50%. Start an site is
expected in late 2023. At Meadowhall, we
have ouiline planning permission for our
604,000 sq ft lagistics scheme which we
expect to progress later this year.

Medium Term Pipeline

The further phases at Canada Water
account for 4.9m sq f1 of aur 7.8m sq ft
pipeline. At Euston Tower {578,000 sq Rl
we have an exciting opportunity to deliver
@ highly sustainable, substantial
redevelopment, targeting iife sciences and
other innovation businesses leveraging iis
lacation in Lendon’s Knowledge Quarter.
We expect ta submit planning next year.

British Land Annual Repert and Accounts 2022

Urban logistics opporiunities account for
2.3m sq ft of medium term opportunities.
At Thurrock, where we acquired the
Thurrock Shopping Park in the year, we
see an opgortunity Lo deliver 559,000 sq It of
logistics space towards the east of London
by repurposing two-thirds of the retail
space ang ulilising the site topography to
facilitate multi-level development. We see
further opportunities to intensify existing
buildings at Hannah Close in Wembley and
Heritage House in Enfield, with patential
ta deliver 668,000 sq ft and 431,000 sq ft
respeclively of well lacated, urban logistics
space. Both are in North Landon, within
the M25 and close to the North Circuiar.
In addition, we have two centrally located
opportunities at Finsbury Square and
Verney Road in Southwark allogether
totatling 213,000 sq f1. In addition
opportunities on our existing portfolio
include, Teesside where we have identified
299,000 sq ft of land outside of the retail
park we could potentially repurpose

for logistics.
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FINANCIAL REVIEW

Finance review

Year ended 31 March 2022 31 March 2021
Underlying Profit*? £251m £2001m
Underlying earning per share®? 27.4p 18.8p
IFRS profit/loss}t after tax £960m £01.083im
Dividend per share 21.92p 15.04p
Taial accounting return’ 14.8% 15 1)%
£PRA Net Tangible Assets

per share'? 727p 648p
IFRS net assels £6,733m £5.983m
LTv345 32.9% 32.0%
Weighted average interest rate 2.9% 2.9%

. See Note 2 within the linancial statements for definition and calculaiion.
2. See Table B within the supplementary disclosure lor reconciliations to
IFRS metrics.

3. See Note 17 within the financial statements for definition, calculation and
reconciliation to IFRS metrics.

. On a proportionaliy consolidaled basis including the Group's share of
joint ventures

. Following the sale of a 75% interest in the majarity of our assets at
Paddingion Central, LTV falls to 28.4% on a pro forma basis.

-~

w

Overview

Financial performance has smproved significantly following the
easing of Covid- 19 restrictions, Underlying Profit is ug 24.9% at
£251m, while underlying earnings per share [EPS| is up 45.7%

at 27.4p. Based on our policy of setting the dividend at 80% of
Underlying EPS, the Board have proposed a final diwdend of 11.60p
par share, resulting in 3 full year dividend of 21.92p per share.
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“Strong performance
across all financial
metrics.”

Bhavesh Mistry
Chief Financal Oificer

Underlying Profit

£m
Underlying Profit for the year ended 31 March 2021 201
Like-for-like net rent lincl. CVA and adminisirations) (8
Pravisians for deblars and tenant inceniives' 21
Nel divestment i8)
Developments {12
Netl adminisirative expenses & fee income {13
Underlying Profit for the year ended 31 March 2021 25%

1. The year an year impact of provisions for debtors and tenant incentives was
£91m. This reflects the difference between the £8m cradit to the income
staternent in the year {0 31 March 2022 las disclosed in Note 10 and 13 of
the financial staternents| and the £83m charge in the year 10 31 March 2021.

Underlying Profit increased by £50m, primarily due to the

significant reduction in provisions for deblors and tenant incentives.

follawing improved rent collection driven by proactive engagement
with occupeers and the lifting of Covid-19 related restrictions.

This was partially offset by the impact of properties entering vacant
possession ahead cf redevelopment, an increase in administrative
costs and the impact of CVA and administrations that occurred in
the prior year.

Net divestment decreased earnings by £8m in the year, Proceeds
from sales have been deployed inte our value accretive acquisitions
and ogur development pipeline. The recently compieted and
commilted schemes are expecied to generate an ERV of £85m,

of which 53% is already pre-let or under offer.

\FRS profit after tax for the year was £960m, compared with a loss
after lax for the prior year of £1,083m. The significant movermnent
year-on-year primarily reflects the upward valuation movement
on the Group's properties and those of its joint ventures,




Overall valuations have increased by 6.8% on a proportionally
conselidaled basis, resulting in an overall EPRA NTA per share
increase of 12.2%. Including dividends of 14 9ép per share paid
during the year. we have delivered a total accounting return

of 14 8%

Financing activity included the refinance of 100 Liverpool Street,
completed in June 2021, with the Broadgate joint venture raising a
rew £420m 5 year ‘Green Loan™ secured by the property at an initial
LTV of ¢.50%. As part of the refinance, this BREEAM Outstanding
and net zero carbon development was released from the Broadgate
securitisation alongside the redemption of £147m of bonds.

In the year to 31 March 2022, LTV increased by 0bps to 32.9%.
In April 2022, we oxchanged on the sale of a 7%% interest in the
majority of our assets in Paddington Central to GIC; following its
unconditional completion LTV falls to 28.4% on pro forma basis.

Our weighted average interest rate remains low at 2.9%, in line
with 3t March 2021,

Our financial position remains strong wath £1.3bn of undrawn
facilities and cash as at 31 March 2022 and, following the
completion of the Paddingion Ceniral sale, we have no requirement
to refinance until late 2025. We retain stgnificant headroom o our
debt covenants, meaning the Group could withstand a fall in

assel values across the portfolic of 49% prior to taking any
rnitigating actions.

Fiich Ratings, as part of their annual review in August 2021,
affirmed all our credit ratings with a Stable Outicok, including
the senior unsecured rating at ‘A",

Presentation of financial information and alternative
performance measures

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

Management considers the business principally on-a proportionally
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 on

a line-by-line basis and excludes non-cantrelling interests in the
Group's subsidiaries. The financial key performance indicatars

are also presented on this basis.

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

Management use a number of performance metrics in grder
to assess the performance of the Graup and atlow for greater
comparability between periods, however, do noi consider these
performance measures io be a substitute far, IFRS measures.

Management maonitors Underlying Profit as it is an addilional
informative measure of the underlying recurring performance

of our core property rental activity and excludes the nan-cash
valuation movement on the properly porifolio when compared to
IFRS metrics. It is based on the Best Practices Recommendations
‘of the European Public Real Estate Association [EPRA) which

are widely used alternate metrics ta their IFRS equivalents, with
additional Company adjustrments when relevant [see Note 2 in

the financial statements for further detail}.
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Management monitors EPRA NTA as this provides a transparent
and consistent basis 1o enable comparison between European
property companies. Linked o this, the use of Total Accounting
Return allows management to maniter return to shareholders
based on movements in a consistently applied metric. being
EPRA NTA, and dividends paid.

Loan to value |proportionally consclidated} is also menitored by
managemenl as a key measure of the level of debt employed by the
Group to meet its strategic cbjectives, along with a measurement
of risk. it also allows camparison lo ather properly companies who
similarly monitor and repart this measure. The definition of Loan to
value is shown in Note 17 of the consolidated financial statements.

Income statement

1. Underlying Profit

Underlying Prafit is the measure that we use to assess

incorne perfarmance. This is presented below on a proportionally
consolidated basis, In the year to 31 March 2022, a £29m surrender
premium payment and a £12m reclassification of fareign exchange
differences were excluded from the calculation of Underiying Pratit
[see Note 2 of the financial statements]. There was no tax effect cof
these Company adjusted iterns. No Company adjustments were
made in the prior year to 31 March 2021.

2022 0N
Year ended 3 March Section £Em Em
Gross rental incame 490 508
Property operating expenses {61) [141]
Net rental income 12 429 367

Net fees and other income 13 11

Administrative expenses 1.3 89) (74)
Net financing casts 1.4 (102) {103]
Underlying Profit 251 20N

Underlying tax credit/[charge] 4 (28]
Nen-contralling interests in

Underlying Profit 2 3

EPRA and Company adjustments’ 703 [1,2611
IFRS praofit [loss) after tax 2 960 (1,083]
Underlying EPS 1.1 27.4p 18.8p

IFRS basic £PS 2 1e33p (111.2p
Dividend per share 3 2192p 15.04p

1. EPRA adjustments consist of invasiment and development properly
revalualions, gains/losses on investment and trading property disposals,
changes in the fair value of financial instruments and assaciated close out
costs. Company adjustments consisl of items which are considered te be
vnusual and/or significant by virtue to their size or nature. These iterns
are presented in the ‘capital and other” column of the consolidated
income statement.
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FINANCIAL REVIEW continued

1.1 Underlying EPS

Underlying EPS is 27.4p, up 45.7%. This reflects the Underlying
Profit increase of 24.9% and the £30m movement in underlying tax.
Following the resumption of the dividend in November 2020, our
REIT properiy income distribution reguirements have been satished
and therefore there has been no repeat of the underlying tax
charge recognised in the prior year.

1.2 Net rental income

£m
201 Bisposals Acquisitions [Cevelop-  Lke-for-  Pioryear  Provisians Fur]
. menis  lkeneirent CVAand  [prdeblors .
administ-  and tanant
ralion  incenfves’

1. The year on year impact of provisions for debtors and tenant inceniives was
E£91m. This reflects the difference between the C8m credit to the income
statement in the year to 31 March 2022 |as disclosed in MNote 10 and 13 of
the financial stalementsi and the £83m charge in the year to 31 March 2021,

Disposals of income producing assets over the last 24 months

reduced nat rents by £4)m in the year, where the proceeds irom

sales are heing reinvested into value accretive acquisitions and
developments. Acquisitions have increased nei rents by £28m,

primarily as a result of the purchase of tha remaining 21.9%

interest of HUT, the acquisition of Heritage House in Enfield

and Retail Park acquisitions at Biggleswade and Thurrock.

Developments have reduced net rents by £8m. driven by

the vacani possession of Euston Tower as it moves into

redevetopment. The comgpleted and committed development

pipeline 15 expected to deliver £85m of ERV in future years.

Campus like-for-like net rental growth was 2.5% in the period.
This was driven by letting activity, including Monzo at Broadwalk
House. Braze at Exchange House and various letlings across our
Storey spaces. Excluding the impact of CVAs and adminrstrations,
like-for-like net rental growih for Retail Parks was 6% and de¢lined
&% tor Shopping Centres. This reflecis improved occupancy on our
Retail Parks, deats en our Shopping Centres transacting at lower
passing rents and normalised car park and turnover income
following the lifting of Covid-19 related restrictions. The impact of
CVA and administrations primarily relates to various relail CVAs
that occurred midway through 2020. When including the impact

of CVAs and administrations, Like-for-like net rents for Retail &
Fulfilment decreased 6.0%.

Provisions made against debtors and tenant incentives decreased
by £91m compared ta the prior year. with a net £8m credit
recognised in the year. We've made good progress on prior year
debtors: the £119m of tenant debtors and accrued income relating
to the year ending 31 March 2021 naw stands at £35m, primarily
driven by cash collection and negeliations with accupiers. As of

31 March 2022, tenant deblors and accrued income totalled £72m
of which £61m lor 85%l is provided for. reflecting that the majority
of these debtors relate to amounts billed during Covid-19 related
lockdowns for which recovery is uncertain.
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1.3 Administrative expenses

Administrative expenses have increased by £15m in the year

to EB8%m. This increase is driven by the following key drivers:

added lease depreciation on our offices at York House, following
our sale of a 75% interast in January 2021: a one off accelerated
depreciation charge of hisloric 1T asseis; the recognition of a credit
in the prior year follawing the closure of the Group's defined benefit
pensian scheme to future accrual; and higher variable pay
reflecting strong financial perfarmance this year.

The Group's EPRA operating cost ratio decreased to 24.2%

[March 2021: 37.9%) as a resull of a significant decrease in property
outgoing expenses due to provisions made in respect of debtors
and tenant incentives Excluding provisions made in respect of
debtors and tenant incentives, the Group's eperating cost ratio

i5 26.0% iMarch 2021: 20.7%} and the increase from the prior

year is a resuit of lower rental income following sales activity and
the increase in administrative costs noted above. We expect our
operating cost ratio to decrease going forward, reflecting continued
cost discipline and the additional fee income that will be generated
from our new Canada Water and Paddingtan joint ventures.

1.4 Net financing costs

€m

Financing activity undertaken in the year has reduced costs by £1m,
including the impact of the 100 Liverpoal Street refinance and
associated securitisation bonds redemption.

The impacts of net divestment and developments have been mostly
offset, with proceeds from sates being used to repay revolving
credit facilities, whilst interest on the funds drawn for our
completed developments is no longer capitalised.

We have a balanced approach to interest rate risk management.

A 31 March 2022, the inlerest rate on our debt was fully hedged

on a spot basis. Following the campletion of the Paddington Central
transaclion, on average over the next five years we have interest
rate hedging on 79% of our projected debi with 61% fixed lincluding
swaps| and the balance capped. Qur finance costs are affected

by marke( rates which apply to debt which is either unhedged or
where the cap sirike rates are above the current rate. The strike
rates are limiting the adverse impact of rising rates on our finance
costs. The use of interest rate caps as part of our hedging means
we do not incur mark to market cosis on any repayment of dem
which is capped, or on a floating rate. and the cost of this debt
penefits while market rales are below the strike rate. Qur weighted
average interest rate remains low at 2.9% [March 2021: 2.9%l.

During the year we completed the transition from LIBOR ta SONIA
as the reference rate for Sterling under alt our debi and derwvative
agreements, in line with market practice.



2. IFRS profit after tax

The main differances between IFRS profit alter tax and

Underlying Profit are that IFRS includes the valuation mavements
on investment and trading properties, fair value movements an
financial instruments, capital financing costs and any Company
adjustments in addition, the Group's investments in joint ventures
are equity accounted in the IFRS income statement bul are
included en a proportionally consclidated basis within

Underlying Profit.

The IFRS prafit after tax for the year was £E960m, compared with

a loss after tax for the prior year of £1,083m. IFRS basic EPS was
103.3p per share, compared to [111.2lp per share in the prior year.
The IFRS profit after tax for the year primarily reflects the upward
valuation movement on the Group’s properties of £471m, the
capital and other income prafit from joint ventures of £158m and
the Underlying Profit of £251m. The Group valuation movement
and capital and other income profit from joint ventures was driven
principally by inward yield shift of 42bps and ERV decline of 1.2%
in the portfolio resutting in a valuation increase of 4.8%.

The basic weighted average number of shares in issue during the
year was 927m 12020/21: 927m).

3. Dividends - Co- . -
In October 2020, we announcead our new dividend policy, setting the
dividend as semi-annual and calculated at 80% of Underlying EPS
based on the most recently completed six-month period. Applying
this policy, the Board are propesing a final dividend lor the year
ended 31 March 2022 of 11.60p per share. Payment will be made
on Friday 29 July 2622 1o shareholders on the register at close of
business an Friday 24 June 2022, The dividend will be a Property
incame Bistribution and ng SCRIP alternative will be affered.

Balance sheet

2022 021

As at March Section tm Em
Property assets 10,476 9.140
Other non-current assels 49 5]
10,545 9.191
Other net current liabilities {318] {2031
Adjusied net debt 1 {3,458) 2,938}
Other non-current liabilities - -
EPRA Net Tangible Assets 4,771 4,050
EPRA NTA per share 4 727p b48p
Non-controlling interests 15 59
Other EPRA adjustments’ 1531 [124)
IFRS net assets 5 4,733 5,983

Propartionally consolidated basis.

1. EPRA Net Tangible Assets NTA is a propertionally consolidated measure
that is based an IFRS net assets excluding the mark-lo-market on derivatives
and related debt adjustments. the carrying value of intangibies, the mark-io-
market an the canvertible bonds, as well as deferred taxation an praperty
and derivalive valuations. The metric includes the valuation surplus on
trading properties and is adjusted for the dilutive impact of share options
Datails of the EPRA adjustments are included in Table 8 within the
supplernentary disclosures.
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4. EPRA Net Tangible Assets per share

pence
021 Valualion Underlying Oividend Finance w2
performance Praiil lizhility
management
& ather

The 12.2% increase in EPRA NTA per share reflects a valuation
increase of 6.8% compounded by the Group’s gearing,

Campus valuations were up 3.4%, driven by our actions with sirong
leasing and development activity at Regent’s Place and Broadgate
in particular generating uplifts of 6,7% and 5.1% respectively. Yields
moved in 11bps and ERVs were {(at. Campus devéloprents werd
up 11.7% reflecting a very sirong perfermance at Canada Water

of 18.3% which naw reflects aur new joint venture with
AustralianSuper.

Valuations in Rétail & Fulfilment wére up 9.9% overall, with tnward
yield shift of $7bps and ERV decline of 2.8%. There is a significant
variance at a sub-sector level, with Retail Park valuations showing
a strang perfarmance of 20.7%. driven by inward yield shift of 157
bps underpinned by strong investment market and improving
accupatienal market given their relative affordability and
compatibility with online retail. Shopping Centres valuations

were down 6.1% in the year with ERVs dawn 5.2%: yields have
maved outwards by 3bps in the year, although we saw mild

yield compression in the second half.

5. IFRS net assets

IFRS net assels at 31 March 2022 were £6,733m, an increase of
€£750m from 31 Mareh 2021, This was primarily due ta IFRS profit
after tax of £960m, offset by dividends paid in the year of E157m
and the purchase of the remaining 21.9% units in the Hercules
Unit Trust from non-controlting interests of £38m.
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FINANCIAL REVIEW continued

Cash flow, net debt and financing

6. Adjusted net debt'

£m

02 Dwsposals  Acquisitions  Develop-
ment and
capex

Matcash  Owidends
from
operatians

Other 022

. Adjusled net debt is a proparlionaily consclidated measure. it represents the
Group net debt as disclosed in Nate 47 to the financial statements and the
Greup's share of joint veniures’ net debt excluding the mark-to-market en
derivatives. related depl adjustmenis and non-cantrolling interests.

A reconciliation between the Group net debt and adjusted net debt
is included in Table A within the supplementary disclosures.

Acquisitions net of disposals increased debt by £244m whilst
development spend totatled E26&6m wilh a further £61m on capial

expenditure reiated to asset management on the standing portfolia.

The value of recently comgleied and commitied developments
1s £1,032m, with E£648m costs to come. Speculative development
exposure is 6 4% of ERV linclydes space under offer]. There are
1.9m sq ft of developmenls in our near lerm pipeline with
anticipated cost of £963m.

7. Financing .
Group Proportionally consolidated

022 2021 2022 2021
Net debl/adjusted
net debt' €2,541m  E£2.249m  £3,458m  £2.938m
Principal amaunt
of gross debit £2,562m  £2291m  £3,648m  £3,183m
Loan tovalye 26.2% 251% 32.9% 32.0%
Weighted average
interest rale 2.4% 2.2% 2.9% 2.9%
Inlerest cover 56 43 a5 3.0
Weighted average
maturity of
drawn debt é.byears 70Dyears 6.9years 7.6years

1. Group data as presentad in Note 17 of the financial statements. The
proportionslly consolidaied higures include the Groug's share of joint ventures’
net debt and exclude the mark-lg-market an derivatives and related debt
adjustments and non-gantrolling interests,
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Al 31 March 2022, our propartienally conselidated LTV was

32.9%. up fram 32 0% at 31 March 2021. The impact of positive

valuaticn movements decreased LTV by 210 bps. This was affset

by acquisilions net of disposals which added 150bps, as well

as devetopment spend which added 200 bps. In April 2022, we

exchanged an the sale of a 75% interest in the majority of our

assats in Paddington Central to GIC: following its campletian

LTV falls to 28.4% on pro forma basis. Note 17 of the financial

statements sets out the caiculation of the Group and |
proportionally consolidated LTV.

In June 2021 we compleied the refinance of 100 Liverpool Street
with the Broadgate joirt venture raising a new £420m Syear
‘Green Loan’ secured by the property at an initial LTV of £ 50%.
As part of the refinance, this BREEAM Qutstanding and net

zero carbon development was released from the Broadgate
securitisation alongside the redemption of £107m of bonds.

The new financing was voted Financing Deal of the Year:

UK by Real Estate Capital Europe for 2021.

In September our £138m US Private Placemeni matured and was
repaid as planned. using commitled bank facilities.

In February, we exiended our £450m ESG-linked Revelving Credit
Facitity by a further year ta 2027, with the agreement of all eight
banks in that facility.

In March, we signed a new £100m ESG-linked bilaleral Revolving
Credit Facility with an initial five year term, which may be extended
up 1o seven years at British Land's regquest, subject to the bank’s
conseni. In keeping with our sustainability strategy, the facility
includes two ESG-related KPis focused on the BREEAM ralings of
our developments and assels unger management laligned with the
KP's in the £450m RCF). This brings our total Green/ESG-linked
finance to £1bn.

As a result of this financing activity, at 31 March 2022, we had
£1.3bn of undrawn facilities and cash. Based on our current
commitments and available facilities and following the completion
of the Paddingten sale, the Group has no requirement La refinance
until late 2023,

Qur debt and interest rate management approach has enabled
us to maintain a low weighted average interest rate of 2.9%.

Fitch Ratings, as parl of their annual review in August 2021
affirmed all our credit ratings, with a Stable Qutlook; senior
unsecured credit rating "A’, long term |OR "A-" and short term
IORF1°.

Our sirong balance sheet enables us to deliver en our strategy.

-

Bhavesh Mistry
Chief Financial Qfficer



FINANCIAL POLICIES AND PRINCIPLES

Financial
strength

and balanced
approach

With our sound financial footing,
we are well positioned to respond
to market challenges and pursue

growth opportunities.

Leverage

We manage our use of debt and equily
finance 1o balance the benefits of leverage
against the risks, including magnification
of property returns. A loan to value ['LTV]
ratio measures our leverage, primarily on a
proportionally consolidated basis including
our share of joint ventures [and excluding
any non-cantrolling interests). At 31 March
2022, our proportionally consolidated LTV
was 32.9% and the Group measure was
26.2%. Following the sale of a 75% interest
in the majority of our assets at Paddington
Cenlral, proparuonally consolidated LtV

i5 28.4% on a pro forma basis. Our LTV is
monitored in the context of wider decisicns
made by the business. We manage our LTV
through the property cycle such that gur
financial position remains rebust in the
event of a significant fall in property values.
This means we da nol adjust our approach
to leverage based only on changes in
property market yields. Consequently,

our LTV may be higher at the low point

in the ¢ycle and will trend downwards

as market yields tighten.

Debt finance

The scale of our business, combined with
the quality of our assets and rental income,
means that we are able Lo approach a
diverse range of debt providers to arrange
finance on attractive terms. Good access
to the capital and debt markets allows us
ta take advantage of opportunities whan
they arise. The Group’s approach o debt
financing for British Land is to raise funds
predominantly on an unsecured basis with
our standard financial covenants (set out on
page 83). This provides flexibility and low
operational cost. Our joint ventures which
choose to have external debt are each
financed in ‘ring fenced’ siruciures without
recourse to British Land for repayment
and are secured on their retevant assets.
Presented on the following page are the
five quiding princigles that govern the

way we struclure and manage debt.

Menitoring and controlling

our debt

We monitor our debt requirement by
reviewing current and projected barrowing
levels, available facitities, debl maturity
and inlerest rate exposure, We undertake
sensilivity analysis to assess the impact

of proposed transactions, movements in
interest rates and changes in property
values on key balance sheet, liguidity and
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profitability ratios. We also consider the
risks of a reducbion in the availability of
finance. including a temparary disruption
of the financing markets. Based on our
current commitments and available
facitities, the Group has no requirement
to refinance until late 2025, British Land's
undrawn facilities and cash amounted to
E1.3bn at 31 March 2022

Managing interest rate exposure
We manage our inlerest rate profile
separately from our debt, considering

the sensitivity ot underlying earnings to
movements in market rates of interest
over a five-year pericd. The Board seis
appropriale ranges of hedging on debt over
ihat period and the tonger term. Our debt
finance is raised at bath fixed and variabie
rates. Derivatives (primarily interest rate
swaps and caps) are used to achieve

the desired hedging profile across
propartionaily consclidated net debt.

. As at 31 March 2022, the interest rate on

aur dett was fully hedged on a spot basis.
Following completion of the Paddingion
Central transaction, an average aver nexi
five years we have interest rate hedging on
79% of our prajected debt, with a decreasing
prohle over that period. Accordingly we have
a higher degree of protection on interes§
costs in the short term and achieve market
rate finance in the medium to tonger term.
The hedging required and use of derivatives
is managed by a Derivatives Committee. The
interest rate management of joint ventures
is considered separately by each entity's
hoard. laking into account appropriate
factors for its business.

During the year we completed the transiticn
from LIBOR to SONJA as the reference

rate for Sterling under all our debt and
derivatives agreerments. ’

Counterparties

We monitor the credit standing of our
counterparties Lo minimise risk exposure

in placing cash deposits and arranging
derivatives. Regular reviews are made of the
external credit ratings of the counterparties.

Foreign currency

Our poticy is to have no rmaterial unhedged
net assels or liabilities denominated in
foreign currencies. When attractive terms
are available, the Group may choose to
borrow in currencies cther than Sterling,
and will fully hedge the foreign

currency exposure.
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FINANCIAL POLICIES AND PRINCIPLES continued

Our five guiding principles

The British Land Company PLC 00621920

Diversify our sources of finance

We monitor finance markets and seek 10 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 quality of our business enables us ta access
a broad range of unsecured and secured,
recoyrse angd non-recourse debt. We develop
and maintain \ong term relationships with banks
and debt investors. We aim to avoid reliance on
particular sources aof funds and barrow from a
large number of lenders from different seciorsin
the markel across a range of geographical areas,
with around 30 debt providers in bank facilities
and privaie placements alona. We work to ensure
thal debt providers understand our business,

adopting a transparent approach to provide
sufficient disclosures Lo enable them to evaluate
their expasure within the overall cantext of the
Group. These factors increase our attracliveness
to debt praviders, and in the last five years we
have arranged £3.3bn (British Land share £2.96n]
of new linance in unsecured and secured loans,
Sterling bonds and US Private Placements,
including £1.0bn of Green/ESG-linked finance.
We also have existing long-dated debentures

and securitisation bonds. A European Medium
Term Note programme is maintained to enable
us to access the Sterling/Euro unsecured bond
markets and our Sustainable Finance Framework
enables us to issue Sustainable, ‘Green', andfor
Social finance, when it is appropriate for

our business.

£3.6bn

total drawn debt
Iproportianally
consolidated)
inaver

20

debt instruments

Phase maturity of debt pertfotic =~ - -
The maturity profile of our debt is managed with
a spread of repayment dates, currently between
cne and 16 years, reducing our refinancing risk
in regard to timing and market congitions. As a

result of our financing and capital activity, we are
ahead of aur preferred refinancing date harizon
of not less than two years. In accordance with our
usual practice, we expect to refinance facilities

ahead of their malurities.

6.9 years

average drawn
debt maturity
{praportianatly
consolidated)

Maintain liquidity

In addition to our drawn debt, we 3im always
to have a good level of undrawn, committed,
unsecured revolving bank facilities. These
facilities provide financial liguidity, reduce the
need (o hold resources in cash and deposils,
and minimise costs ansing from the difference

belween borrowing and deposit rates,

while reducing credit exposure, We arrange
these revolving credit facilities in excess of our
commitied and expected requirements to ensure
we have adequate financing availability to support
business requirements and naw oppartunities.

£1.3bn

undrawn facilities
and cash

Maintain flexihility

Qur facilities are structured Lo provide valuable
flexibility lor invesiment activity execution,
whether sales, purchases, developments or asset
management initiatives. Our unsecured revolving
credit facilities provide full operational flexibility
of drawing and repayment {and cancellalion if we
require| at short motice without additional ¢ost.

These are arranged with standard terms and
financial covenanis and ganerally have maturities
of five years. Atongside this, our secured term
debt in debentures has good asset security
substitution rights, where we have the ability

10 move assets in and out of the security poal,

as required for the business.

£1.9bn

total facilities

82

Maintain strong metrics

Woe use bath debt and equily financing. We manage
LTV through the property cycle such that our
financial position would remain robust in the
event of a significant fall in praperty values and
we do net adjust eur approach to leverage based
anly on ¢hanges in property market yields. We
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manage our interesi rate profile separately from
our debt, setling approgriale ranges of hedged
debt over a five-year period and the longer term.
We maintained our $trang senior unsecured
credit rating ‘A", long term [DR credit rating "A-",
and short term 1DR credit rating 'Ft', alfirmed
by Fitch during the year with Stable outlook.

32.9%

LTV {praportionally
consolidated|

A

senior unsecured
credit rating



Group borrowings

Unsevus ed financing for the Group includes
bilateral and syndicated revolving bank
facilities [with initial maturities usually of
five years, often extendable}; US Private
Placements with maturities up to 2034;

and the Sterling unsecured bond

maluring in 2029.

Secured debl for the Group comprises
British Land debentures with maturities up
to 2035 and Hercules Unit Trust bank lozans.

Unsecured borrowings

and covenants

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

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

- "Net Unsecured Borrowings not to
exceed 70% of Unencumbered Assets

There are no incame or interest cover
covenants on any of the unsecured debi of
the Group. The Unencumbered Assets of the
Group, not subject te any securily, stood at
£5.tbn as at 31 March 2022

Unsecured financial covenants

Although secured assets are excluded from
Unencumbered Assets for the covenant
calcutations, unsecured lenders benefit
from the surplus value of these asseis
above the retated debt and the free cash
flow from them. Curing the year ended
31 March 2022, these assets generated
£35m of surplus cash alter payment of
interest. In addition, while invesiments
in joint ventures do not form part of
Unencumbered Assets, aur share of free
cash llows generated by these ventures
is reqularly passed up to the Group.

Secured borrowings

Secured dest 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 comman covenants: the
value of the assets is required to cover the
amount of the debentures by a3 minimum of
1.5 limes and net rental incame must cover
the interest at 1éast once. We use our rights
under the debentures Lo actively manage
the assets in the security pool, in line with
these cover ratios.

Hercules Unit Trust has two bank’l8ans™
maturing in December 2022 and 2023
arranged for its business and secured an
its property portfolios, without recourse
to British Land. These loans include LTV
covenants [65% and $0%), and income-
based covenants.

We continue to focus on unsecured finance
at 3 Group level.

-
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Borrowings in our joint ventures
External debt for cur joint ventures

has been arranged through leng-dated
securitisations or secured bank debt.
according 1o the requirements of the
business of each entity.

The securitisations of Broadgate [£1,102m)
and Meadowhall [£519m]) have weighied
average maturities of 8.9 years and 4.9
years respectively. The key financial
covenant applicable is o meet interest
and scheduled amortisation {equivalent ta
one times coverl; there are no LTV defaul!
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.

In the Broadgate joint veniure, 3 new
secured £420m Green Lloan was arranged
during the year which includes LTV and
ICR covenants.

QOur West End offices joint venture with
Allianz bas a secured bank lgan which
also includes LTV and ICR covenants.

There is no obligation {or Brilish Land 1o

remedy any breach of these covenants in
the debt arrangement of jeinl ventures.

2022 2021 2020 2019 2013
As 31 March % % % % %
Net borrowings to adjusted capital and reserves 36 33 40 29 29
Net unsecured borrowings te unencumbered assels 30 25 30 2} 23
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MANAGING RISK IN DELIVERING OUR STRATEGY

Managing risk

For British Land, eifective risk

m

anagement is fundamental to how

we do business. [t directly informs
our strategy and how we position
the business to create value whilst
delivering positive outcomes for all
our stakeholders on a long term
sustainable basis,

Our key activities in the year

Continued to manage our response 1o
Covid-19 with business resifience and risk
management at the core of gur approach.

Proactively managed cur rent collection
and accupier risk.

Realigned the principal risk categoriesto
our strategy and evolving markels,

Introduced farmal internal testing of key
contrals operating effectiveness, as part of
a wider roadrap of readiness activities for
the UK Gavernment's proposed carporate
gevernanc<e reforms,

Enhanced our IT infrastructure and cyber
security environment and key controls.

Completed scenario analysis of hath

physical and transilional climate-relatad
risks aligned to TCFD requirements. Also,

we have undertaken detailed net zero carban
audits across 29 of our major office and retail
assels and have undertaken EPC modelling
across our managed assels.

Our priorities for 2022/23

'

13

Continue to regularly support the business
through managing the risks arising from both
fhe macreeconomic environment and the war
in Ukraine.

Etfective risk management of our key
operational risks including development,
health & safety, our partnerships with third
parties and our occupier risks.

Work with the business to mitigate the risks
in delivering our 2030 Sustainability Strateqgy.

Continue to deliver on our roadmap of
readiness aclivities for the UK Government's
proposed corparate refarms, including
continuing to enhance our interpal

cantrol framework.

Continue ta enhance our IT infrastructure
and IT general cantrol environment.

Risk management

We maintain a comprehensive risk
management process which serves to
idenlily, assess and respond to the range of
financial and non-financial risks facing our
business, including those risks that could
threaten solvency and liquidity, as well as
Lo identify emerging risks. Qur approach

i$ not intended te eliminate risk enlirely,
but instead o manage our risk expysures
across the business, whilsi at the same
time making the most of sur opportunities.

Our integrated risk managerment approach
combines a top-down strategic view with

a complementary bottem-up operational
process as outlined in the diagram and
detailed below.

Governance

The Baard has overall responsibility

for risk and for maintaining a robust risk
management and internal control system.
The Board is respansible for determining .
the level and tyge of risk that the Group

15 willing 1o take in achieving its strategic
objeciives. The amount of risk is assessed
in the context ol our strategic priorities
and the external environment in which

we operzate - this is our risk appelite

las detailed averleafl. The Audit Commitiee
and CSR Committee support the Board by
providing a key oversight and assurance
role The Audit Commitlee is responsible
for reviewing the effectiveness of the

risk management and internal control
processes during the year.

The Execytive Directors and Risk
Committee [comprising the Executive
Committee and seniar management acrass
the business, chaired by the Chief Financial
Dfficer) have overall accountability for the
management of risks across the business.
Principatl risks are evaiuated and manitored
by the Risk and Audit Committees, with
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appropriate mitigation measures
implemented as required.

The effective day-to-day management of
risk is embedded within aur aperational
business units and tarms an integral part
of alf activibes. This bottom-up approach
allows potential risks to be identitied at an
early stage and escalated as appropriate,
with mitigations put in place to manage
such risks. Each business unit has a
designated risk representative and
maintains a comprehensive risk register.
Changes ta the risk register are reviewed
guarterly by the Risk Committee, and we
formatly repart on the significant and
ermerging risks to the Audit Commitlee
every six months.

internal audit acts as an independent and
objective assurance function by evaluating
tha eflectiveness of gur risk management
and internal control processes, through
independent review. co-

Thraugh this gpproach, the Group operates

a ‘three lines of defence’ model of risk
management, with speratianal management
forming the first line, the Risk Committee
and internal risk management team forming
the second line, and finally Internal Audit as
the third line of defence.

In summary, cur approach to risk
management is centred on baing risk-aware,
ctearly defining our risk appetite, responding
lo changes to our risk profile quickly and
having a strong risk management culture
among employees wilh clear roles and
accountability. Our organisational structure
ensures close wnvolvement of senior
management in all significant decisions

as well as in-house management of our
development, asset and praperiy
management aclivities.

To read more about the Board and Audit Committer’s
risk oversight, see pages 09, 125 and 126

Qur integrated risk management approach

Top-down
Strategic risk management

Review axternal enviropment
Robust assessment of principal risks
Set risk appelite and parameters

Determine strategic action peints

Identify principal risks

Direct delivery of strategic actions
i line with risk appetite

Manitor key risk indicators

Execyte strategic actions
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Board/fAudit Coammittee/CSR Committee

Risk Committee/Executive Cammittee

Business units

Botto m-up
Operational risk management

Assess effecti of risk g t

process and internal control systems
Report an principal risks and uncertainties

Consider completeness of identified risks
and adequacy of mitigating actions

Cansider aggregation of risk
exposures across the business

Report current and emerging risks

‘dentity, avaluate and mitigate cperational
risks recorded in risk register
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QOur risk appetite

Our risk appelte lies at the heart of aur
approach to risk management and 15
integral to both business planning and
decision making. The Group's risk appetite
is reviewed annually as part of the strategy
review process and approved by the Board,
in arder to guide the actions management
takes in executing our strategy. Our risk
appelile is cascaded throughout the
business by being embedded within our
policies, procedures and internal controls.

We have idenlified a risk dashboard of Key
Risk indicators [KRIs] for each principal
risk, with specific tolerances to track
whether our risk exposure is within our risk
appetite or could threzten the achievement
of our strategic priorities. The risk
dashboard is reviewed quarterty by the

Risk Commiltee and serves as a catalyst
for discussion about how our princigal
risks are changing and whether any further

Significant factars which centrihinia to
our balanced appetite for risk across
our business include:

- approach to capital allocation
focusing on prime assels or assels
with repositioning patential, and
therefore limited obsalescence risk

- discipuined approach to development
including a balanced approach to our
speculative exposure

- maintaining an efficient capitat
structure and robust liquidity position

- adwerse occupier base

- expenenced Board and seniar
management team. .

Qur risk focus

The volatile and uncertain environment
created by the Covid-19 pandemic, caupled
with a backdrop of increasing geopolitical |

mitigating aclions'need to be taken™Theé™ —3nd macroeconamicuncertainly. has

risk indicators are a mixture of leading and
lagging indicaters, with forecasis provided
where available, and focus on the most
significant judgements affecting our

risk exposure, including: our investrent
and development strategy; the level of
occupational and development exposure;
aur sustainability risks; our flinancial
resiience; and our key operationat
business risks las illustrated in the
principal risks table an pages 88-96).

Whilst our appetite faor risk will vary over
lime and during the course of the property
cycle, in general we maintain a balanced
overall appetite for risk, appropriate for our
strategic ebjective of delivering tong term
sustainable value. The Board has reviewed
our risk appelite in light of the continued
MacrorCconomic uncertainty and confirmed

that our current risk appetite is appropriate.

In summary, our appetite far financiat and
compliance related risks remains low,
whilst cur appetite for property and
operational related risks is moderate,
reftecting our strategy with an increased
fecus on development, active capital and
property management and associated
reposiiioning opportunities.

continued to present an uncertain general
risk environmant for our business to
navigate throughout the year. Covid-19 was
viewed as an overarching risk rather than

a single principal risk and fundamentally
affected all aspects of aur business. Whilsl
our perfarmance continued to be impacted,
our rent collection has recovered to close
le pre-pandemic levels as the UK economy
recovered across the year.

Laoking forward, the removal of alt
Covid-17 resirictions in England from Aprnil
2022 following the successful vaccination
programme reduces the risks relating e
Covid-19, particularly in relation toour -~
macroecanomic, property markets, major
business event, customer and people risks.
However, it is Likely that Covid-1% will still
be prevalent in saciety and the risk of
further Covid-19 variants, and whether
current vaccines witl deal with them
effectively or not, remains. Also, the {ong
term impact of Covid-19 an the future
demand for and use of space, the evolution
of custormner behaviour [including an
acceleration of trends in flexible working
and online shoppingl and travel patterns
could have further implications for the real
estate market and the Group’s portfolic.
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There are also wider concerns that we are
potentially entering an extended period of
global volatility with several increasing
macroeconomic headwinds including
energy price volatility, supply chain
disruption and material and labour
shortages. These are all increasing
inflationary pressures, ang are being
compounded by the war in Ukraine, and
may give rise to further interest rate rises
andin turn serve 1o dampen UK economic
growth. Whilst these headwinds continue
to evolve, we have set aut in our principal
risks lable the key potential impacts on our
business and how we plan to mitigate these.

Risk management, and the Group's
continued ability to be flexible to adjust

and respond to these external risks as

they evolve, will be fundamental to the future
perfarmance of our business. The challenges
af the lasl two years have demonstrated the
resilience of our business medel, and our
robust risk management to protect our
business through this period of uncertainty
and adapt to a rapidly-changing environment.

-Duriﬁg the yeér,_the Risk Committee
has alse focused on key operational risk
areas across the business including:

- aprogramme te enhance and
strengthen our key financial and
operational controls

- a site-specific risk assessmentl and
compliance review acrass our assels

- information security general controls
incorporating vulnerability scanming
and cyber security testing

- occupier covenant risk and working
proactively with customers ta
maximise collection rates

- covenant strength of key development
contractors and subcontractars, and
managing our exposure {0 them

- healih, safety and environmental risk
management and compliance with
our key gerformance indicators. Qur
health and safety management sysiem
was re-certified under 150 45001

- climate risks incorporating our
TCFD transition risk assessment
and EPC ratings of our assets

- supgly chain and new supplier
onboarding process

- internal audit reviews and the
implementation of any contral findings
or process improvemeant oppertunities.
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MANAGING RISK IN DELIVERING OUR STRATEGY continued

Our prineipal risks and assessment
Qur risk management framework is
structured around the principal risks facing
British Land. We use 3 risk storing malrix
to ensure risks are evaluated consistently;
we assess the likelihood, the fingncial
impact lte both income and capital valuesl
and the reputatianal impact. From this

we identify bath the eaternal and internal
strategic and operatianal principal risks
which currently have a higher likelinood and
potential impact on our business. Whitst the
Board recognises that it has {airly limited
control over the external principal risks,

it reviews their potential impact on our
business, and these are taken into account
in our dacision making. For our internal
principal risks the Board makes sure that
zppropriate controls and processes are in
place to manage these risks.

The Beard confirms that a rpbusy
assessment of the principal and emerging

risks facing the Group, including-those that .

would threaten its business madel, future
perfarmance, solvency or liquidity, as well
as the Group's strategic priorities, was
carried ovt during the year taking inta . . -
account the Cowid-19 risk and the evolving
ecanomic and geopalitical eavironment.

In the year, following a tharough review
exercise involving the Risk and Audit
Commitiees, we have refreshed aur
principal risks to take into account how our
strategy and markets are evolving, together
with combining several interrelated risks.
The key changes and assessments are
summarised below, and in the principal
risks table on pages 88-%4, including the
key impacts on our business, aur mitigating
actions and our key risk indicalors.

New risk

Operational and Compliance risks

The combination of several key operational
risks o our business involving infermatien
systems and cyber security, healih and
safety, third party relationships and
tinancial crime compliance have been
elevated into a new principal risk category,
reflecting their significance to our business
and the increased focus on these areas

by both the Risk and Audit Commillees.

Changing risks

Property Market risks

The key occupier and investment market
risks 10 gur sectors, togather with the
siructural changes facing our markets,
have been aggregated inte a broader
external Properly Market risk. This will be
assessed individually for our Key sectors
of Campuses, Retail and Urban Logistics.

Partfolio Strategy risks

- Qur portfolio strategy risk has evolved

to reftect the risks in executing our active
managemant and development approach
and our capital allocation plans in
delivering performance.

Paaple and Culture risks

Whilst our ability to recruit and retain
people with the right skills to deliver our
siralegy was already recognised as 3
principal risk to our business, we have
widened this to incorporale the cultural
risks Lo our business

Customer risks

Qur income sustainability was previously
considered a principal risk, but 1s now
recognised as being a consequence of
our overall customer risks incorporating
our occupancy and income risks. This
incorporates the risks of custorner default
or an inability 1o retain cur customers and
meet their evolving needs, together with
our concentration and exposure risks (o
individual occupiers or sectors.
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Financing risks

The interrelated financing risks of
availability and cost of finance, our capital
structure and our {inancing strategy have
been combined into a broader singte
financing risk.

Risk assessment

Qur current assessment is that the
general external envirenment in which the
Group operates remains uncertain, atbeit

several principat risks to qur bysiness have

reduced from their elevated position {ast
year reflecting the lessened impact of
Covid-17 and the reapening of the UK
economy. These include

- Political, legal and regulatory risks.

- Property market risk for sur Campuses.
- Major events/business disruption risks.
- Customer risks.

Al the same time, our environmental
sustainability and people and culture
risks have increased slightly:

- enviranmentat sustainability risk
continues to increase in prominence
and importance to our business, our
customers and ather key stakeholders.

- people and culture risk bas increased
in the year, reflecting the challenging
operating envirenment caused by
Covid-19 tagether with general rising
wage expeciations and a recent increase
in employee maobility.

See risk heat map on the right.



Risk heat map

Likelihood
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Our strategic priorities
(O Realising the patential of
our Campuses

(O Progressing value
accretive development

(O Targeting the oppartunities
in Retail & Fulfilment

O Active capital recycling
O Environmental leadership

Change year on year
<> Nop change

T Increase
\l, Oecrease
O New Principal Risk

OQur risk assessment

Principal nish Relatad Change in risk Principal risk Relaled Change in risk
Strategic assessment Strategic assessment
Priority inyear Priarity in year
External Risks Internal Risks
m Macroeconamic Risks COCO0 E! Portfolio Strategy Risks  QQQOQC &
Peliticsl, Legal and :
Regulatory Risks 00000 ‘}" El Developrnent Risks QOO C «>
Properly Market Risks 00 0O \L Financing Risks 0000 3
fa Cam?uses 000 RN Eavironmental 00000 fl\
(o] Retzil 0ooe O Sustainabilily Risks
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ajor Evenls/business
Disruplion Risks Q00O Customer Risks QOO0C J
Operational and 00000 O

Compliance Risks

Nate: The abave iltusirates principal risks which by their nature are those which have the potential to significantly impact the Group’s sirategic objectives, financial
position or reputation. The heat map highlights net risk, after taking account of principal mitigations. The arrow shows the movement from the 2021 point.
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External Principal Risks

ronomic Risks

The UK economic climate and changes to
fiscal and monetary policy presents risks
and opportunities in property and financing
markets and to the businesses of gur
customers which can impact both the
delivery of our strategy and our

financial performance.

How we monitor and mitigate the risks

- The Board, Executive Committee and
Risk Committee regularly assess the
Company's sirategy in the context of
the wider macraeconomic environment
in which we operate to assess whelher
changes to the economic outlook justify a
reassessment af our strategic priorities,
our capital allocation plan and the risk
zppetite of the business. B

-~ Qur strategy team preparé a quarterly

dashboard for the Board, Executive

and Risk Committees which tracks key

macroeconomic indicators boih from

internal and independent external

sources |see KRIs|, as well as central

bank guidance and government policy.

- Regular stress testing our business plan
against a downturn in economic ouklook
to ensure our linancial position is
sufliciently flexible and resilient.

- Qur business modet focuses on a high
quabity portfotio aligned to key trends in
cur markets and aclive capital recycling
ta mainlain a sireng financial position,
which helps to prolect us against

adverse changes in ecenomic conditions.

KRls:

- Forecast GOP grawth, inflation/
deflation and interest rate lorecasts,

- Consumer confidence and
unemployment rates.

~ Stress lesting for downside scenarias

~ 10 assess the impact of differing

market conditions.,

Change in risk assessment in year

Macroeconomic risk has remained
cansistent during the year and is
considered a high impact risk with
a medium to high probability,

Risks

The UK economy strengthened significantly
in the period following the reopening of

the economy with consumer confidence
improving over the summer, however, rising
fuel and faod prices have affected canfidence
more recently and there are cencerns that
economic momentum slows.

The current economic backdrop

remains uncertain reftecting the on-going
Covid-19 risk and several macroeconomic
headwinds, inctuding inflationary pressures,
which have heen compounded by the war

in Ukraine, with potential subsequent
impacts on interest rates, rental income,
construction casts and property valuations.

Opportunity

The strength of pur balance sheel, quality

of our assets and experienced Board and
management téam put Us in a strong
position 1o help us to navigate through these
near term challenges and take advantage

of opportunities as they rise, including
continuing to invest in growth sectors

and aur development pipeline

Political, Legal, and Regulatory

Significant political events and
regulatory changes, including the impact
of Government policy respanse to the
pandemic, bring risks principally in

tour areas:

- Reluctance of investors and businesses
to make investment and accupational
decisions whilst the outcome
remains uncertain.

- The impact on the case for investment
in the UK, and on specific policies and
regutation intreduced, pariicularly those
which directly impacl real estate or
our customers.

- The potential for a change of (eadership
or political directien.

- Theimpact on the businesses of aur
occupiers as well as our own business.

How we monitor and mitigate the risks

- Whilst we cannot influence the autcome
aof significant patitical evenls, the risks
are taken into account when selling
aur business strategy and when
making stralegic investment and
financing gecisions.

- Internally we review and monitor
proposals and emerging policy and

legislation ta ensure that we take the
necessary steps to ensure compliance,
if applicable. Additionatly, we engage
public affairs consultants to ensure that
we are properly briefeg on the potentiat
policy and regulatory implications of
political events.

-~ Where appropriate, we act with other
industry participants and representative
bodies ta contribule ta palicy and
regulatory debate. We monitor
and respond to social and political
reputational challenges relevant
to the industry and apply our own
avidence-based research to engage
in thought leadership discussions.

KRls:

- Monitor changes within the
geopotitical environment, UK policies,
laws or regulations.

Change in risk assessment in year

The politicat, legal and regulatory risk
outlook has reduced aver the year with
Cavid-19 related political uncertainty
eased, but still remains elevated with both
a medium to high impact and probability.
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Follawing the successiul vaccination
pregramme, political uncertainty due to the
natianal and globat response to Covid- 19 has
lessened, though risks in response to the
economic impact af the Covid-19 pandemic
remain, including potential tax rises

for businesses.

The rent moratorium recently came (0 an
end. with the UK Gavernment introducing
a binding arbitration scheme for certain

arrears buitt up during lockdown periods.

The global geopolitical environment
remains uncertain, heighiened by the recent
war in Ukraine, with potential impacts on
security, cyber risks, sanctions compliance,
supply chains and reputational risks

Opportunity

We continue Lo closely monitor the political
outlook and any patential changes in
regulations to ensure changes which may
impact the Group, or our customers, are
identified and addressed appropriately. We
woerk closety with Governmenl, directly and
through cur memaership of key praperty
industry bodies, ta input into regulation as
draft proposals are announced. Through
this proactive approach, we view the right
king of regulation and legislation as an
opportunily for cur business to outperform.



@ Property Market Risks
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Underlying income, rental growth and
capital performance could be adversely
affected by a reductian in investor demand
ar weakening occupier demand in our
property markets,

Structural changes in consumer and
business practices such as the growth
of enline retailing and fexible working
practices lincluding mere working from
homel cauld have an adverse impact an
demand {or our assels.

How we monitor and mitigate the risks

- The Board, Executive Commitiee
and Risk Committee regularly assess
whether any current or future changes
in the property market outfook present
risks and opperiunities which should be
reflected in Lhe execution of pur strategy
and our capital allocation ptan.

.- Our strategy team prepare 3 quarterly
dashboard for the Board, Executive and
Risk Committees which tracks key
investment and occupier demand
indicators both from internal and
independent external saurces fsee KRIs]
which are considered alongside the
Committee members’ knowledge and
experience of market activity and trends.

- We focus on prime assets or those with
repositioning potential and sectors which
we believe will be maore resilient over the
medium lerm la a reducticn in occupier
and invesior demand.

- We maintain strong relationships
with our occupiers, agents and direct
investors active in the market and
actively monitor trends in our sectors.

- Weslress test gur business plan jor
the effect of a thange in rental growth
praspects and property yields.

KRls:

- QOccupier and investar demand
indicatars in our sectors.

- Margin between properly yields
and borrowing costs.

- Online sales trends.

- Footfall and retail sales to pravide
insight into censumer trends.

- Campus occupancy te provide insight
into occupier trends and peaple
visiting our Campuses.

Change in risk assessment in year

Campuses

Qur Campus praperty market risk

outlook has reduced in the year and is
considered a medium impact risk with a
medium probability.

As the economy strengthened over the last
year, both investment and occuprer markets
have improved for Landon offices, with
investment activity particularly driving yield
compression. Take up has been mixed and
polarised towards best in class space.
Availability across the market remains
above the long term average but has
moderated; and is skewed lowards
secondhand, paorer quality space.

Steuctural risks remain from increased
working from home, acceleraled by the
impact of Covid-19, enabling some
businesses to reassess thair reat
estate options.

Dpportunity

Qur Campus model is centred on providing
well connected, high quality and sustainable
buildings with aitractive amenily which
aligns to our customers needs and
expectations and is an impartant
differentiator of our space. We have been
encouraged by the strength of our leasing
aclivity across our Campuses this year.

Key: Change in risk assessment from last year

Increase No change

Decrease

E New risk

B Retai

Our Retail property market risk outlook has
remained consistent and is considered a
medium impact risk with a high probability.
The occupational market for retail has
endured a chatlenging few years reflecling
the structural shift to online which has
accelerated through Covid-19. Retailers’
arafitability is continuing to be put under
pressure due Lo increased costs, such as
rising Input cosis, wages, business rates
and the erosion of margins from online
competition, Shopping Centres have been
impacted more severely by this, whereas
retail parks, which are more aifordable

and resiliant to online, have fared better.

As in the occupational market, investment
activity has been skewed towards retail
parks reflecting lower occupancy costs

for retzilers and the importani rale retait
oarks can play in online fulfilment; and as a
result, yields have moved in, The investment
market for shopping centres has continued
to be weak, although there are signs of
renewed investor interest.

Opportunity

Our Retail portfolio ocuses on retail parks
aligned to the growth of convenience and
supporis retailers omnichannel strategy.
Despite the challenges in retail, this has
been a strang year for our leasing aclivily
and retailers continue to recagnise we offer
some of the best quality space in the UK.
We are fecused on maintaining high
occupancy, accepting appropriate rents
which are moere sustainable in the long
term.

E Urban Logistics

The urban logistics property market risk
outlook has been added as ane of our key
sectors and is considered a medium
impact risk with a low probabitity.

8oth the occupational and investment
market oullook remain favourable
underpinned by structural changes in
e-commerce. Supply of the right kind of
space remains bighly canstrained and
demand is strong, driving rental growth.

Opportunity

Our Urban Logistics portfolio is fecused
on a development-ted pipeline threugh the
intensificalion and repurpasing of existing
buildings in London.

British Land Annual Report and Accounts 2022 8y



PRINCIPAL RISKS continued

r Bvents/Business Disruption Risks

The Briush Land Company PLC 00621920

Major global, regional or nationai events
could cause significant damage and
disruption to the Group’s business,
portfolio, customers, people and

supply chain.

Such incidents could be caused by a wide
range of external events such as civit
unresl, an act of terrorism, pandemic
disease, a cyber-attack, an extreme
weather occurrence, environmental
disaster or a power shoriage.

This could result in sustained asset valye
or income impairment, tiquidity or business
continuity challenges, share price volatility
or lass of key customers or suppliers.

How we monitor and mitigate the risks

- The Group has comprehensive ¢risis
response plans and incident ranagement
procedures both at head office and
asset-level that are regularly
reviewed and tested.

- Assel emergency procedures are
regularly reviewed and scenario tested.
Physical security measures are in place
al properties and development sites.

- The Group manitors the Home Office

terrocism thraat level, and we have
access lo security threat information
services to help inform gur

SeCUrily measures.

- Woe have robust IT security systems

that support data security, disaster

recovery and business continuity plans.
~ We have comprehensive property

damage and business inlerruption
insurance across the portfolio.

KRls:

- Secunly Service Naticnal Threat level,

- Security risk assessments of
our assels.

Key: Change in risk 3ssessment from last year

Increase Ng change

Decrease

E New risk
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Change in risk assessment in year

Our majar events/business disruption

risk autlook has reduced over the year as
Covid-19 related disruption ta our business
has eased following the full opening of cur
assets and the retura ta the aifice of our
people, but this remains a medium to high
impact risk with a medium prabability.

This risk was increased tast year as the

Group's operations were severaly impacied

by the Covid-19 pandemic. Our core crisis
management team, overseen by the

Executive Committee, co-ordinated the

Group’s operational response to the

pandemic, and the resilience of our

business maodel, has enabled us o weather

the impact since its onset. We remain

mindful of the risks posed by any further | .
Covid-19 variants, and whether current i
vaccines will deal with them effectively.

We are also aware of the increase in global
uncertainity, heightened by the war in the
Ukraine. Specifically, tercarism remains

a threat, as is the risk of cyber security
breaches. Our crisis management leam
carry out event simulations ta test our
processes and procedures in response

to major incidents, We also undertake
reqular cyber securily training and testing.

Opportunity

The challenges of the last two years have
demonsirated the resilience of cur business
model and our robust trisis management
and business continuity plans. We remain
vigilant to the continued risk from the
pandemic and other external threats.



Internal Principal Risks
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rutegy Risks

The Group’s income and capital
perfermance could underperform in
absolute or relative terms as a result of
an inappropriate portfolio strategy and
subsequent execution.

This could result from:

- incorrect seclor selection and weighting.

- poor timing ol Investment and
divestment decisions.

- inappropriate exposure to develapments,

- wrong mix of assets, otcupiers and
region concentratian.

- overpaying for assets through inadequate
due diligence or price campetiiion.

- inapprapriate co-investment
arrangernents.

How we monitor and mitigate the risks

- The Board carrias out an annual
review of the averall corporate strategy
including the current and prespective
portfolio strategy so as to meet the
Group's overall objectives.

- Our porifolio strategy is determined to be
consistent with our larget risk appetite
and is based on the evalyaton af the
external environmenit.

Progress against the strategy and
continuing alignment with our risk
appetile is discussed regularly by both
the Executive and Risk Committees with
reference ko the property markets and
the external economic environment.
Individual investment decisions are
subject te robust risk evaluation
overseen by our Investrment Committee
including consideration af returns
relalive to risk adjusted hurdle rates.
Review of prospective performance of

indwidual assets and their business plans.

We foster collaborative relationships
with our co-tnvestors and enler into
ownership agreemenis which balance
the interests of the parties.

KRis:

- Execution of largeted acquisttions
and disposals in line with capital
allocation plan [overseen by the
Investment Committeel.

- Annual IRR process which forecasts
prospective returns of each asset.

- Partlotio liquidity including
percentage of our portfolio
in joint ventures and funds.

Change in risk assessment in year

Our portfolio strategy risk has remained
the same and is considered a medium
impact risk with a medium probability.
During the year, external impacts
discussed in the macroeconomic and
property market cutloak risks have
influenced our portfolio strategy and
performance. Whilst investment markets
are increasingly competitive in certain
subseclors, we continue to actively
crystalise value from mature and off
strategy assels into value accretive
acquisitions and develepment opportunities.

Cpportunity

Our portfalio strategy Lo actively focus

our capital on our competitive strengths in
development, active asset management and
repositioning of assets is a key opportunity,
We remain active in the investment market
and continue to take advantage of value
opportunities and good market pricing of
our assets, where available. This year has
marked the return io growth for bath our
Campuses and Retail & Fulfilment portfolios.

British Land Anpual Report and Accounts 2022 91



PRINCIPAL RISKS continued

(&) Development Risks
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Development provides an opportunity
for outperformance but usually involves
elevated risk. This is reflected in our
decision making process around which
schemes to develop and the timing of the
development, as well as the execution of
these projects.

Oevelopment strategy sddresses several
develepment risks that could adversely
impact undertying income and capitat
perfarmance including:

- developmenl letling exposure.
- censtruction timing and costs
{including canstruction cost inftation].
~ major contracter or subcontractar faiture.
-~ adverse planning judgements.

How we moniter and mitigate the risks

~ Woe-apply a risk-controtled development
strategy through managing our
exposure, pre-lelting strategy
and fixing <osls.

~ We manage our levels of total and
speculative developrient exposure within
targeted ranges considering assoctated
risks and the impact on key financial
metrics. This is monitored quarterty
by the Risk Commitiee along with
progress of developments against plan.

- Prior to commiiting to a development,
a detailed appraisalis undertaken. This
includes consideration of returns relative
ta risk adjusted hurdle rates and 1s
overseen by our investment Comsmutiee.

~ Pre-lets are used to reduce develapment

letting risk where considered appropriale.

- Competitive tendering of construction
contracts and, where appropriate.
fixed price contracts are entered inta.
We measure inflationary pressure on
construction materials and labour costs
|and sensitise for a range of inflationary
scenariosl and make appropriate
allowances in our cost estimates and
include within our fixed price contracts.

- Detailed selection and close monitaring
of contractors and key subcontractors
including covenanl reviews.

- Experienced development management
team closely monitors design,

canstruction and overail delivery process.

L

Early engagament and strong
relationships with ptanning authorities.
The Board considers the section 172
factors to ensure the impact on the
environment and communities is
adequately addressed.
- Through our Place Based approach.
we engage with communilies where we
__operate {e incorperate stakgholder views
in our develapment activities, as detailed
in our Sustainability Briefl.
- Woe engage with our development
suppliers Lo manage gnvironmental
and social risks, including through our
Supplier Code of Conduct, Sustainability
Brief and Health and Safety Policy.
- Management of risks across our
residential developments in particular
fire and salety requirements.

KRls:

- Taial gevelopmens exposure ¢12.5%
of portiolio by value.

- Speculative development exposure
< 12.5% of portiotio ERV.

- Residential development expasure.

- Progress on execution of key
development projects against plan
lincluding evaluating yield on cost).

- Construclipn cosis inflation forecasts.

Key: Change in risk assessment from last year

Increase No change

Detrease

m New risk
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Change in risk assessment in year

Our development risk has remaiped the
same and is considered a medium impact
risk with a medium probability.

We are on site with 1.7m sq ft of
developments, with new commitments
including Phase 1 of Canada Water and
Phase 2 at Aldgate Place. Our development
exposure remains well within our internal
risk parameters of 12.5%; and our total
development exposure is 6.2% of portfolio
gross asset value with speculalive exposure
of .4% lwhich is based on ERY and includes
space under offer].

During the year, we saw significant
inflatienary increases in the construction
supply chain for certain materials

and labour, which have been further
compounded by the war in Ukraine. Our
inflation forecast [based on tender price
inftation| has increased to around 8-10%

wr 2022 and around 4-5% for 2023 and 2024
based on an expectation of ongoing wage _. .
pressures for construction warkers and
raw materials grices remaining elevated.
This is frequently under review to ensure
cur contingencies and cost plans are robust
to deal with the market flucluations. Having
maintained momenium on our development
pragramme throughout the pandemic

wa have been able to place contracts
competitively and 91% of costs are

fixed on committed developments,

Oppaortunity

Progressing vatlue accretive development
is one of our key priorities far our business
and is a fundamental driver of value.

The sirength of our balance sheet, our
relationships with our conltractors and the
experience of our management learn means
we are well positicned to progress our
development pipeline, whilsl mitigating
the risk through a combination of timing,
pre-lets, fixing costs and use of

joint veniures.

We will continue lo actively monitar the
inflationary price increases or any potential
defays in the construction supply chain and
waork with our contractors to manage such
issues. We will alsa review the impact on
development returns prior to commitling to
future developrmients to ensure we megt our
detailed pre-set eriterfa subject to approval
by the Investment Commitiee.



) Financing Risks
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Failure to adequately manage financing
risks may resullin a shortage of funds to
sustain the operations of the business or
repay facilities as they fal( due.

Financing risks include:

- reduced availability of finance.

- increased financing costs.

- leverage magnifying properly returns,
both posilive and negatve.

- breach of covenants on
Borrewing facilities.

How we manitor and mitigate the risks

- We reqgulariy review funding

reguirements for our business plans

and commilmenis. We monitor the
periog untit financing is required. which
is a key determinant of financing activity.

Debl and capital market conditions

are reviewed regularly to idenify

financing opportunities that meet

our requirements.

- We maintain good long term relationships
with our key financing partners.

- We set appropriate ranges of hedging
on the interest rates on gur debt. with
a balanced approach to have a higher
degree of protection on interest casts in
the short term and achieve market rate
finance in the medium to longer term.

~  We work with industry bodies and
relevant organisations to participate in
debate on emerging finance regulations
affecting our business,

- We manage our use of deht
and equity finance {0 balance the
bengfits of leverage 2gainst the
risks, including magnification of
property valuzat:on movements.

- We aim to manage our loan to value
[LTV] through the property cycte such
that our financial position would remain
robust in the event of a significant fall
in property values. Alongside LTV, we
also cansider net debt to EBITDA which
measures income against cur debt [with
recourse to British Land] With these
metrics, we do nat adjust our approach
io leverage based only on changes in
property market yields,

We manage our investment activity,
the size and timing of which can be
uneven, as well as our development
commitments to ensure that our

LTV and net debt lo EBITDA levels
remain appropriate.

Financial covenant headroom is
evaluated regularly and in conjunction
with transaction approval.

We spread risk through joint ventures
and funds which may be partly financed

by debt without recoeurse te British Land.

KRls:

- Pertod until refinancing is required
[not less than two years).

- LTV

- Net debt to EBITDA.

- Financial covenant headroom.

- Percentage of debt with interest rate
hedging [average over next five years).

Change in risk assessment in year

Qur financing risks overall have remained
consistent and are considered medium
impact with a low to medium probability.
The current uncertain environment
reinforces the impartance of a strang
balance sheet. We have continued to
closely manage our LTV which has
increased moderately to 32.9% as a

resull of invesiment in growth sectors

and Campus development, offset by sales
and valuation increases. However, following
the Paddington Central transaction post
year end our LTV falls to 28.4% on a
proforma basis.

We have relained significant headroom to
our Group covenants, which could withstand
a fall in asset values across the portfolio of
49%., prior ta taking any mitigating actions-

Market interest rates have risen from very
low levels and further rises are anticipated.
In line with our interest rate management
policy, we have hedging on 79% of our
projected debt on average over Lhe

next five years.

Qur strong senior unsecured rating ‘A’
long term IDR credit rating ‘A-" and
short term IDR credit rating 'F1" were
all affirmed by Fitch during the year,
with a slable outlook.

During the year we have signad a new
£100m £5G-tinked revolving credit facility
with aninitial 5 year term, extended our
£450m ESG-linked revolving credit facility
to 2027, and raised a new £420m ‘Green
loan’ for the Broadgate joint venture,
secured on 100 Liverpool Street,

We expect Lo continue to be able to

access funds from a range of sources in
the debt capital markets, as required by the
business, for unsecured and secured debt.

Opportunity

The scale and quality of our business
enables us to access a diverse range

of sources of finance with a spread of
repayment dales. Good access la debt
capital markets allows us to support
business requirements and take

advantage of opportunities as they arise,

At 31% March 2022, we have £1.3bn of
undrawn, cornmitted, unsecured revolving
facitities and cash: and past comptetion of
the Paddington Central transaction we have
nc requirement te refinance untit late 2025.
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@) Environmental Sustainability Risks
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A failure to anticipate and respond
appropriately and sufficiently to [
environmental risks or opportunities and
lii) preventative steps taken by government
and society could lead to damage to our
reputation, disruption in our operations
and stranded assets,

This risk category includes the:

- increased exposure of asseis ta
physical epvironmental hazards,
driven by climate change.

- policy risk from the cost of complying
with new climate regulations with
specific performance and/or
technology requirements.

- overall compliance requirgments
from existing and emerging

_enviranmenial regulation.

- leasing risk as a result of less
sustainable/nen-compliant buildings.

How we moniter and mitigate the risks

~ Woe have a comprehensive ESG

. programme which is regularly reviewed
by the Board, Executive Commiitee and
CSR Commuttee.

- The Risk and Sustainability
Comrniltees have overseen our
TCFOD working group ta implement
the TCFD recommendations including
scenaric analyses lo assess our
exposure (o climate-retated physical
and transition risks.

- The Sustainability Committee moniters
our performance and management
controls. Underpinned by aur SBTi-
climate targets, our guiding corporate
policies (the Pathway to Net Zero and the
Sustainability Briel] establish a series of
climate and energy targets to ensure our
alignment with a societal transition to

net zere that limits glebal warming

to 1.5°C.

Our property management department
operates an environmenlal management
systern aligned with IS0 14001. We
continue to hold 150 14004 and 50001
accredilations at our commercial offices
and run 150-aligned management
sysiems at our retai assets.

Climate change and sustainability
considerations are fully integrated
within pur investment and developrent
decisions and are evaluated by the
tnvestment Committee and Board

in all investment decisions.

Through our Place Based approach to
social impact we understand the most
impariant issues and opporiunilies in the
communities around each of our places
and locus our efforts collaboratively 1o
ansure we pravide places that meet

the needs of all relevant stakeholders.
We target BREEAM Outstanding on
olfices developments, Excellent on retail
and HMQ3* on residen(ial. We have also
sdopted NABERS UK on all our new
office developments.

We undergo assurance for key dala and
disclosures across our Sustainability
programme, enhancing the integrity,
guality and usefulness of the
information we provide.

KRls:

- Energy intensity and carbon
ernissipns, Specitically, energy
performance certificates.

- Future cost of carbon offsets to meat
our 2030 nel zero carbon goal.

- Parifolio flood risk.

Key: Change in risk assessment from last year

Increase No change

L

Decrease
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E New risk

Change in risk assessment in year

Our environmental sustainability risk
outlook has increased in the year and is
cansidered a medium impact risk with

a medium probability.

Overall, the environmental sustainability
nsk outlook centinues to increase in
prominence and importance (o our
business, cur customers and ather key
stakeholders. Also, regulatory requirements
and expectations of compliance with best
practice have increased and continue

to evolve.

During the year, we have worked closely
with Willis Tawers Watson to quantify

the key physical and transition risks that
climate change poses to our business and
1his is informing our. long term sirategy.
The mast material issves include: Hoad risk
vulnerability; the increasing price of carbon
offsets; and the costs of complying with
oinimum EPC standards. More details

.are provided in the TCFD disclosures

on pages 49-57.

We are continuing to improve the energy
efficiency of our standing portiolio and have
completed net zero audits of 29 of our majar
oftice and retait assets, idenlifying energy
efficient interventions and action plans.
Alongside this pracess, we are identifying
interventions which improve the EPC rating
of buildings rated € and below to comply
with MEES {Minimum Energy Efficiency
Standard) legislation, which is expected

to require buildings to be A or B rated

{or valid exemnptions registered| by 2030.

Opportunity

We have a clear responsibility but also
opportunity lo manage our business in
the moslt environmentally responsibie and
sustainable way we can. This is integral

ta our strategy; it creates value for qur
business and drives posilive cutcames

far our stakeholders.

We have made good progress on our 2030
commitments which include ambilious
targets to be net zero carbon by 2030 and
3 focus on enwironmental leadership. We
were pleased to retain aur 5 star rating

in GRESB, the giobal benchmark for real
estale, achieving 5 stars for both Standing
Investments and Developments for the
second year running



ople and Culture Rishs
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Inability to recruit, develop and retain

staff and Directers with the right skills

and experience required to achieve the
business objectives in 8 culture and
envirenment where employees can thrive,
may result in significant underperformance
or impact the elfectiveness of gperations
and decision making, in turn impacting
business performance.

How we monitor and mitigate the risks
Qur HR strategy is designed to yunimise
risk through:

- informed and skilled
recruilment processes.

- lalent performance management
and successien planning for key roles.

- highly competilive compensation
and benefits.

- people developrment and training.

- our flexible working policy helps retain
emgloyees while promoling work-life
balance and helping to improve
productivity.

This risk is measured through employee
engagement surveys, wellbeing surveys.

employee turnover, exil surveys and
retention metrics. We engage with our
employees and supgpliers to make clear
our requirements in managing key risks
including health and safety, fraud and
bribery, modern slavery and ather sacial
and environmental risks, as detailed in
our policies and codes of conduct.

KRls:

- Voluntary =taff turnover.

- Employee engagement and wellbeing.
- Diversity and inclusion.

Change in risk assessment in year

Our people and culture risk has

increased in the year and is considered

a medium impact risk with a medium to
high probability.

This risk has increased in the year reflecting
the challenging operating envirgenrment
caused by Covid-19, tegether with general
rising wage expectations and a recent
increase in employee mobilily.

Following the easing of tackdown
restrictions, we have successfully
transitioned cur people back to the office,
whilst supporting individuals with more
flexible warking arrangements, We have
focused an staff wellbeing and have actively
sought feedback from staff through pulse
survays and taken several steps as a resull
to promcte wellbeing.

We are cornmilted to improving the
diversily, equalily and inclusivity of our
business and in November 2021, the CSR
Committee approved our DE&I strategy
which sets out our 2030 ambitions fer
the business.

Opportunity

We have a broad range of expertise

across our business which is critical to the
successful delivery of gur strategy. Our stafi
turncver rermains relatively low. We will
assess our employee propasition to ensure
it still delivers what people most value

in a chenging labour markel. We have an
apportunity to enhance our good employer
brand, but will continue {o keep this under
review, and will actively monitor and
promote wellbeing.

Customer Risks

The majority of the Group'sincome is
comprised of rent received from our
customers. This could be adversely
aftected by non-payment of rent; occupier
failures; inability to anticipate evolving
custamer needs; inability 1o re-let space
on equivalent terms; poor customer
service as well as potential structural
changes to lease obligations.

How we monitor and mitigate the risks

- We have a high quality, diversified
customer hase and monitor individual
exposure to individual eccupiers
or sectors.

- We perform rigoreus occupier cavenant
checks ahead of approving deals and
an an ongaing basis so that we can
be proactive in managing expasure o
weaker occupiers. An occupier walchlist
is mainlained and regularty reviewed by
Risk Committee and property teams.

- We work with our customers ta find
ways Lo best meel their evolving needs.

- We lake a proactive assel management
approach to maintain a strong accupier
line-up. We are proactive in addressing

key lease breaks and expiries
_to minimise pericds of vacancy.
- We regularly measure customer
satisfaction across our customer
base through custorner surveys.

KRls:

- Market tetting risk including
vacancies, upcoming expires and
breaks, and speculative development.

- Occupier covenant strength and
concentration lincluding percentage
of rent classified as "High Risk’).

- Occupancy and weighted average
unexpired lease term.

Change in risk assessment in year
Our customer risk has reduced fromits
elevated position last year, but is still
considered both a medium to high
impact and probability risk.

Our customer risk was heightened at last
year end as most of our customers were
unable te operate their businesses due to
Covid-19 related restrictions, impacting
their ability to pay rent. Whilst our
performance continued to be impacted,
our rent coliection has recovered to close

to pre-pandemic levels as the UK economy
recovered across the year.

We have continued to work closely with our
customers lo maximise occupancy and rent
collection whilst monitoring their cavenant
slrength and taking actions appropriately.
This is reflected in our rent coliection
which is 97% far the year.

As our markets have continued to polarise,
cusiorners demand more from the places
whera they work and shop. We are well
positioned across beoth our Campuses and
Retail & Fulfilment partfolios where we
focus on providing best-in-class space;
and this has been ewidenced by our

strong leasing activity.

Looking forward, we are mindful that higher
input prices may impact the profitability of
our customers, particularly on the retail side.

Opportunity

Successful customer retationships are
vital to our business and continued growth.
Qur business model is centred around

our customers and 3ims to provides them
with modern and sustainable space which
aligns to their evolving neads and that of
our markets.
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@D Operational and Campliance Risks
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The Group's ability to protect its
reputation, income and capital values
could be damaged by a failure to manage
several key operational risks to our
business including:

- information Systems & Cyber Security.
- Health & Safety.

- Third Party relationships.

- Financial crime compliance.

Compliance failures such as breaches
in regulations, third party agreements,
loan agreements or 1ax legislation
could also damage reputation and

our financial performance.

How we monitar and mitigate the risks

- The Executive and Risk Commiitees
maintain a strong focus on the range
of operational and compliance risks
to our business.

Information Systems and Cyber Security
- The InfoSec Steering Committes
chaired by the Head of Strategy,
Cigitat and Technology, oversees-
our {T infrastructure, cyber security
and key IT controls and reports o the
Risk Committee and Audit Committee.

- Cyber security risk is managed using
a recognised securily framework,
supported by best practice security tools
across our technology infrastructure,
IT security policies, third party risk
assessments and mandatory user
cyber awareness traning.

Health & Safety

- The Health, Safety and Environment
Cammiilee is chairad by the Head of
Property Services and governs the
Heatth & Safety management systems,
processes and performance in terms of
KPls and reparts to the Risk, Audit and
CSR Commiltees.

- Al our properties have general and fire
risk assessments undertaken annually
and any required improvements are
implemented within defined time frames
depending on the category of risk

- Ali pur employees must atiend H&S
training relavant {o their roles.

Third Party Relationships

- We have a robust selection process
for our key pariners and suppliers;
and contracts contain service level

agreements which are monitered regularty.

- We maintain a portfolic of approved
suppliers to ensure resilience within
aur supply chain.

Financial Crime Compliance

- Woe operate a zero tolerance approach
for bribery, corruption and fraud and
have policies in place to manage and
monitor these risks.

- All employees must underlake
mandalory lraining in these areas.

KRls

- Information Systems
Vulnerability Score.

- Cyber Security Breaches.

- H&5 Risk Assessments.

- H&S Incidents.

Key: Change in risk assessment from last year

Increase Nc change

Decrease

8] vew risk
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E Change in risk assessment in year

Our Operational and Compliance risks have
been elevated to a new principal risk which
is considered a medium impact risk with

a medium probability. Key risks include
Infermation Systems & Cyber Security,
Health & Safety, Third Party Relationships
and Financial Crime Compliance.

The wider use of digitat technology across
the Group increases the risks associated
with information systems and cyber security
such as ransomware, phishing, malware
and socizl engineering In the wider market,
cyber risks continue to be heightened due to
the risa in attempted cyber altacks, in some
cases exploiting changes in working
patterns due to Cavid-19.

During the year, our Health & Safety team
have continued tg prioritise the safely of our
people whilst working away from the office
at times as well as the management of
our assets and developments to ensure
the business is operating in 3 safe and
compliant manner. We continue to closely
menitor the regulalory environment and
respond ta any new requirements, for
instance fire safety improvements, to
ensure compliance.

The Groug provides third party services (o

2 number of key joint venture pariners, the
number of which has expanded in the year,
and ensuring 1hat the provision of those
services is al an appropriste level continues
o be a key tocus for the business.

Opportunity

Our business is set up to navigate and deal
with complexity. Our ability to manage and
pperate large complex property portfolios
and developmeants is a key differentiator and
allows us to work with selected joint venture
partners who vatue our expectise. We will
continue {0 invest in and develop our
platform to deliver these services.



VIABILITY STATEMENT

Viability
statement

Assessment of prospects

The Direclors have worked consistently over
several years tn pnsure that British Land
has a strong and robust financial positicn
and the Group is now benefiting from that,
as follows:

- The Group has access to £1.3bn of cash
and undrawn facilities. Before factoring
in any income receivable, the facilities
and cash would be sufficient to cover
forecast capitsl expenditure, property
aperating costs, administrative
expenses, maturing debt and
interest over the next 12 months.

- The Group retains signtficant headroomn
an its debt covenants, has no inceme ar
interest cover covenants an unsecured
debi and has no requiremeni lo
refinance until late 2025.

- Inthe year we signed a E420m Green
Loan facility for the Broadgate joint

- venture secured on 100 Liverpool Street,
arranged a new £100m RCF tc 2027 and
extended an existing £450m RCF for a
further year to 2027,

The sirategy and risk appetite drive the
Group's forecasts. These cover a five-year
period and cansist of a base case forecast
which includes commitied transaclions
only. and a forecast which also includes
non-committed transactions the Board
expects the Group to make, in line with

the Group's sirategy. A five-year forecast

is considered 1o be Lhe gptimum balance
between the Group's long term business
medel to creaie Places People Prefer

and the fact that property invesiment is a
\ong term business with weighted average
lease lengths and drawn debt maturities

in excess of five years 5.8 and 6 9 years
respectively at March 2022|, offset by

the pragressively unreliable nalure of
forecasting in later years, particularly given
the historically cyclical UK property industry.

Assessment of viability

For the reasons autlined above, the period
over which the Directors consider it feasible
and appropriate lo reperi on the Group's
viability remains five years, to 3) March 2027.

The assumgtions underpinning the farecast
cash flows and covenant comptiance
iorecasts were sensitised to explore the
resitiance of the Group to the potential
impact of ihe Graup's significant risks.

The principal risks table on pages 88-95
summarises those matters that could
prevent the Group from delivering on its
strategy. A number of these principal risks,
hecause of their nature or patential impact,
could also threaten the Group's ability {0
centinue in business in its current farm if
ihey were to occur.

The Directors paid particular attention

to the risk of a deterioration in economic
outlook which would adversely impact
property fundamentals, including investor
and occupier demand, and which would
have a negalive impact ¢n valuations,
cashflows and a reductian in the availability
of finance. In addition, we have sensitised
for the potential implications of 3 major
business event andfor business disrupticn.
The remaining principal risks, whilst having
an impact on the Group’s business model,
are naol considered by the Directors [o have
a reasanable likelihood of impacting the
Group's wability over the five-year period

to 31 March 2027.

The most severe but plausible downside
scenario, rellecting a severe economic
downturn, incorporated the

following assumptions:

- Structural changes to the property
market and customer risk, reflecied
by an ERV decline, accupancy decline,
increased void periads, development
delays. no new lettings during FY23, the
impact of a proportion of our high risk
and medium risk occupiers entering
administration, and lower rent
collection [as previously
experienced during Covid-19).

- Areduction in investment property
demand to the level seen in the last
severe dawnturn in 2008/09, with
autward yield shift to 9% net
eguivalent yield.

The outcome ¢f the 'severe downside
scenario’ was that the Group's covenant
headroom on existing debt [i.e. the level

at which invesiment property values would
have to fall before 2 financial breach occurs!
reduces from £9% to, al its lowest level,
18%, prior to any mitigating actions such as
asset sales, indicating covenants on existing
facilities would not 5e breached.

Based on the Group's current
commitlments and available facilities there
is no requirement to refinance until tate
2025. In the normal ceurse of business,
financing is arranged in advance of

The British Land Company PLC 00621920

expected requirements and the Directors
have reasonable canfidence that additional
or replacemaent debt facilities will be put in
place pricr Lo this date.

In the ‘severe downside scenario’ the
refinancing date reduces Lo early 2023,
However, in the event new finance could not
be raised mitigaling actions are availabla

o enabie the Group to meet its future
liabilities at the refinancing date, principally
asset sales, which would allow the Group to
continue to meels ils liabilities over the
assessment period.

Viability statement

Having considered the forecast cash flows
and covenant camgpliance, and the impact
of the sensilivities in combinalion in the
‘severe downside scenario’, the Directors
confirm that they have a reasonable
expectation that the Group will be able

to cantinue in operation and meet ils
liabilities as they fall due over the

peried ending 31 March 2027.

Going concern

The Directars also cansidered it appropriate
to prepare the financiat statements on the
going concern basis, as explained in the
Governance Review.

During the year the Board assessed

the appropriateness of using the ‘going
concern’ basis of accaunting in the financial
statements. The assessment considered
future cash flows and debt facilities [to
assess the liquidity risk of the Company}
and the availability of finance [to assess
solvency riskl. The assessment covered

the 12-month periad required by the

‘going concern’ basis of accounting.

Following thase assessments, the
Directors believe that the Group is well
placed to manage its financing and other
business risks satisfactorily and have a
reasonable expectatian that the Company
and the Group have adequate resources to
continue in operatiaon for at least 12 monihs
from the date of the Annual Report. They
therefore consider it appropriate to adopt
the going concern basis of accounting in
preparing the financial statements,

The Strategic Report was appraoved by the
Board on 17 May 2022 and signed an its
behalf by:

i

Simon Carter
Chief Executive
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CHAIRMAN'S INTRODUCTION

Tim Score
Chairman

2022 Corporate

Governance Report

A refreshed management team,

an exciting corporate strategy

and stretching sustainability goals:
the Board has guided the Company
through a year of opportunity

and growth.

As | outlined in my Chairman's Statement
on page 10 the Company has a clear and
ambitious siralegy to fulfil s purpose in
creating Places People Prefer. 8y utilising
our compelilive advantage in aciive asset
management and development combined
with meaningful stakeholder engagement,
the Company is working hard to capture
growth and deliver financial returns in an
increasingly more sustainable way.

The Board's role during the year has teen
to chalienge arid support management both
in the development of the new strategy and
in its execution_ praviding challenge and
independent lines of sight to refine and

. maximise the business's objectives.

As the Company has delivered on its priorily
Lo more actively recycle capital from its
mature portfolio and invest inta growth
sectors, unique developments and value
oppartunities, the Board has taken bold
decisions whilst ensuring financial and
organisational lengevity. Financial capacity,
the demands on the workforce, shareholder
returns. gur sustainability geals and the
impact on ocur broader stakeholders

have all been at the forefront of our
decision-making process.

The nature of our business, from investing

- in and developing properties to managing

and curating our spaces, means we have
a continuous dialogue with a wide group
of stakeholders and consider our
environmental and social impacts in

ali that we do. This cultural approach

is central to gur purpose and flows
thraugh all levels of the organisation.

As the Company continues 1o work towards
its ambitious strategic and sustainability
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Training

During the year, the Beard participated
in a deep-dive training session on the
progress against our 2030 Sustainability
Stralegy and the future initiatives that
will drive carbon reduction. Our subject
malter experts provided detailed training
an the technical aspects of embedied
and operational carbon, the Company's
broad sustainability reporting
programme, external investor and
analyst views on sustainability and

the focus of the management team

far the year ahead.

Glossary

1. Rermuneration policy and engagement
with sharghalders [DRR page 127

2. Director biographies
[Directors’ Report page 101]

3. Board changes and appeintment
process followed during the year
[Nomination Commitize Report,
page 116]

AGM

Follewing the success of the 2021 AGM,
we will once again be holding a hybrid
meeting on 12 July 2022 at Storey Club,
100 Liverpool Strees. Full details are
containged within the 2022 Notice

af Meeting. We would encourage
shareholders to join either virtualty or
physically and participate in the meeting.

objectives, the Board will continug to
develop its operation to ensure ihat the
governance framewoark the Cempany
operates under is complementary to
those objectives.

This year, | want to provide you with

an insight into the core role of the Board
during the year under review, with a focus
an stakeholder engagement and the impact
it has on our decision making process. The
case studies an the following page give a
real insight inta the waork of the Board and
the matters that are considered that go to
the heart of how British Land operates.

i hope you find this new fermat useful

and enjoy reading abaut our work.

The rest of our carporate governance report
will describe in detail how the Company
continues to uphold high standards of
corporate governance. Each Committee
Chair will provide a detailed view of the
work that their respective Committee

has undertaken.
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CHAI!RMAN'S INTRODUCTIQN continued

As | look forward to the year ahead, | would
like to take the opportunity to thank my
colleagues on the Board and across the
business for their continued hard work
and dedication.

Tim Score
Non-Executive Chairman

Stakeholder engagement
Stakeholders are at the centre of our
decision making process to ensure that as a
business we produce Places People Prefer.
Pages 32-34 outline our stakeholder
groups and provide details of how we
engage wilh them.

The following case studies previde
examples of principal decisions taken by the
Board during the year, and how Directars
have had specific regard to elements of
section 172 (al-{f| of the Companies Act
2006. Our formal section 172 Statement

is wilhin the Strategic report on page 33.

Our Workforce Engagemeni Siatement 1s
incorporated within the repart of the CSR
Comenittee on pages 114-115 which
provides Board tevel oversight of this
important work. :

Canada Water

Working with AustralianSuper and in partnership
with Southwark Council, this mixed use scheme
is expected to include 3,000 new homes
alongside a mix of commercial, retail

and community space.

image is a CGI

100

Applied governance
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Principal Board Decisions

The Oirectors individually and collectively
consider their obligations under section
172 (a}-[f) of the Campanies Act 2006
when making decisions. Management take
care lo prepare decision papers that are
scrutinised al execulive tevel committees
and subsequently endorsed if appropriate
before they are presented to the Board.
Directors lake greal comlort Iram the -
detail and diligence that management
apply in preparing papers, and individual
Board members often take the opportunity
to have briefings with subject matter
experts to bolster their knowledge.

A checklist is provided within each
decision paper that details the individual
subsections of section 172 and the impact
that the decision is Likaly to have on each
stakehotder group. Whilst all stakeholder
groups are considered, the following are
some exarnples of the principal decisions
taken by the Board during the year

that demonstrate the impact of the
decision process:

Case studies:

1. Part disposal of Canada Water

to AustralianSuper

In March 2022, the Company announced
the sale of 50% of our share in the Canada
Water Masterplan to AustralianSuper

and the creation of a new joint venture.
The transaction delivered on our plan

to inlroduce a pasriner on the project to
accelerate delivery of and returns from
the Masterplan. This new structure also
provides visibility aver the 10-year
development programme, benefiting the
internal project team, the suppliers and
partners thak we are contracted with and
the lecal communities and end customers
that will be able to have the benefit of the
scheme ance finished.

Securing a pariner as credibie as
AustralianSuper with a track record In
responsible invesling and delivering mixed
use redevelopments within London was
a key consideration far the Board. The
tong term impacts on the Cempany’s
reputation for high standards of business
canduct are reflected by our choice of
AustralianSuper and the Board was
salisfied that, culturally, the twa
organisations would fit well together.

2. 2 Finsbury Avenue

The Beard approved the demolition of
the existing 2 Finsbury Avenue building
and enabling works for the proposed
redevelopment in January 2022. In
daing so, the Board had regard ic the
enviranmenial impact of the scheme
by reference to the Company's 2030
Sustainability Strategy and the
embadied carbon levels proposed

for the development.

In preparation for the proposal being
brought to the Beard, the Investment
Committee reviewed the proposal an
two separate occasions and challenged
the project team to rnake design and
procurement changes to reduce carbon
to a market teading tevel for a new high
rise building.

The proposal that the Board subsequently
considered detailed how material and
method innovatigns had been employed

to improve the sustainability credentials of
the design, which in turn slightly increased
development casts. Reflecting strong
demand for more sustainable space, as
evidenced at 1 Broadgate which was fully
let four years ahead of comaletion at
attractive rents, the Board was satislied
that any increase in costs would be more
than offset by higher rents as a result of
its stronger susiainability credentials.

3. Free shares

As detailed within the CSR Committee
repart on page 115, the employee
engagernent survey 1s a key tool that the
Board relies on for detailed engagement
with the workforce, An area of particular
feedback highlighted in the annual survey
in February 2022 was how much
employees had valued the Free Share
awards under the Company’s Approved
Share Incentive Plan which had been
suspended during the Covid-19 pandemic.

Management had originally intended to
conlinue to suspend the award of free
shares as part of the budget forecasting
process for the year ending 31 March
2023. However given the strong financial
performance of the Company during the
year and the high value our employees
put on the Free Share awards, the Board
approved the proposal by management to
provide Free Share awards across all BL
employing companies.
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BOARD OF DIRECTORS

Driving success

Our Board develops strategy and
leads British Land to achieve
long term success.

1.Tim Score

Non-Executive Chairman [N]
Appointed as a Non-Executive Birector
in March 2014 and as Chairman in
July 2019.

Skills and experience
Tim has significant experience in the

rapidly evolving glebal technelogy landscape

and brings years of engagement bath with
mature ecanomies and emerging markets
to the Board.

He is the Depuly Chair, Senior Independent
Director and Chair of the Audit Commitiee
at Pearson plc and is a Non-Executive
Directar at the Foctball Association.

He is also a Non-Executive Director and
Chair of the Audit and Risk Committee at
Bridgepoint Group plc and sits on the board
of trustees of the Royal National Theatre.
Tim was formerly a Non-Executive Director
at HM Treasury, Chief Financial Officer of

ARM Holdings PLC and held senior financial

positions al Rebus Group Limited, William
Baird ple, LucasVarity plc and BTR plc.
From 2005 to 2014, he was a Non-Executive
Director af National Express Group PLC,
including time as interim Chairman and

six years as Serwor Independent Director.

2. Simon Carter

Chief Executive Officer

Appaointed ta the Board as Chief Financial
Officer in May 2018 and as Chief Executive
in Novemnber 2020.

Skitls and experience

Simen has extensive experience of finance
and the real eslate seclor. He joined British
Land from Logicor, the owner and operator
of European logistics real estate, where he
had served 3s Chief Financial Officer since
January 2017. Prior to joining Logicor, from
2015 10 2017 Simon was Finance Director at
Quintain Estates & Development Ple. Simon
previously spenl aver 10 years with British
Land. working in a variety of financial and
strategic roles and was a member of our
Execulive Committee trom 2012 until his
departure in January 2015. 5imon atso
previously worked for UBS in fixed income
and qualified as a chartered accountant
with Arthur Andersen. In May 2022, Simon
was appointed to the Board of Real Estate
Balance, a campaigning orgzanisaticn
working {o improve diversity and

inclusion in the real estate industry.

3. Bhavesh Mistry
Chief Financial Officer
Appointed to the Board in July 2021.

Skills and experience

Bhavesh brings a broad range of financial,
stralegic and transfermation experience

to British Land gained across a number of
mullinational erganisations. Priar lo joining
British Land, Bhavesh was Deputy Chief
Financial Officer at Tesco PLC. Bhavesh has
previously held senior finance and strategy
rotes in a range of consumer-facing
businesses including Whitbread Hotels

and Restaurants, Anheuser Busch [nBev
and Virgin Media. Bhavesh qualitied as a
Chartered Accountant with KPMG and holds
an MBA from London Business Schoal.

Board Commiltee membership key

Audit Commitlee

Corporate Secial Responsibility Committee
Namination Committee

Remuneration Committee

O0B8EE8

Chair of a Beard Commuttee

The British Lané Company PLC 00421920

4. Preben Prebensen

Senior Independent

Non-Executive Director
Appointed as 2 Non-Executive Director in
Septembter 2017 and Senior independent
Director in July 2020.

Skills and experience

Preben has 30 years’ experience in
driving long term growth for British
banking businesses.

He is currently the Independent
Non-Executive Chairman of Riverstone
International, having previously been Chief
Executive of Close Brothers Grouwp plc from
2009 until 2020. Preben was formerly the
Chief investment Officer of Catlin Group
Limited and Chief Executive of Wellington
Underwriting ple. Prior to that he held a
number of senior pasitions at JP Margan.
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BOARD OF BIRECTAORS continued

Board Committee membership key

Audit Committee

Corporate Social Responsibility Committee
Namination Committee

Remuneration Committee

{hair of a Board Committee

DEaso

5. Laura Wade-Gery

Non-Executive Director [R]
Appuointed 8s 2 Mon-Executive Director
in May 2015.

Skills and experience

Laura has deep knowledge of digital
transformatian and customer experienca
and brings her experience leading business
change management to the Board.

She is Chair of NHS Digital and a
Non-Executive Director of NHS England.
Maost recently, Laura accepted the position
of Nan-Executive Director at Legal &
General Group ple. Until Aprit 2021, she

T wasa NomErermve thiretor v oy e ———————

Lewis Partnership plc. Previously, Laura
was Executive Directar of Multi Channet at
Marks and Spencer Group pic, served n a
number of senior pasitions at Tesco PLC
including Chief Executive Officer of Tesca.
com and was a Non-Executive Directar of
Reach PLC (fermerly known as Trinity
Mirror plel.

&. Loraine Woodhouse
Non-Executive Director [A]

Appointed as a Mon-Executive Director
in March 202i.

Skills and experience

Loraine has extensive experience across all
finance disciptines and has worked within
many different sectors including rezal estate
and retail.

Laraine has been Chief Financial Officer of
Halfords Group plc since 1 November 2018.
Prior to jeining Hatfords, Loraine spent five
years in senior finance roles within the John
Lewis Parinership. in 2014 Loraine was
appointed Acting Group Finance Directer
and subsequently as Finance Oirector of
Waitrose. Prior to that, Loraine was Chief
Financial Officer of Hobbs, Finance Director
of Capital Shopping Centres Limited
(subsequently Intu Plcl and Finance
Director of Costa Coffee Limited. Loraine’s
early career included finance and invesiar
relations roles at Kingfisher Plc.

[

7. Alastair Hughes

Non-Executive Director /BB
Appointed a5 a Non-Executive Direclor
in Janvary 2018

Skills and experience

Alastair has proven experience of growing
real estate companies and is a fellow of the
Royal Institution of Chartered Surveyors

Alastair is 3 Naon-Executive Director

of Schroders Real Estate lavestment Trust
Limited, Tritax Big Box REIT and QuadReal
Preperty Group, with over 23 years of
experience in real estate markets.

He is a former Director of Jones Lang
LaSatle Inc. [JLL) having served as
managing director of JLL in the UK,

as CEO for Evraope, Middle East and
Africa and then as CEOQ for Asia Pacific.
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8. Irvinder Gondhew

Non-Executive Directar I3 )
Appointed as a Non-Executive Directar
in Dctober 2020,

Skills and experience

Irvinder brings over 25 years of experience
through cperational, strategic and digital
transformation rolas in a broad range of
sectors including retail, consulting and
financial services.

She is currently a Managing Directar at
Alvarez & Marsal and was previously a
Transformation Directar at Lloyds Banking
Group ple. Irvinder held several senior
execuiive positions in the UX and Australia
in consumer facing indusiries, across
supply chain aperations, strategy and
transfermation for FTSE 100/ASX
organisations including J Sainsbury ple,
Coles Group and BOC Group. Invinder's
industry experience is camplemented

with a career in global strategy consulling
including her cole as a Partner with AT
Kearney leading their consumer and retail
practice in Australia and New Zealand.



9. Nicholas Macpherson
Non-Executive Directar

Appointed as a Non-Executive Director
in December 2014,

Skitls and experience

ticholas has directed erganisations
through both fiscal and strategic change
management and brings this vital expertise
to the Board.

He ts Chairman of The Scoitish American
Investment Company PLC, a Director of C.
Hoare & Co. and a member of the Advisory
Council to Arcus Infrastructure Partners.
Nicholas was the Permanent Secretary o
the Treasury for over 10 years from 2005
to March 2016, leading the depariment
through the financial ¢risis and
subsegquent period of banking reform.

10. Lynn Gladden

Non-Executive Director [BI{E
Appointed as a Non-Executive Oirector
in March 2015

Skitls angd experience

Lynn is recognised as an authorily in
working at the interface of advanced
technalagy and industry. Her critical
thinking and analytical skills bring a
unique dimension Lo the Board.

She is Sheil Prafessor af Chemical
Engineering at the University of Cambridge
and was apoointed as Executive Chair of
the Engineering and Physical Sciences
Research Council [UKRI] in 2018. She is
als0 a fellow of the Royal Sociely and
Royal Academy of Engineering.

11, Mark Aedy
Non-Executive Director [
Appointed as a3 Non-Executive Girector in

 September 2027,

Skills and experience

Mark is 2 Managing Director and Head of
tMoelis & Company EMEA & Asia Investment
Banking. Pricr 1o 2009, Mark was on the
Global Executive Committee of Corporate &
frvestment Banking at Bank of America
terrill Lynch and before that was Head of
Investrment Banking EMEA at Merrill Lynch.
Aside from his executive career Mark holds
various non-profit and public sector board
roles, including Senidr Independent Director
of the Royal Marsden NHS Foundation Trust
and is a Trustee of the HALD Trust. He is
also a Visiting Fetlow at Oxford University.
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12. Brona McKeown

General Counset and Company Secretary
Appointed as General Counsel and Company
Secretary in January 2018, In January 2022
Brona also togk on responsibility for
Human Resources.

Skills and experience

Before joining British Land, Brona was
General Counsel and Company Secretary
of The Co-gperative Bank plc for four years
as part of the restructuring executive team.
Immediately prior 1o that she was Interim
General Counsel and Secrelary at the
Caoventry Building Society. Prior ta October
2011, Brena was Globat General Counsel of
the Corporate division of Barclays Bank ple,
having joined Barclays in 1998. Brona
trained and spent a number of years

at a large City law firm.
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GOVERNANCE AT A GLANCE The British Land Company PLC 00421920

A strategic enabler

Qur governance structure Board attendance
ensures that the right people Mesting
have access 1o the right Directar Altendance
information. Delegated Tim Score 416
authorities throughout Siman Carler 6/6
our organisation enable Bhavesh Mistry 5/5
effective decision making Preben Prebensen &fé
at appropriate levels. Mark Aedy 414
Lynn Gladden - 6/6
Alastair Hughes 5/6
Irvinder Goodhew b/6
Nichelas Macphersan 6/6
Laura Wade-Gery' 5/6
Loraine Woodhouse 616

1. Laura Wade-Gery missed one Board reeting in May 2021 due to itlness, but ensurad 3 full report &f the”
matters considered by the May 202t Remuneratian Committee which she had chaired was made at the
Roard meenng despite not being able to attend hersell.

The Board continues to demonstrate indiwdual and collective cammitment 1o 8ritish Land by devating

sufficient time to discharge its dulies and each year the Directors are asked to report their time spent on
British Land commitments. In addition to format meetings, the Saard met collectively with management
in February for the annual sirateqy oifsite as welt as for informal networking events throughout the year.

Governance framework

Corporate

Board of Audit Social Nomination Remuneration
Directors Committee Responsibility Commiltee Committee
Committee

Executive
Membership
comprises
Executive
Chiet Investment Executive Risk Commitiee
Executive Committee Committee Committee members.
The Cammitiees
ensyre the
implernentation
of the Company
sirategy.
Management
Membership comprises
Community Transition Health Sustainabitit key personnel from
Investment Vehicle and Safety Aty across the business
) : . Committee in the relevant subject
Committee Cammittee Cammittee area. The Commitiees
are invalved in the
granular day to day
tasks within their remit.

. Further information about the different
Committees can be lound an page 107
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GOVERNANCE REVIEW

Corporate
Governance
Report

Code compliance

We are reporting 'againsi the 2018 UK
Corporate Governance Code (the 'Code’|
available at frc.org.uk. The Board considers
that the Company has complied with all
relevant provisions of the Code throughout
the year.

For the purposes of Provision 5 of the
Code, the Board has designated the CSR
Committee as our prescribed method

of averseeing workforce engagement,
which provides greater resource at Board
level than a single board member and
demonstrates our continued commitment
to excellent workforce engagement.

Board leadership

e

and company purpose

The Board has determined that

the Company’s purpose is to create
and manage outstanding places to
deliver positive outcomes for all our
stakeholders on a sustainable basis.
We call this Places People Prefer.

We de this by understanding the evolving
needs of the people and organisations
who use our places every day and the
communities who tive in and around them.
The changing way people choose to wark,
shop and bive is what shapes our sirategy,
enabling us ta drive demand for aur space,
in turn creating value over the long term.

The Board, supported by an expert
management team, continues to maximise
the compelitive advantages of the Company
by utilising a deep Hisiary of stakeholder
engagement te 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 innovale

and produce world class destinations.

As at 31 March 2022, the Board comprised
the Chairman, the CEQ, the CFO and eight
independent Non-Executive Directors.

We continue o have a strong mix of
experienced individuzls on the Board. The
majority are independent Non-Executive
Directors who are not only able to offer

an external perspective on the business,
but aiso constructively challenge Executive
Directors, particularly when developing the

Company’s strategy and in their performance.

Qur governance struclure is designed to
ensure that decisions are taken at the
appropriate level and with the proper
degree of oversight and challenge.
Eterments of cur business require guick
decision making and this is enabled by an
agile Board and management team that
collabarate effectively on complex issues.

The British Land Company PLC 00421920

Strategy days

Following the Lifting of pandemic
restrictions, the Board was able to hold its
annual sirategy off-site in persan in London
in February 2022, The event was atlended by
the full Board and Executive Committee and
was structured to allow for the development
of and challenge to the Company’s corporate
strategy, with a balanced program of
presentalions, debate and discussicn.

The CEQ, senior execulives and external
guests gdelivered a number of presentations
to attendees, providing in-depth analysis on
aspects of the business and the external
environmenl. Areas of focus included:
driving returns on retad parks and our
London Campuses, our people stralegy.
development in the innavation sector,

and presentations from external parties

on the role of cities in a post-pandemic
environment and emerging lechnologies
including the metaverse.

Culture and stakeholder engagement
The Company’s purpose is core to every
decision taken by the Board. As detailed
on pages 8-9, the Campany has

a framework of values and strategic
measures that underpin our purpase

to ensure that the strategy and culture
of the Company are aligned. Led by the
CSR Commitiee, we have a broad range
of workforce engagement mechanisms
tc ensure the Board is able to assess the
culture of the arganisation. Qur werkfarce
engagement mechanisms are described
on pages 114-115.

Although the CSR Commitiee has general
oversighi of and responsibility for workforce
engagement, it collaborates with other
Board Committess as appropriate to the
axtent that issues identified fall under the
remit of a different Committee. The Board
is regularty updated by Committee Chairs.
The Board has delegated aversight of the
Company’s whistleblowing arrangements
te the Audil Committee buti retains overall
responsibility and receives updates on
cases as appropriale
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GOVERNANCE REVIEW continued

Board leadership

—=

and compuany purpose

The British Land Leadership Team consists
of the Executive Committee and its dicect
reporls in management roles who meet
regqularly both formally and informaily

te ensure there 1s a direct and visible link
across the business, and act as a channel
for workforce views Lo reach the Board.

As well as workiorce engagement, the CSR
Committee has formal respansibility for
engagement with the Company’'s wider
stakaholders, 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
stakehalders and wider communities that
we serve. The mechanisms that ensure
effective stakeholder engagement are
detailed on pages 32-34. Examples

of how principal decisions taken by the
Baard have been shaped by the impacts
on gur slakeholders are described in

the Chairman’s letter on page 99.

Further infarmatian on British Land's contribution ta
wider sociely can be found on pages 38-48

Engagement with major shareholders
Institutional investors and analysts
receive regular communications from
the Company, including investor retations
events, one-to-one and group meetings
with the Chairman and Executive Directors,
and tours af aur major assets. We have a
dedicated investor relatiens team which
manages our day to day shareholder
engagement and provides regutar
feedback ta the board.

Throughout the year we have hosted a
number of investor events, boih virtually
and in person after the lifing of pandemic
restrictions. Investar events including site
tours have been held at Canada Water and
Norton Folgate, and the CEQ, CFO and Head
of Real Estate have delivered thair usual
hatf year and full year results presentations
as well as participating in @ number of
virtual and in-person roadshaws, private
ctients roadshows and retail investor
meetings. We also engaged with our major
shareholders during our review of our
Remuneration Palicy. The resulling chariges
to the palicy are summarised on page 129.

1as

The Chaicman is committed to ensuring
thal shareholder views, both positive and
negative, are relayed back lo the Board ang
is assisted by the executive team in daing
sa. The Chairman, Senior Independent
Director, CEQ and CFO are available to
address any concerns our stakeholders may
wish to raise. In June 2021 the Chairman
attended a number of meetings with key
investors and sharehalders including.
among others, BlackRock, Norges Bank
and Brooklield.

in addition 10 the Chairman’s efforts, the
Chief Execuiive provides a written report
at each scheduled Board meeting which
includes a summary af markel aciivity and
cemmentary on investor meetings in the
period. Direct feedback received during
roadshows and other events is made
available to the Board as appropriaie.

The Board engages with wider shareholders
via our Anpual General Meeting which

is held it a hybrid format and allows

for sharehotders to submit comments

or questiens for the Board either in

person or via the website or telephang.

Conflicts of interest and

external appointments

The Directors are required to avoid a
situation in which they have, or coutd

have, a direct or indirect conflict with the
interests of the Company. The Board has
established a pracedure whereby Directors
are required to nolify the Chairman and the
General Counsel apd Company Secretary
of all new potgntial outside interests and
actual or perceived conflicts that may affect
them in their roles as Directors of British
Land. The Board reviewed its Conllicis of
Interests Policy during the year and made
amendments to provide a distinclion between
the approvals required for significant and
nan-significant appointments.
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Any external appointments must be
approved betore they are accepted by
Directors. The Board has delegated
authority to the Chairman [or Senior
independent Oirectors for appoiniments
cancerning the Chairman) and any other
member of the Nomination Cammittee 1o
provide approval for significan! appeiniments
in between scheduled Board meetings. An
updated register of situational conflicts of
interest is then tablad at the next scheduled
Board meeting for approval by the full
Board. The register is provided 1o the Board
for review and approval at least iwice a year.

1n November 2021, Tin Score was appointed
as Non-Execulive Director of Bridgepaint
plc and Laura Wade-Gery was appoinied as
Non-Executive Director of Legal & General
Group plc. In September 2021 Irvinder
Goodhew was appointed 35 managing
direcior of Alvarez and Marsal. In 3!l cases
the Board considered the appointments and
canciuded that they would not impact the
directors’ ability lo dedicate sufficient time
lo their commitments at British Land.

Prior approval of the appointmenis was
given and they were subseqguenily noted

in the register of situatienal conflicts

which was then approved.

Non-Executive Qireciors’ letters of
appointment set out the time commitments
expected from them, Following consideration,
the Nomination Committee has concluded
that all the Nan-Executive Direclors
continue to devote sufficient time to
discharging their duties to the required
high standard, Further details on the
process for appointment to the Board

can be found within the Report of the
Nemination Commitiee on page 117

British Land’s policy is to allow Executive
Directors to take one non-exacutive
directorship at anather FTSE company,
subject to Board approval. The Executive
Directors do nat cursently hold any such
Mon-Executive Directorships



Division of

—

responsibilities

There is a clear written division

of responsibilities between the
Chairman (who is responsible for
the leadership and effectiveness of
the Board} and the Chief Executive
(who is responsible for managing
the Company}.

The tesponsibilities ot the Chairman. Chief

Executive and Senior Independent Direclor
have been agreed by the Board and are

available to wiew on our website britishiand.

comfstructure-commitiess,

When running Board meetings, the
Chairman matntains a collaborative
atmosphere and ensures that all Directors
have the opportunity to contribute to the
debate. The Directors are able ta voice
their opinions in a calm and respectful
enwironment, allowing coherent discussion.

The Chairman alsq arranges informal
meetings and events thraughout the year
to help build construclive relationships
between Board members and the senior
rmanagernent team. The Chairman meets
with individual Directors qutside of formal
Board meetings to allow for open, two-way
discussion aboul the effectiveness of the
Board. its Committees and its members.
The Chairman is therefore able to

remain mindful of the views af the
individual Directors.

Operation of the 8oard

Our gavernance framewark set oul on page
104 ensures that the Board is able to focus
on strategic proposals, major transactions
and gavernance matters which affect the
long term success of the business.

Regular Board and Committee meaetings
are scheduled throughout the year. Ad hog
meelings may be held at short nolice when
Board-level decisions of 3 time-critical
nature need (e be made. or for

exceptional business.

Care is taken to ensure that information is
circulated in good time befgre Board and
Commitiea meetings and that papers are
presented clearly and with the appropriate
level of detail to assist the Board in
discharging its duties. The Secretariat
assists the Board and Commiitee Chairs
in agreeing the agenda in sufficient time
betore the meeting to atlow for input fram
key stakeholders and senjor executives.
Chairs of Commitlees are also sent

drafi papers in advance of circulalion to
committee members to give time for input.

Papers for scheduled meetings are
circulated one week prior to meetings and
clearly marked as being 'For Decision’, For
Informaticn’ or ‘For Discussion’. To enhance
the delivery of Board and Committee
papers, the Board uses a Board partal and
tablets which provide a secure and efficient
process for meeting pack distribution.

Under the direction of the Chasrman, the
General Counsel and Company Secretary
facilitates effective information flows
between the Board and its Committees,
and between senior management and
Non-Execulive Directors.

Board Committees

Four standing Cammitiees have been
operating throughoul the year: Audit,
Nomination, Remuneration and Corporate
Social Responsibility, to which certain
powers have been delegated. Membership
of each of these Committees is comprised
solely of independent Non-Executive
Directors. The reports of these four
standing Committees are set out in the
following pages. The terms of reference of
egach Commitiee and the matlers reserved
for the Board are available on our website
at britishlang.com/commitlees.

The Board has delegated authority for the
day-to-day management of the business
to the Chief Executive. Executive Directors
and senior management have been given
delegated authority by the Board 1o make
decisions within specified parameters.
Decisions outside of these paramaeaters
are reserved for the Board, although
managernent will often bring decisions
within their delegated authorily to the
Beard for scrutiny and challenge,

Management are supported by three
standing Executive Committees:

Executive Committee
The Chief Executive is supported by

‘the Executive Commiltee in discharging

his duties which have been delegated

by the Board. Comprised of the senior
management team, the Commitlee’s main
areas of facus are the formulation and
implementation of strategic initiatives,
business performance menitoring and
evaluating and overseeing culture and
stakeholder engagement.
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Investment Committee

Principal invesiment decisions are reserved
for the Board. however it has delegaiad
zuthonity to the Investment Committee to
make decisions within specified financial
parameters The Investment Cammiitee

is chaired by the Head of Strategy, Digital

& Technology. lis membership comprises
the majerity of the Executive Committee
including the CEQ and CFO. The lnvestment
Committee also reviews investment
proposals that fall cutside of its delegated
authority and provides recommendations
to the Board for its censideration.

Risk Committee

The Chief Financial Officer chairs the Risk
Committee which comprises all members
of the Executive Commitlee and seniar
managemert acrass the business. The
Committee has overall accountability for
management of risks across the business in
achieving the Company’'s strategic objectives.

Management Committees

The Board Committees are supported by

a nurnber of management committees as
detailed in our Governance framework on
page 104. Each management committee
feeds into the relevant Board Committee on
a particular area of focus and imptements
any Board recommendations throughout
the business.

If ralevant, new management cammittees
ar werking groups are established around
key areas of focus to reportinto the Board
or management Committees. This year,
follawing the campletion of the scenario
analyses, we have established a TCFD
working group to succeed the former
committee thal focuses on the new
regulatiens mandating climate disclosures.

A new Information Security Committee was
formed at the end of |ast year to support
the Risk Committee in monitoring the
effectiveness of the Campany’s lnfermation
Security through Key Risk Indicators and to
recommend new security initiatives.
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Compositien, succession and evaluation
Our rigorous and lransparent proceduses
for appointing new Directars are led by the
Namination Committee. Non-Executive
Directors are appointed for specified

termms and al conimnuing Directors

offer themselves for election or re-election
by shareholders ai the AGM each year
provided the Board, on the recommendaticn
of the Nomination Cammitlee, deems it
appropriate that they de so, 12king into
account various factors including the (ength
of concurrent service, The procedure for
appointing new Directors is detailed in the

Nomination Committee Report on page 117.-

The Nomination Commitiee is responsible
for reviewing the compasition of the Board
and its Commitiees and assessing whether
the batance af skills, experience, knowledge
ang diversity is approgriate to enable them
to operate effectively. More detail can be
found in the Normnation Cornmittee

Report on page 117,

As well as leading the procedures

for appointments to the Baard and its
Commillees, the Nomination Commitiee
oversees succession planning for the Board
and senior management with reference to
the Board Diversity and Inclusion Policy.
Further details on the work of the
Nomination Committee and the Diversity
and Inclusion Policy are within its Report
an page 118.

The Nolice of Meeting far the 2022

Annyal General Meebing details the

specific reasons that the contribution

of each Direclor seeking election or
re-election is and continues to be important
to the Campany's lorg term sustainable
success. The brographies of each Director
on pages 101-103 set out the skills and
expertise that each Director brings to

the Board.

-

Following a recommendation from
the Normination Caommittee, the Board
considers that each Non-Executive Direcior
remains independent in accordance with
pravisions of the Code.
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Internal Board evaluation

The iniernal evaluation of the Board was
conducted by the Head of Secretarial
rirculating queslionnaires, seeking
quantitative and qualitaiive feedback

and reporiing the oulcomes to the Boaard.

In addition to the formal questionnaire, the
Chairman met each Non-Executive Oirector
individually during the year to discuss their
conlribution o the Board and to take their
feedback. The Senior Independent Director
held a meeting of the Non-Executive
Direciors without the Chairman 1o appraise
the Chairman’s perfermance and running
of the Beard.

The internal evaluation concluded that the
Board, its Comenittees and its individual
members all continue 10 operate effectively
and with due diligence. It also confirmed
that good pragress has been made on the
recommendations made as a result of the
external board effecliveness evatuation

in 2021:

- Time had been spent gaining insight
inte Non-Executive Directors’ wider
experiences and applied where they
could be of assistance to the Beard;
Key measures and KPls had been
introdyced Lo monitor progress
against execution ol the strategy
of the business and are reviewed
at every Board meeting;

- Elffortsto maintain contact belween
MNon-Executive Direclors and tha wider
Company through speaker events and
lunches had continued despite Covid
restrictions: and
Carefully chosen and relevant external

speakers were invited Lo Board meetings.
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Specific actions were drawn from
he results of the recent internat
evaluation, including:

- Areview of compelitor peer group
significant activity was to be included in
the reqular updalte to the Board from the
Chiel Execulive;

- Management lo provide the Board
regutarly with mare detailed ieedback
from investor and analyst engagement
1o build on the process already in place;

- Management succession plans to be
brought to the Board as a recurving
agenda item; and

- Contnue to invite external speakers
to Board meelings as appropriate.

We will report on progress in these areas
in the 2023 Annual Report. The next Board
evaluation will take place i March 2023,



Audit, visk management
and internal control

o

Audit Committee

The Audit Committee 1s respensible for
maonitoring the integrity of the financial
statements and results announcements of
the Campany as well a5 the appointment,
remuneration and effectiveness of the
external and internal guditors. The detailed
report of the Audit Committee 1s on pages
120-126.

Financial and business reporting

The Board is responsible far preparing

the Annual Repart and contfirms in the
Directors’ Responsibilities Slatement set
out on page 157 that it believes that the
Annual Report, taken as a3 whole, is fair,
balanced and understandable. The process
for reaching this decision is auttined in the
report of the Audit Cemmiitee on page 122.
The basis on which the Campany ereales
and preserves value aver the long lerm

is described in the Siralegic Report.

Risk management

The Board determines the extent and nature
of the risks it s prepared to take in order ta
achieve the Company’s strategic objeclives.
The Board 15 assisted in this respansibility
by the Audit Committee which, in
conjunction with the Risk Committee,
makes recommendaticns in respect of

the Graup's principal ang emerging risks,
risk appetite and key risk indicators.
Further information on the Group's risk
management processes and role of ihe
Beard and the Audit Committee can be
found on pages 125-124.

The Board has responsibility for

the Company's overall approach to

risk management ang internal control
which includes ensuring the design
and implementation of appropriate risk
managemeni and intérnal control systems,
Oversight of the effectiveness of these
systems is delegated to the Audit
Committee which undertakes regutar
reviews to ensure that the Group is
identifying, considering and as far as
practicable mitigating the risks for

the business.

During the course of its review for the

year ended 31 March 2022, and ta the date
of this Report, the Audit Comimittee has not
identified, nor been advised of, a failing or
waeakness which it has determined to

be significant.

Page 123 sets out the confirmations that the
Audit Committee made to the Board as part
of the risk management and internzl cantrol
assurance process for the full year.

Internal cantrol over financial reporting
As well as complying with the Cade.

the Group has adopted the best practice
recommendaticns in the FRC "Guidance
on risk management, internal control and
related financial and business reperting’
and the Company’s internal control
framework operates in line with the
recommendations set out in the
internationatly recegnised COS0

Internal Control integrated Framewark.

Audit, Risk Management & Internal Control
The key risk management and internal
control pracedures over financial

reporting include the following:

Operational risk management framework:
operational reporting processes are

in place 1o mitigate the risk of financiat
misstatermnent. Key controls are owned by
senior managers who report on compliance
on a six-monthly basis to the Risk
Cemmittee. All key internal financial
controls are reviewed on 3 two-yearly

cycle by internal audit. The risk and

control team carry out sample testing;

Financial reporting: our financial reporting
process is managed using docurnented
accounting policies and reporting formats
supported by detailed instructions and
guidance on reporting requirements. This
process is subject te oversight and review
by both external auditors and ihe Audit
Committee; and

Disclosure Committee: membership
¢comprises the Chief Executive, Chief
Financiat Officer, Chief Operating Officer,
Genera! Counsel and Campany Secretary
and Head of Secretariat. The Commitiee
regutarly reviews draft hinancial reports and
valuation information during the interim and
full year reporting process and determines,
with external advice from the Caompany’s
legal and financial advisers as required,
whether inside information exists and

the apprapriate disclosure requirements.

Going concern and viability statements
Disclosures on cur use of the ‘going
concern’ basis of accounting and our
viability stalement can be found in

the Viability Statement on page 97.
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Remuneration

The Company’s remuneration policies
and practices are designed io support
our slrategy and promote the {ong term
sustainatle success of the business.
We have a clear straiegy, focused on
our Campuses and Retail & Fulfilment,
which positions our business for growth.
Uelivering against this strategy creates
the inputs for future value creation far
all of our stakeholders In our Directors’
Reruneration Report we explain our
approach o incentivise and reward
employees to deliver value creatian
whilst atso managing the business

lon a day-to-day basrs We alsc

explain how we creale alignment

with shareholders and measure our
performance aver the longer term.

ln accordance with the Code, the
Remuneration Committee is recommending
a new Remuneraticn Policy for approval

at the 2022 AGM. The recommended
Remuneration Policy is set oul on

pages 131-137.

Qur current Remuneration Policy was
approved by shareholders at the 2019 AGM.
The Remuneratian Committee is also
responsible for establishing remuneration
of the members of the Executive Committee.

The Cammittee is authorised lo use discretion in
determining remuneration gulcomes for Executive
Diraclors and the wider workiorce. Further details
on the Commiltee’s use of discretion this year can
be found in the Directors’ Remuneration Report
starting on page 127
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Key investor relations activities during the year

April 2021

- Peel Hunt Real Estate
Conference, including
virtual property tour of
100 Liverpool Street

July 2021
- Retail investor wehinar
- AGM

December 2021

- UBS Global Real Estate
conference including site
visit of 100 Liverpool Street

and Norton Folgate

March 2022
- Citi Annual Gilobal CEO
Property Conierence

- BofA Real Estate
CEQ Conference

June 2021
- Goldman Sachs European
Financiats Conference

- Chairman’s Investor Meelings
- Morgan Stanley Eurape &
EEMEA Property Canference

May 2021
- Full Year Resulls
Presenation

- Full Year Results Roadshow

November 2021
- Hall Year Resulls
Presentatien
- Half Year Resutis Roadshow

- JP Margan Best of British
Canference

September 2021
- Goldman Sachs Eurgpean
Real Estate Conference

- BofAGlobal Real Estate
Conference

- Norton Folgate Analyst

Site Visit

Virtual US roadshow

January 2G22

- Barclays European Real Estate
Conference including site visit
of 100 Liverpaol Street

- US Private Client
inveslor Roadshow

-~ UK Private Client

Invester Roadshow

February 2022
- Canada Water Anatyst and
Investor Site Yisit
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APPLIED GOQVERNANCE

The Board meets regularly with people from
across British Land and interacts with a range ot advisers
including corporate brokers and valuers to implement
our strategic priorities.

|

l Our key focus areas:

Campuses
Board facus areas: Key Dectsions:
Realising the polential of our Campuses thraugh: - Establishment of Canzda Water joint venture
- Active capital recycling through disposals and - Approval of 1 Broadgate and Canada Water
the formation of joint ventures to focus on Phase 1 development
London Campuses " - Unconditional exchange on Paddingtan joint veniure

- Investmend ininnovation Carmpuses cuiside Londen
- Reolenishment of long term develogpment pipeline to

redeplay recycied capital

Retail & Fulfilment

Boeard focus areas: Key Decisions:

Targeting the opporiunities in Retail & Fulfitment by: - Acquisition of Hannah Close, Wembley

- Assembling a pipeline in Londen urban logistics - Logistics strategy deep dive

- Focusing on retail parks to unlock value from the - Acquisition of 100% of units in Hercules Unit Trust

growth of ontine
- Analysis of retail landscape and navigating
accuprer insalvency

Delivered by cur people and underpinned by our commitment to sustainability

Board focus areas: - Supporting workforce wellbeing,
- Progress on our 2030 Sustainability infarmed by our workforce
Strateqy and pathway to Net Zero engagement surveys

by prioritising the re-use of existing
buildings where possible and challenging
ourselves lo reduce embodied carbenin
new builds

- Focus on diversity and inclusion at
all levels of the business

Key Decisions:

Develogment of 2 Finsbury Avenue
- Publication of Diversity, Equality

& Inclusion Strategy
- Board sustainability deep dive
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REPORT OF THE CORPORATE SOCIAL RESPONSIBILITY COMMITTEE

Helping people

We seek to ensure the Company

is a first-class employer, builds and
manages first-class huildings for its
communities and cceupiers and
delivers this in 2 sustainable way.

| am pleased to present the report of
the C5R Committee for the year ended
31 March 2022.

The Cammittee was set up three years
ago to assist the Board in overseeing its
engagement with employees and other

thrive

stakeholders and to monitor the Company’s
wider contribution to society and the
environmenti. in November 2021, Mark Aedy
joined the Commiitee as irvinder Goodhew
stepped down to join the Remuneration
Commiitee. [ would like 1o thank lrvinder
for her meaningful contribution throughout
her tenure.

This report sets culin detait the aclivity
undertaken by the Cornmittee during the
year ended 31 March 2022.

Committee composition

The Cammitiee is camposed solely of indegendent Non-Executive Oirectars. Attendance at
Committee meeiings during the year is sel out in the following table-

Date of Commitiee

Director Positien appoinmeant Attendance
Alastarr Hughes Chairman 1 Apr 2019 3/3
Lynn Gladden Member 1 Apr 2019 3/3
Mark Aedy' Member 17 Nov 2021 1M
Irvinder Goodhew! Member 1 0ct 2020 2/2

1. Mark Aedy joined the Cornmitiee follawing Invinder Guodhew's departure from the Comemittee on
17 Navember 2021, Mark attended an additicnal Committee meeting 1n Oclober. before he joined

as a member,

Members of the senior management team, including the Chief Executive Officer, Chief
Financial Officer, General Counsel and Company Secretary, Chief Operating Qfficer and
Head of Secretariat are invited to each Committee meeting. Other members such as the
Head of Developments, Head of Envirpnmental Sustainability, Head of Social Sustainahility
and Head of Employee Relations areavited to attend the section of the meetings relevant

ta their work.
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Committee effectiveness

The Commitlee’s effectiveness was
reviewed as part of the wider internal
Board evaluation which concluded that
Ihe Committee had operated effectively.
The Cammittee reviewed and updaied its
terms of reference during the year, which
are available at britishiand.comfcommitiees.
The changes made were to define
responsibilities between the Committes
and the Remuneration Cormnmitlee.

Committee responsibilities

The Committee continues to operate a
three-pillar approach to fulfil our primary
roles of being a first-class employer.
building and managing first-class buildings
and environments far gur communities
and occupiers, and delivering this in a
sustainable way for both our communities
and the envirgnment. As a Commitiee,
we make sure thal our key stakehelders
are at the core of every discussion and
decision made in order to create Places
People Prefer.

Over the past three years the Committee’s
responsibilities have expanded to include
greater oversight of the Company’s
environmental and social activities. To
reflecl this expansion we are changing
our name to the Enviranmental Social
Governance Committee and witl report
under this name going forward. Our
responsibilisies are listed below.

Understanding our impact on the
community and environment:
- Qversee the Transition Vehicle
- Qversee the Communily lnvestment Fund
- Understand the impact of our operations
on the community and environment,
including manitoring the execution
of the 2030 Sustainability Strategy
- Understand aur charitable activities
Build and manage flirst-class buildings:
- Oversee and monitor our Health &
Salely systems
~ Monitor the processes and
mechanisms for building retalionships
with customers. suppliers and oiher
key stakeholders

Understanding the views of employees:

~ Assess and menitor our culivre lo
ensure it aligns with our purpose,
vaiues and strategy

- Engage with the workforce an behalf of
the Board

- Revrew workforce engagement
mechanisms, including considering their
outpuls and assessing their elfectiveness

- Monitor the development of gender
and ethnic diversity of the senior
management pipetine, including
monitoring the exgcution of the 2030
Diversity. Equality & Inclusion Strategy




Key areas of focus for the
year ended 31 March 2022

This year we concentrated on British
Land's efforts in diversity, equality

and inclusion, progress againsi

our sustainability strategy and our
‘construction and supply chain pressures.

Diversity, equality and inclusion

We have built on our Race Equality
Framewark and Diversity & Inclusion
Framework, that were established lasl year
in respanse to feedback from our people, to
create the Diversity, Equality & Inclusion
Strategy. This was the product of the
outstanding effort ef various graups

across the business with collaboratian

and building for the future at its core -
two key pitlars of our Company values. The
Commiltee was involved in the development
of the strategy. specifically by challenging

“—management lo create 3 framework that

had quantifiable outcomes. The full strategy
can be found at britishland.com/diversity-
equality-inclusicn.

The DE&I strategy is based on live pitlars
that underpin our mission to deliver Places
People Prefer in a way that addresses the
interconnecied nature of diversity. The
pillars are people and culture; recruitment
and career progression: our leadership;
our industry and supplier networks; and
our places and communities. We require
all suppliers to adopt our Diversity. Equatity
& Inclusion Supplier Charler to ensure
our supply chains align with our values.
Fellowing the success of using ‘blind Vs’
for junior roles - which means at the point
candidates are selectad for interviews by
line managers, indicators as o ethnicity
and gender have been removed - Lhis year
we have used blind CVs in the recruitrnent
pracess for all levels where we can.
Looking forward, we will introduce our
‘reverse mentoring’ programme between
leaders and ethnic minority colleagues.

We are proud to publish such an authentic
and clear strategy that we can report and
measure progress against. We hope that
it helps us be a eading force for change
nour indusiry.

Last year we set a target to reduce our
gender and ethnicity median pay gaps by
2% year on year. This year we published ocur
ethnicily pay gap data for the second year
meaning that we can compare the data for
the firsi time. It is encouraging to see that
we have reduced Lhe gender pay gap by
8.4% to 19.2% and ethnicity pay gap by 8.1%
te 19.2%. We were also pleased to come 15"
inthe 2021 FTSE Women Leaders Review
for Women on Boards and in Leadership.

Progress against our

sustainability strategy

Good progress has been made on the
Sustainability Strategy. Net Zero audits
were compleled during the year at 29 assels
that cover 90% of landtard procured energy
consumption. The information coliated

will be invaluatle in improving the energy
etficiency of our spaces and reaching our
target of reducing operational carbon
emissions by 75% in respect of our
managed portfolio. The Sustainability
Committee, comprised of senior managers
from across the business, monitors the
pragress of the sustainability targets
awned by Execufive Commiltee members
and which castade through the business.

Building on the research undertaken last
year inta the key local issues at our places,
this year we have identified ways in which
we will work with local communities to
address those issues where we can

have the greatest impact.

Construction and supply chain pressures
The Commitiee remain assured that the
construction and health and safely teams
have operated with vigilance during a period
of volatility and challenging external factors.
Supply chain and inflationary pressuras
have been actively managed through early
procurement, guick decisian making, and
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redisiributing materials already in our
possession. We continue te demonstraie
best in class construction and health and
safety practices alongside our commitment
to suslainable developments. For exampte,
during the design stage of 2 Finsbury
Avenue the management teamn challenged
the design team to make design and
procurement changes to reduce carbonto a
market leading level for a high rise building.

Fultilling our responsibilities
Understanding our impact on the
community and environment

There are two threads of the Sustainability
Slrategy: the wider environment and

the specific communities surrounding

our properiies.

Community

Qur Place Based approach is central to
the Society pillar of cur 2030 Sustainability
Strategy. During the year the Committee
chailenged the team 1o define and articutate - -
the activities of the Place Based approach to
help us better cammunicate and ampliy its
impact. As a result, we have a clear gutline
of the approach for twenty four places.

We gversee the Community Invesiment Fund
which supports cur Place Based approach
by providing funding o charities, social
enterprises and community organisations
operaling in our places. A total of E1.4m
was spenl in the year ended 31 March

2022. This year we also lavnched Campus
Community Funds at Paddington Central
and Broadgate in addition to the exisiing
fund at Regent’s Place.

Environment

Achieving net zerp carbon on new
developments is a key component of

the strategy and we continue to maniter
and challenge the management team

to achieve the lawest possible embodied
carbon for cur buildings, befare offsetting
the remaining carbon as a last resart.

Case Study: Paddington Central
Our Place Based approach is delivered threugh
our Local Charter which provides a framework
of four key focus areas: employment,
education, connection and locat business.

Paddington’s Place Based theme is inclusive
and accessible opportusities, and together
with our custamers, suppliers and community
partners we facus on creating inclusive and
accessible skills, training and employment
opportunities that bring mutual benefits Le
both Paddingtion Central and people locally.

Our Paddington Central Campus runs
employment programmes such as Bright
Lights, which links the site with local and
diverse talent whilst supporting under/
unemployed people to access employment
opportunities; education initiatives like Young
Readers Pregramme aid local schoelchildren
in growing their love of literacy; the Paddington
Central Community Fund connects Paddingten
Central businesses to local causes; and
affordable space on site sugports capacity-
building for non-profits e.g. space donation

o CaredCalais for a distributian unit.
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REPORT GF THE CORPORATE SOCIAL RESPONSIBILITY COMMITTEE continved

Following the success of aur first net

zero development at 100 Liverpool Street,
which achieved a Green Building of the Year
award, we have now offset 1 Triton Square
and St Anne’s. In total 22 800 tonnes of
carban were affset at the two developmenis.
This year we also maintained a 5 star
GRESB rating meaning that we continue

to be in the tap quintile of participating

real estate companies for sustainability
performance globally. See pages 38-39

for further information,

The Transition Vehicle is crucial to

improve the operational performance of

our portfalio. The Vehicle was created in
2021 ta finance sustainable intiatives on our
standing portfelio and offset carbon on nhew
developments, and curcently holds €15.6m
ready 10 be deployed. Energy efficient
interventions on our standing pertfolio

3re peing identified through our Net Zera
audits. We will monitor where funding is
directed over the coming years and report
on specific initiatives within future Annyal
Reports. So far, we have been impraving the
enargy eificiency of the standing partfolio to
strengthen their EPC ratings; one example
being the instaliation of air source pumps at
10 Exchange Sguare and 338 Eusion Read.

Engaging with aur occupiers, bath

current and future, has demaonstrated that
robust environmental credentials are vital
to themn which has heightened our focus
en sustainable buildings which in turn
supports leasing, enabling us 1o let space
mare quickly and achieve higher rents.

Ta help tackle this we will be introducing
sustainability clauses in our leases, This is
a greal example of how engagement with
our stakeholders is driving change in how
we run our business. Read more about our
environmental leadership on page 38

14
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Netwark Case Study:

BL Pride Committee

The BL Pride Committee is one of

the longest running of cur Employee
Networks and is chaired by Paul Edwards.
Head of Legal. He says: "The BL Pride
Camrnittee works to raise the profile of
LGBT+ issues and encourage British Land
employees ko be good allies. Through
various activities including hasting social
events, organising training sessions,
charity fundraising and inputting inte BL
policies, we aim o create a cullure of
acceptance both within the cornpany and

i the wider industry. Events such as our
Corporate Queer Exhibition at Broadgate
in September 2021 aim to demaonstrate
that we have visible senior LG8T+ leaders
at British Land and that employees can
bring their whole selves to work. It has
heen heart-warming for me to hear frem
colleagues who are cut publicly in their
work lives for the first time in their role at
BL. The opportunity to present to the CSR
committee sends a clear message that
Diversity & Inclusion is valued 3t all
tevels of the business.”

Build and manage
first-class buildings
The Committee took time to understand

_management’s appraagh to health and

safely and was impressed with the rigour
and detail of the systems in place to ensure
our buildings and pracitices are safe.

During the year we received reports

that showed how we are miligaling the
inflationary pressures experienced by the
canstruction industry, driven by material
supply constraints, labour shortages and
energy price rises. The imgact of these
external factors on our decision making,
prucurement rouies and contractor
selection were brought to our attention
and challenged appropriately. We were
assured that they were approached with
high levels of awarensss and diligence.

Understanding the views

of employees

Previously, we have provided a separate
Workforce Engagement Statement.

From this year, as the Committee is
respansibie for workforce engagament and
in practice, it forms ene of the three main
responsibilities of the Commitiee, we have
integrated the Workferce Engagement
Statement so thalt it forms part of the

CSR Commitiee Reporl.

The Committee is well ptaced Lo receive
updates on {he below engagement methods.
This halistic aversight emphasises the
benefit of having the Committee as our
chosen workfarce engagement method.

How we engage

BL employee networks

As seen on pages 35-37, cur employee-ted
netwoarks are integral to creating and
maintaining an open dialogue to keep
managernent informed on social issues
impacting our staff. By working with our
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Board, Executive Committee and CSR
Committee, our networks effect real
change within the business, informing on
policy and initiatives to ensure our peaple
remain at the heart of everything we do.
MNon-Executive Directors are directly
influenced by our grassroot netwarks
and the feedback received acts as a
litmus test for the health of our culture.

As well as regular meetings with the CEQ.
our nelwork chairs are invited lo present

at the Executive and CSR Cammittees. We
find these updates invatuable as they give
us direct contact with same of the mosl
passionate people in the business. Each
network is encouraged Lo give feedback as
to how we can bolster their efferts at Board
level. The networks informed us that senior
altendance at nelwork evenls was hugely
important and since, (hese members have
made a concerted efiart to be mare involved
which illustrates how our values flow
through the entire business.

Internal cammunication

Streng communication played an essential
role in the transilion back into our plfices.
As pandemic restrictions were liftad,
reqular emas to employees kept them
updated an working arrangements and
Executive Cammittae members discussed
any major policy changes wilh their teams
to understand how employees were feeling
which was fed back to the CSR Committee.

Following the successlul return to our
ollices, manthly all staff meetings resumed
led by an Executive Committee member in
a hybrid farmat, atlowing staff to choose

to join physically or via video link.

Director engagement

Foliowing the pandemic we were glad to
reintroduce our reqular programme of Non
Executive Director breakfasts and lunches
with senior employees.




Following the success of the "In Conversation
with Lynn Gladden” event hosled by our
women's network, equitaBle. Irvinder
Goodhew joined the network for a viriual
Q&A attended by over 100 staff members,
where she speke candidly about her career
and the challenges she has faced. The
session was recorded and able to be
accessed by colleagues who could not
attend the live event.

Last year the Board endersed a proposal
for Non-Executive Direclors and Executive
Commitiee members to mentor highly
performing talent within the business and
under this scheme several Non-Executive
Directors now mentor senior employees
across the business.

Financial awareness

At the half and full year, our Chief Executive
Officer, Chief Financial Officer and Head of
Real Estate present the financial results to
our employees and answer questions.

Ownership

Our Company-wide Share Incentive Plan
and Save As You Earn Schemes continued
to gperate throughout the pandemic. in
2020, we suspended the annual free share
award, part of the Share Incentive Plan, but
hawing understood frem employees in our
engagernent survey the high value Lhey put
ors the annual Free Share award and given
the strong financial performance of the
Company, we will be resuming this

aspect of the scheme fram 2022.

Emgployee surveys

In February we conducted our annual
employee engagement survey which was
the first full survey since 2019 because

we relied on more regular, pulse surveys
during the pandemic. We continue (o enjoy

good results, particutarly in cultural areas
that take a long time te build, such as belief
in aur sacial purpose and cemmitment to
diversity. Of note, 83% of staff surveyed
reperted that they have confidence in the
leaders at British Land, and 88% reported
that they felt British Land's commitment

to social responsibility is genuine.

Wa also saw improvement in some of our
weaker scores versus 2019, confidence in
collaboration and communication was up
by 8% following measures to address this,
such as more internal communication and
cstablishing the Gritish Land Leadership
Team. However, emplayees did voice
concerns aboul compensation, warkload
and career progression which have been
seen acress the labour market generally
following the pandemic and mare recently
with the cost of Living crisis,

We also took time to delve inlo the survey
results through a diversity tens. Overall, the
concerns mentioned above were shared by
all socioeconomic groups. A breakdewn of
the results by gender, ethnic group and
sexual orientation was shared with the
relevant networks so they can use the

data to inform their goals and activities.

The results of the survey were presented

to employees and areas of concern were
addressed openly. Individual teams were
asked io discuss their team-specific resulls
cempared 1o the wider Campany, and their
feedback will be used to form an action
plan in the immediate and long term.

From April to June 2021 we held wellbeing
focussed pulse surveys which showed

that nearly 0% of colleagues consistently
felt supparted by British Land during the
pandemic and over 80% thought senior
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ieaders demonsirated that employee
wellbeing was important. These surveys
helped us understand employees’ sentiment
and respond in the mast effective way lo
make sure that our people felt locked

after during this disruptive period.

Key areas of focus for the

coming year

This has been a productive year in collaling
the right data and using it te inform our
decision making. We wilt continue to provide
oversight of aur Sustainability Strategy and
progress against aur net zero carboen targets.
We will alsa report an the projects that the
Transition Vehicle wilt support in the 2023
Annual Report,

Diversity witl remain a focat paint for the
Committee to ensure there are processesin
place to facilitate a diverse pipeline of talent
for the future. Importantly, we will monitor
progress againsi the new Diversity, Equality
and Inclusion strategy, gender and ethnicity
pay gap. and race equalily objectives. We
hape that together these objectivas will

add to the good wark already carried out

in enabling our people to bring their whole
selves to work, which is a feundation of

our celture at British Land. We will alsa
maintain best in ¢class construction and
health and safety whilst steering the
business through the challenges of

the macro envirgnment.

X

Alastair Hughes
Chairman of the CSR Committee

Network Case Study: BL NextGen
The NextGen Network is our newest
employee network and is chaired by
Joseph Bass and Gafar Fashota, Canada
Waler Administrator Apprentices and
Patricia Rus, Investiment Associate.
"We started our netwark in respanse o
previous staff survey results indicaling
that junior employees felt they lacked
meaningful ways to conneci wiih colleagues.
In addition, retention of junior stalf at

" British Land and in the wider industry is
a challenge: 25 - 29 year-olds are some
of the most job-mobile employees and
made up the highest percentage of British
Land leavers. We wanted to create a
forum for junior professionals to share
ideas. develop skills and widen their
networks to develop their careers.

In the first six months of operation,

over 40 people signed up for our Buddy
Programme. which pravides new starters
with a ‘buddy’ for their first six months of
emptoyment to ease inlegration into the
campany. We atso launched our Teach In
sessions whith aim lo give colleagues
better insight intc different areas of

the business and the wider real estate
industry. Alse, we have collaborated with
bath the British Property Federation and
Real Estate Balance on events for cur
Network members. It is important te us
to keep young professionals at British
Land connected across the property
industry to ensure we altract the

best talent.”
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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.

1 am pleased to present the report of the
Naminztion Committee for the year ended
31 March 2022,

The Nomination Cornmitlee continues to
play a key role in supporting British Land's
long term sustainable success.

The development and execution of our
long teran strategic objectives, embedding
of our cullure and values and promation

of the interests af our stakehotders are

all dependent upon effective leadership

at both Board and executive level. It is

the Commiltee’s responsibility te maintain
an approgriate combination of skills and
tapabilities amongst the Directors. Long
term successign planning at Beard and
executive level remains a key priority of the
Committee. We regularly consider the skills

Committee compositien and governance
The Cammittee has five members. As at the 31 March 2022 year end the Commiltee
comgrised. Tim Score, Preben Prebensen, Alastair Hughes, Laura Wade-Gery and

Irvinder Goodhew.

Details of the Cornmittee’s membership and attendance at meelings during the year are

sel out in the tabte below.

Oate of Commitlee

Diractor Position appoiniment Attendance
Tim Scere - Chairman 1 Apr 2017 [A13
Alastair Hughes Member 29 July 2020 L
{rvinder Gaadhew Member 18 Nov 2020 &l
Laura Wade-Gery' Member 18 Naov 2020 3/4
Preben Prebensen  Member 19 July 2019 (243

1. Laura Wade-Gery missed one Nominat:on Commitiee meeting in May 2021 due 10 illness.
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and experience on the Board o ensure
that succession plans maintain the correct
balance of skills and expernence to defiver
the strategy over the corning years.

There were minimal changes to the Board
during the year under review. Following the
selection process as detailed in the 2021
Annual Report, Bhavesh Mistry joined the
Board as Chief Financial Officer on 19 July
2021. Following the departure af William
Jackson, the Commiltee determined the
skill set required and following a rigurous
selection and appointment process, Mark
Aedy was appointed as a Non-Executive
Director on 1 September 2021.

Nichalas Macpherson, having served on the
Board since Oecember 2014, has decided
nat to offer himself tor re-election and will
stand down at the conclusion of the AGM,

| want 1o thank him for his inpul and
valuable conkribution,

All of the Committee activities set aut ir this
Report were conducted within the contex! of
our unwavering commitment lo improving
inclusion and diversity acrass British Land.
Assisted by the work of the CSR Cammitiee
in ensuring a diversg pipeline for succession,
consideration was given 1o the benefits

af diversily in its widest sense including
gender, social and ethnic backgrounds and
persanal strengths, particularly in view of
the Company’s purpose and strategy. We
are proud of the tangible impact British
Land's diversily policies and initialives are
having bath at Board evel and in the wider
business. and we regort an this pragress
both in this Report and in the Peaple and
Culture section of the Slrategic Report.

Looking ahead, the Committee is focussed
on the leng term succession of the Board.
As Direclers approach their nine-year
timiis, the Commitiee has an oppertunity
to consider rnore broadly the skill set and
diversity of the Board as a whaole. | hope
you find the fallowing report interesting
and illustrative of aur focus an ensuring
that the Board and its Committees
remain well equipped with the skills

and capabilities needed Lo drive the
future success of British Land.

G~ Cé"

Tim Score
Chairman of the Nomination Committee



Kev areas of focus during
the year

Director search and selection

As explained in the introduction

Mark Aady was appointed as Director
on 1 September 2021,

Mark is currently a Managing Director and
Head of Moelis & Company EMEA & Asia
Investment Banking. Prior to 2009, Mark
was on the Global Exscutive Committee of
Carporate & Invesiment Banking at Bank
of America Merrill Lynch and befora that
Head of Investment Banking EMEA at
Merrill Lynch. Aside from his executive
career, Mark holds various nen-profit and
public sector board roles, including Senior
Independent Director of the Royal Marsden
NHS Foundation Trust and is a Trustee of
The HALD Trust.

The search process was cenducted in
accordance with the Board Diversity and
--Inclusion-Policy and the Selection and
Appointment Process, which are both
explained Later in this repori. Russalt
Reynolds Associates. the executive search
firm appointed, has no gther retationship
to the Company or ingividual Directors.
The firm has adepted the Voluntary Code
of Canduct for Executive Search Firms
on gender diversily and best practice.

Board and Committee composition reviews
and apprintments

During the year the Commitlee reviewed

the broader composition and batance of the
Board and its Committees, their alignment
with the Company’s siralegic objectives,
and the need for progressive refreshing of
the Board. The Commiitee recommended
the appointment of Mark Aedy to the CSR
Commitlee in the place of Irvinder Goodhew.
Mark brings a wealth af financial

D

Investment experience and knowledge to
the Committee. Following the meaningful
contributien that 1rvinder Gaodhew brought
to the CSR Committee since her appointment
in 2020, Irvinder has been appointed to the
Remuneration Commitlee. Both changes
took effect from 17 Novermnber 2021

Laura-Wade Gery and Lynn Gladden
campleted their second three-year terms in
May 2021, In making recommendations for
reappaintments, the Committee considered
their performance and ability to contribute
effeclively to Board discussicns and to
challenge the performance of management.

The Committee is satisfied that, following
the Board and Committee compasitian
changes described above aswell as the
internally facilitated Boarg effectiveness
evaluation, the Board and its Committees
continue to maintain an appropriate balance
of skills and experience required to fulfil
their rotes effectivety.

Independence and re-election

The independence of all Nen-Executive
Directors ts reviewed by the Committee
annually, with reference to their independence
of characler and judgement and whether
any circumstances or relationships exisl
which could affect their judgement. Having
regard to all such considerations, the Beard
is of the view that the Nan-Executive
Directors each remain independent,
notwithstanding their periods of tenure.

Prior to recommending the reappaintment
of serving Directors to the Board, the
Cormmittee also considers the time
commitment required and whether

each reappointment would be in the

best interests of the Cornpany. Detailed
consideration is given ta each Directer’s
contribution to the Board and its
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Caommittees, together with the overall
balance of knowledge, skills, experience
and diversity.

Following its review, the Cormmiltee is of the
opinion that each Non-Executive Oirector
continues to demonstrate commitment Lo
his or her role as a member of the Board
and its Cammuttees, discharges his or her
duties effectively and that each makes a
valuable contribution to the teadership

of the Company for the benefil of '

all stakeholders.

Accordingly, the Cornmittee recommended
tc the Board that all serving Directors
(except Micholas Macpherson whe is
standing down at the conclusion of the
AGM] be put forward for election or
re-election at the 2022 AGM.

Biographies far each Director ¢an be found
on pages 101-103.

Successton planning

" The Commifiee is responsible I6r Teviewing

the succession plans for the Board, including
the Chief Executive. We recegnise that
successful succession planning includes
nurluring our own talent poal and giving
apportunities to those who are capable of
growing nta more senior roles.

The succession plans for the Executive
Directors are prepared ¢n both shorter
and longer term bases while those for
Nen-Executive Directors reflect the need
to refresh the Board regutarly. Such plans
take account of the tenure of individuat
members. The Committee’s review of
Executive Director succession plans
includes consideration of the process
for talent development within the
organisalion to create

a pipetine to the Board.

Role brief

Interview

Review and

The Cemmittee works only

with external search agencies
which have adopted the
Votuntary Code of Conduct

for Executive Search Firms

on gender diversily and best
practice. The Committee and
agency work together to develop
a comprehensive role brief and
person specification, aligned to
the Group's values and culture.
This brief conlains clear criteria
aganst which prospective
candidates can be

abjectively assessed.

Longlist review

The external search agency

is challenged to use the
objective criteria for the role to
produce a longlist of high quality
candidates from a broad range
of potential sources of tatent.
This process supports creatian
of a diverse longlist. The
Nomination Committee selects
candidates from this list to be
invited for interview.

A tormal, multi-siage interview
process is used o assess

the candidates. For each
appointment the choice of
interviewer is customised to
the specific requirements of the
role. All interview candidates
are subject to a rigorous
referencing process.
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recommendation

The Commitlee ensures

that, prior te making any
recommendation to the Board,
any potential canilicts and the
significant lime commilmeants
of prospective Direclors have
been satisfactorily reviewed.
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REPORT OF THE NOMINATION COMMITTEE continued

The Chief Executive prepares successicn
plans far senior management for
consideration by the Committee with

the rest of the Board invited to be involved
as appropriate. The Commitiee notes that
the remit of the CSR Committee includes
considaration of the exient Io which the
business is developing a diverse pipetine
for succession 1o senior managemaeni roles.

A number of issues that would normally be
dealt with by the Committee were discussed
with the full Board,

Selection and appointment process

The Committee aversees the selection and
appointment process for Board appointment
which is summarised on the previous page.

Board Diversity and Inctusion Policy
The Board's Diversity and Inclusion Policy
has remained uvnchanged during the year.
The Board ts mindful that the FCA has

_ recently finalised changes to the Listing

Rules to enhance the level of diversity
expected al Board and senior management
level. The Company will consider the
amendments made by the FCA and
incorporate them inlo the pelicy

as appropriate.

The currant policy recognises the benelits

of diversity in its broadest sense and seis
out the Board's ambitions and objectives
regarding diversity at Board and senior
management level. The Palicy nates that
appointments will continue to be made
on merit against a set of objective criteria,
which are developed in consideration of
the skills, experience, independence and
knowledge which the Board as a whale
requires to te effective. The Policy alsa
describes the Board's firm belief that in
order ta be effective a baard must properly

reflect the environment in which it aperates
and that diversity in the boardroom has a
positive effact on the guality of decision
making. Aligned 1o this, the Policy has

a number of specific quantitative and
qualitative policy objectives in support

of Board-lavel diversily and inclusion,
including the following commitments:
Performance against objectives and
updating objectives:

The objectives fram the Policy in force for
the year ended 31 March 2022 included:

- the intention to maintain a balance such

that at least 35% of the Board are women,

- the intention ta mainiain at least
two Directors from an ethnic
minority background.

- o maintain the improved gender balance
of its ieadership teams and senior
management. Senior management js
defined as the Executive Commitiee
and employees in the-British Land
Leadership Team.

- tpensure that there is clear Board-level
accountability for diversity and inclusion
for the wider workforce.

The Commitiee is pleased to confirm
that these objectives have baen met. As at
31 March 2022 the gender diversity of the
Board and senior management was 36%
and 37% women respectively, although
Executive Committee composition

has decreased from 42% to 33% women.
Clear accountability for diversity and
inclusion is delivered through the CSR
Cammittee, which moniters progress

on diversity and inclusion objectives and
relevant initiatives within British Land,

The Poticy can be found on our website
brijishland.com/committees.
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Induction, Board training and development
Each new Director is invited to meet the
General Counsel and Company Secretary
and Head of Secretanat to discuss their
induction needs in delall, following which
the pragrameme is tailored specifically to
their requirements and adapied to reflect
their existing knowledge and experience.

Each induction programme would
ordinanly include:

). reetings with the Chairman, Executive
Directors, Committee Chair, external
auditor or remuneration consultants
las appropriatel:

2. information on the corporate strategy,
the investment sirategy. the financial
position and tax matters lincluding
details of the Company’s REIT statusl;

3. an overview of the property portfolio
provided by members af the senior
management team;

4 visils o key assets;

5. details of Board and
Commitlee procedures and
Directors’ responsibilities;

4. details of the investor retations
programme; and

7. infermation on the Campany's
approach 1o sustainability.

The Commitiee also has responsibility

for the Board's training and professional
development needs. Directors receive
training and presentations during the
course of the year to keep their knowledge
current and enhance their experience.

Average Board member age over a
four-year period’

2022 57 years old
2021 Sé years atd
2070 56 years old
2019 %5 years otd

1. As ai AGM date of 12 July 2022,
2. As a1 31 March 2022

Composition?

Chairman 1
Executive Directors 2
Non-Executive Directors )
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Key areas of focus for the

coming year

As well as the reqular cycle of matters that
the Committee schedules for consideration
each year, we are planning over the next

12 months to continue to focus on succession
planning both for the Board ang at senior
management tevel, and witl cantinue fo
develop a strong talent pipeline and
assaciated leadership programmes.

The Committee, led by the Senior
Independent Director, will begin to consider
succession planning for the Chairman as
Tim Score approaches his ninth year as a
Director of the Company. The Committee
wilt consider the apprepriate time for the
Company te transition ta a new Chairman
and repori as approprizte against the
requirements of the Code in the 2023
Annual Report.

Board and Committee effectiveness

" The process fallowed for the internally -
facilitated Board effectiveness evaluation
conducted during the year is described
in the Governance Review on page 108.

The Commitiee’s effectiveness during the
year was evalualed as parl of the internal
Board evaluation which concluded that
the Committee operated efiectively.

Board compaosition review

The Committee annually reviews the
struciure, size and compositian of the
Board. This review considers the skills
and qualites required by the Board and
its Committees as a whole in light of
the Group's long term strategy, external
environment and the need to gllow far
progressive refreshing of the Board.
The review identifies the specific skilts
required by new appointees and guides
the Committee’s long term approach

1o appeointments and succession planning.

The Cemmittes also reviewed its
terms of reference during the year

and no changes were recommeanded.
The terms are available on our website
britishland.com/cormmitiees.
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“The induction process at British Land is
comprehensive, transparent and engaging
across all levels of seniority. It significantly
enhanced my ability to understand rapidly
the opportunities the Company has and
the challenges it faces. As a result, | was
well informed and enabled to contribute
from the outset.”

Mark Aedy
Non-Executive Director

Mark Aedy’s induction programme commenced shortly after
his appeintmenl. Mark met with the Chairman, CED, CFO
and Chairs of each Board Committee to understand fully the
strategic direction of the Company as well as specific areas of
focus. Executive Commuitee mernbers then mel with Mark to
provide an overview of their respective areas of the business,
such as Development, lnvestment, Canada Water and Real
Estate. Mark also received technicat briefings from other
Executive Committee members such as the HR Director,
General Counset and Company Secretary and Chief
Dperating Officer on comgany culture, Directors’

duties and gur invester relations programeme.

in order to gain an in-depth insight into the work of our peaple,
Mark met with several senior managers and subject matter
experts across the business. The Group Treasurer and Head of
Capital Markets provided an overview of the Group’s financing
and cash management arrangements. The Property Finance
Director and Head of Financial Planning and Anatysis delailed
the Group's budgeting, capital planning and valuation
pracesses and the Directar of Group Finance and Head of Tax
outlined the Group’s financial reparting framework, In addition,
Mark met with the Director of Operations, Head of Storey,
Head of Planning and Heads of Leasing fer an in-depth

view of the operalional si¢e of the business.

Finally, in order ta see our stralegy in action, Mark was laken
ta visit our Campuses at Broadgate and Regent's Park as well
as cur 53-acre development at Canada Water.
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REPORT OF THE AUDIT COMMITTEE

Monitoring quality and integrity

The year ended 31 March 2072 was my first
. year as Chair of the Audit Committee which
maonitors the qualily and integrity of the
financial reparting and valuation process.
Throughout the year we have alsa paid
particular attention 1o our risk management
andinternal control pracesses and
pracedures, as well as our ather
main areas of respansibility.

{ am pieased {o present the report of

the Audit Commitiee for the year ended

31 March 2022. ) hope that you find it useful
in understanding our wark,
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Committee composition

and governance

The Committee continues to be composed
solely of independent Non-Executive
Directors with sufticient financial experience,
commercial acumen and sector knowledge
to futfit their responsitilities.

Members atiendance at Committee
meelings is set out in the fallowing table:

Date of
Commitiae
Orector Pasition appoiniment  Altendance
Loraine 31 Mar
Woodhouse Chair 2021 3/3
Alastair 1 Jan
Hughes Member 2018 31
Nicholas 1 Apr
Macpherson Member 207 3/3
Preben 1 Jan
Prebensen Member 2021 3/3

. Far the purpases af the Code and FCA

Handbook, the Board is satisfied that the
Committee as a whale has competence
relevant lo the real estate sector, and | am
deermed to meet the specific requirement
of having receni and relevant accounting
experience. Further information about
members’ gualificalions can be found in the
direciors’ biagraphies on pages 101-103.

The Cammittee meats privately with

both externzal and internal auditors after
each scheduled meeting and conlinues to
be satisfied that neither is being unduly
influenced by management. As Committee
Chair, | additionally hold regular meelings
with the Chief Executive Officer, Chief
Financial Officer and other members

of management to obtain 2 good
understanding of key issues affecting

2021-2022 Calendar

The calendar below gives an
overview of the key matters
considered by the Committee
during the year.

The key shows the main areas thal the
Committee focused on and can be used (o see
how we have spent our time during the year.

O

Investment and development
property vatuations

(O Financial reporting
and Fair, Balanced and

Understandable assessmeant

Risk Management and
Internal Controls

External Audit and Internal Audit

May 21
Q) Valuation reports, effectiveness
and rolation

O 2021 draft annual report and accounts
and preliminary announcement

) Fair, balanced and understandzble
assessment

(O Going concern and viability assessments

O Assessment of principal and emerging
risks, key risk indicatars and risk appetite

O Internal controls effectiveness

O Internal audit update

QO Information security update

O External audit report

Q Sustainabilily assurance report

Q) Carporate Gavernance Code review

O Audutos reappointment and subsidiary
auditor approval

(O Non-audit services palicy
recommendalion

—

July 21

AGM

Authority ter the Directors to determine
the auvditor's remyneration and the
reappointment of the external auditor
were approved by shareholders

120

British Land Annuai Regort and Accounts 2022



the Group and am thereby able to identify
these matters which require meaningful
discussion at Committee meelings. | alse
meat the external audit paringr, internal
audit partner and representatives from
each of the valuers privately 1o discuss
any matters they wish to raise or
concerns they may have.

Committee effectiveness

The Committee’s effectiveness was
reviewed as part of the wider internal
Board evaluation which concluded that the
Committee continued to operate effectively.

The Commitlee reviews its terms of
reference on an annuat basis. Following
an extensive update during the year ended
31 March 2019 to reflect the adoption of
the Code, this year we made minor changes
1o the terms of reference in line with best
praclice, but ne substantive changes
were made,

The current terms of reference were
effective from 17 March 2022 gnd

are available on our website at
britishland.com/committees.

Q.

Loraine Woodhouse
Chair of the Audit Committee
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Responsibilities and Key Areas of Focus

Priorities

Description

Financial reporting

Maonitoring the integrity of the Company’s financiat

statements and any fermal announcements relating to
financial parfermance, and considering significant financial
reporting issues, judgements and estimates. Considering the
appropriateness of the accounting treatment of significant
transaciions, inctuding asset acquisitions and disposals,

and the viability and going concern statements.

Fair, Balanced and
Understandable

assessment

Assessing whether the Annual Report is fair, balanced
and understandable.

External Audit

Oversight and rermuneration of the external auditor, assessing

effectiveness, independence, and making recommendations
to the Board con the appointment of, and policy for non-audit
services provided by, the external auditor.

Internal Audit

Monitoring and reviewing the internal audit plan, reports

on the waork of the internat auditer, and reviewing its
effectiveness, mcluding its resourcing.

Risk management and
__internal controls

Reviewing the system of internal contral andg risk
_ management. Reviewing the process for identification and _

mitigation of principal and emerging risks, assessment
of risk appetite and key risk indicatars, and challenging
management actions where appropriate.

Investment
and development
property valuations

Considering the valuation process, assumpliens and
judgements made by the vatuers and the oulcomes. Monitoring
the effectiveness of the Company’s valuers and the proportion

of the portfalio for which each valuer has responsibility.

_rl

November 21

Valuer report, effectiveness and
appoiniment policy update

2022 half year results and draft
preliminary announcement

Key linancial reporting judgements
Gotng concern assessment
External audit review

Risk management update
Information security update

BEIS carporate governance reforms
Internal audit update

Internal controls effectiveness
External audit plan, {ees

and engagememt

OQCO0O0C0O000O O O

O

O

O ©0 OO0 000

O

| March 22

Assessment of principat and
emerging risks, key risk indicators
and risk appetite

Annual fraud and anti-bribery and
corruption update
Whistleblowing report

Data privacy compliance update
BEIS proposed corporate
governance reforms

Internal audit report

Financial reparting judgements
Going concern and viability
assessments

Annual tax update including tax
planning and risk relating to tax
TCFD update, including reflecting
the risk of climate change in our
financial reporting

Effectiveness of Audit Committee,
internal and external auditors

Focus for the coming year:

Processes by which the Board identifies,
assesses, monilors, manages and
mitigates risk, particutarly in the context
of a high inflationary environment;
Monitor key risk areas, particularly
those scheduled far review by Internal
Audit including, but not limited to, key
financial. cperaticnal and IT conltrots,
the Company's strategy. software
development life cycles, sustainability
and Canada Water;

Cantinue to prepare and put in place
policies and procedures for the FRC
reporting and BEIS reforms; and
Consider the impact of the evolving
review of investment valuation standards
undertaken by RICS on the valuation
processes of the Group.

British Land Anhual Report and Accounts 2022
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REPORT OF THE AUCIT COMMITTEE confinued

Financial Reporting

The Commiltee conlinues to review

the cantent and tore of the preliminary
resulls, Annual Report and half year
resulls and make recommendations to
the Board regarding their accuracy and
apprapriateness. Drafts of the Annuat
Report are reviewed by the Commitiee as
a whole prior to formal consideration by
the Beard, with sufficient time provided
for leedback.

The Committee reviewed the key messaging
included in the Annual Report and hatf year
resulls, paying particular atiention 10 those
matters considered ta be important to the
Group by virtue of their size, complexity,
level of judgermnent required and potential
impact on the financial statements and
wider business model.

The Committee has satisfied iiself that the

controls over the accuracy and consistency
of thesinformation presented-in-the-Annual- -
Repoert are robust. The Committee reviewed

the procedure undertaken o enable the
Board to provide the fair, balanced and

understandable confirmation to shareholders.

Meetings were held beiween the Directer
of Group Finance, Chief Operating Officer,
Company Secretary and General Counsel,
Head of Secretariat, (R/Corparate
Sustainability Lead and other senior
employees to review the Annual Report

and chalienge the content and layout of it
A report summarising their findings

and amendments was presented to the
Commitiee which then recommended to the
Bozrd that the Annual Report presented a
fair, balanced and understandable overview
of the business of the Group and that it
provided stakeholders with the necessary
information o assess the Group's position,
perfarmance, business model and strategy.

The Committee continues to play a key role
in assessing whether the Annual Repartis
fair, balanced and.understandsble which is
described in further detail below.

The British Land Company PLC 004621520

Case Study - BEIS Corporate
Governance reforms

The BEIS Corporate Governance
reforms are expecled to be introduced
in 2023/2024. We welcome the reforms
as a positive change to the regulatory
envirecnment. In anticipation of
significant changes, we have conducted
pretiminary internal and external
readiness assessmenls and

impact assessments.

We have aroadmap 1o ensure that we
dedicate sufficient time and resource
aver the next few years so that we are
in a good position when the reforms
lake effect.

As part of its standard review in respect
of public and large private companies’
accounts and reports, the FRC wrole to

the Company and provided-a-number-

of minor suggestions thal have been
addressed where relevant and appropriate
in the 2022 Annpal Report and Accounts.
The FRC ctarified that this did not amount to
substantive correspondence and na formal
response was required fram the Company.

Fair, balanced and understandable (FBU) reporting

The Commuttee considers annually whether, in its opinion, the Annual Report and Accounts, taken as a whole, s fair, balanced and
understandable and whether it provides the information necessary for stakeholders to assess the Company’s position, perlormance,

business model and strategy.

The following process is follewed by the Committee in making its assessment:

1. 2.

3.

4. 5.

Management
Review

A group comprised of
semor management
including members

of Investor Relations,
Financial Reporting

and Analysss, Verification
and Campany Secretariat
teams, reviewed and
challenged the cantent
and layaut of the Annual
Report and Press
Release A reportwas
produced summarising
therr findings.

External
auditor

The Externat Auditor
reported iis findings
to the Cammittee. The
Committee discussed
the significant issues
with the Auditar and
Director of Group
Finance and Head of
Financial Reporting.
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Internal
Verification

A small internal group
review the Annuai Report
and oversee a ventication
process for all factual
content and report their

findings to the Committee.

Cammittee
review

The Committee reviewed
the process in place

to support the FBU
assessment and

a summary of its
outcomes. This review
led to changes in the
final Annual Report.

Recommend
to Board

The Board approved

the Commiltee’s
recommendation thal the
FBU statement be made,
which can be found in the
Qirectors’ Responsibility
Stalement an page 157.
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The significant 1ssues considered by the Comrmitiee in relation to the financial statements and broader work it has undertaken during the
year ended 31 March 2022, and the actions taken 1o address these issues, are sel out in the following table:

Significant issues How these issues were sddressed Qutcome

considered

Going The Commiltee reviewed management’s analysis supporting the The Committee satisfied itself that the going concern
cancern preparation of the financial slalements on a gaing concern basis. This basis af preparation remained appropriate. In doing so,
and viability included consideratian of farecast cash flows, availability of committed the Commitiee requested that a reverse stress test far
statement debt facilities and expected covenant headroom. a higher inflationary environment be conducled. The

The Committee also reviewad management’s assessment of wheiher

the Group’s long term viability appropriately reflects the prospects

of the Group and covers an appropriate period of time. This included
consideration of whether the assessment adequately reflected the Group’s
risk appelile and principal risks as disciosed on pages 88-94, whether

the period covered by the statement was reasonable givén (he sirategy

of the Growp and the enviranment in which it operates; and whather the
assumptions and sensitivities identified, and siress lested, represeniad
severe but plausible scenarios in the context of salvency or liquidity.

The Coemmillee received a report from the external audiior on the results
of the testing undertaken on managemeat’s analysis in bath cases.

Committee agreed with management's assessment and
recommended the viability statement to the Board. The
viabiiity statement, which includes our going concern
statement and further details an this assessment, is
sel out on page 97,

Provisioning

The Committee considered management’s approach in determining
appropriate provisioning levels for rental arrears and tenant incentives,
including those that remain related to the Covid-19 pandemic period.
challenging assurnptions and methodalogy where apprepriate. The
Cammiltee also received a report from the exlernal auditor.

The Committee was satisfied that the provisioning
approach was approgriate and prepartionate for
the Group.

The accounting treatment of significant property acquisitions, dispesals.

The Commitiee was satisfied that the accounting

Accountin
for signilicgant financing and leasing trangactions is a recurring risk for the Group with treatment and related financial disclosure of significant
transactions non-standard accounting entries required. and in some cases management transactions was appropriate.
judgement applied. The Commitlee reviewed management papers on key
financial reporting matters, including thase for significant transaclions, as
well as the external auditor’s findings on these malters, in particular, the
Commiliee considered the accounting ireatment of the fermation of a joint
venture with Australian5uper in respect of Canada Water. The extarnal
auditor separately reviewed management's judgemeats in relation to
these lransactions and determined that the approach was appropriaie,
Valuation The valuation of investment and develapment properties conducted by The Committee analysed the reporls and reviewed the
of property external valuers is inherently subjective as it is undertaken an the basis of  valuation outcomes, challenging assumplions made
portiolio assumptions made by the valuers which may not prave to be accurate. The  where appropriate. The Commitiee challenged the
outcome of the vatuation is signilicant to the Group in ierms of investment  valuers on the distinction between shopping centres
decisions, results and remuneration. The external valuers presented their  and retail parks and the valuation assumptions made
reports to the Commitlee prior ta the hall year and full year resulls, in respect of the former with relatively little market
providing an overview of the UK property market and summarising evidence. The Committee ailso challenged the valuers
the performance of the Group’s assels. Significant judgements on the methadology applied in respect of Canada Water,
made in preparing these valuations were highlighted. given the disposal of 50% of the Company’s interast to
AustralianSuper and the risk associated with large scale
development projects The Cormmuttee was satisfied
with the valuation process and Lhe elfecliveness of the
Company's valuers. The Committee approved the relevant
valuation disctosures (o be included in the Annual Repart.
Taxation The Commiltes reviewed the appropriateness of taxaticn provisions made The Commitiee was satisfied that the taxation provisions
provisions and released by the Group during the period. Thay considered papers ware appropriate. ‘Our Approach to Tax’ is available

prepared by managerment and discussed the views of the external auditors
lo obtain assurance that amounts held were commensurate with the
associated risks.

at britishland.com/governance.

Risk appetite
and Principal
Risks

The Committes received reports fram management which included a
review of Key Risk Indicatars in the contaxt of our risk appetite and updaies
on our aperational risk.

During tha year we have refreshed aur principal risks in
response 0 how our stralegy and markets are evolving.
The Commitiee resolved that management’s assessment
aof the principal risks and risk appetite be recommended
lo the Board,

Assessment
of internal
controls

This year we have operatad in the centext of the propased BEIS corporate
governance reforms and continually seeking to upgrade pur internal
cantrol environment. Management provided diannual canfirmation of the
effectiveness of nternat controls.

The Committee apgroved propgsals made by
management to improve the risk and contral processes
and monitoring. This included additional internal conlrols
testing that was put in place for the internak controt
declarations from March 2022

TCFD

The Committee reviewed management’s progress on ensuring compliance
with the TCFD requirements tar this year's Annual Report and Accounts.
They considered changes proposed Lo bath the strategic report and financiat
staternents, the process foliowed by management and the physical and
transition risk analysis work undertaken by Willis Towers Watson in

the year.

The Committee steered the underlying principles of the
disclesure in conjunction with management, reviewing
the disclosure over a peried of time ahead of the final
recammendation of the Annual Repart and Accounts for
approval by the Board. The Committee satisfied itself that
the Group's resulting TCFO disclasure was appropriate.
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REPORT OF THE AUDIT COMMITTEE continued

External Audit
PricewaterhouseCoopers LLP (PwC}

was appointed as the Group's external
auditor for the 2015 Annual Report following
a formal competitive tender process. Given
the continuing effectiveness of PwC i their
role as external auditor, the Committee
believes it is in the best interests of
sharehaolders for PwC to remain in role

for the follewing financial year and for

a competitive tender process to be
completed during 2024 ahead of

the 2025 year end audit.

The year under review is Sandra Dowling's
third year as engagement partner lollowing
a mandatory rotation at thé conclusion ol
the 2019 audit. The Commitiee will ensure
that future rotations are undertaken as
required by legislation ta the extent that
this is not undertaken eartier by PwC.

The Committee is responsible for
-overseeing the relationship with the -
external auditor and for cansidering

their terms of engagement, remuneration,
effectiveness, independence and continued
abjectivity. The Committee annually reviews
the audit requirements of the Group, far the
business and in the context of the external
environment, placing great impertance on
ensuring 3 high quality, effective exiernat
audit process.

BDO LLP provides audit services to a
number of wholly owned subsidiary and
joint venture companies.

Fees and non-audit services

The Committee discussed the audit fee for
the 2022 Annust Report with the external
auditor and approved the proposed fee 00
behall of the Board.

In addition, the Group has adopted a policy
for the provision of non-audit services by
the external auditor in accordance with

the FRC's 2019 Revised Ethical Standard.
The policy helps to safeguard the external
auditor's independence and objectivity. The
policy allows the external auditor to provide
the following non-audit services to British
Land where they are considered 10 be the
most appropriate provider for:

- audit related services: including
farmal reporting relating to borrowings,
shareholder and ather circulars and
work in respect of acquisitions and
disposals. In some circumstances, the
external auditor is required to carry aut
the work because of their office. In other
circurnstances, selection would depend
on which firm was best suited to provide
the services required.

In addition, the following protocols apply to
non-audit fees:

- total non-audit fees are limited to
70% of the audit fees in any one year.
Additionally, the ratio of audit to
non-audit fees is calculated in line
with the methogology set autin the
FRC’s 2019 Revised Ethicat Standard;

- Committee approval is required where
there might be questions as to whether
the external auditor has a conflict of
interest; and

- the Audit Committee Chair is required
to approve in advance each additianal
project or incremental fee belween
£25.000 and £100,000, and Committee
approvalis required for any additional
projects over £100,000.

Total fees for non-audit services amounted
ta £0.03m, which represents 5% af the total
Group audit fees payable for the year ended

31 March 2022: Detaits-of-all fees charged-- -

by the external auditor during the year are
set aut on page 182.

The Committee is salisfied that the
Company has comgplied with the provisians
of the Statutory Audit Services for Large
Companies Market fovestigation [Mandatory
Use of Competitive Processes and Audit
Commitlee Respansibilities] Order 2014,
published by the Competition and Markels
Authority on 26 September 2014

Effectiveness

Asseasment of the annual evatuation

of the external auditor’s performance

was undertaken by way of 3 questionnaire
compleled by key stakehotders acress the
Group. including senior members of the
Finance tearn. The review toak into account
the quality of planning, delivery and execution
of the audit lincluding the audit of subsidiary
companiesl, the technical competence and
strategic knowledge of the audit team

and the effeciveness of reparting and
communi¢ation between the audit

team and management

PwC alse provide the Committes with

an annual repart anits independence,
abjectivity and compliance with statutory,
regulatory and ethical standards. For the
year ended 31 March 2022, as far the pricr
year, the external auditor confirmed ihat il
continued to Maintain appropriate internal
safeguards to ensure iis independence
and objectivity.
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The Commuttee conctuded that the quality of
the external auditor's work, and the level of
chailenge, knowledge and competence of
1he audst team, had been maintained at

an apprepriate standard during the year.

The Committee therefore recommended
to the Board that a resolution ta reappoint
PwC as external auditor of the Company
be put to shareholders al the 2022 AGM.

Internal Audit

The role of Internal Audit is to act as an
independent and objective assurance
function, designed te improve the
elffectiveness of the governance, risk
rmanagement and internal controls
framewark in riligating the key risks

of British Land. Ernst & Young LLP {EY|
continue tp provide internal Audit services
to British Land and attended all Committee
meelings to present their audit findings
atongside the status of management actions.

Ouring the year, the Committee reviewed,
made suggested amends to and approved
the annual Internal Audit plan, including
cansideration of the plan’s alignment to
the principal risks of the Group and its joint
veniures. Internal audits completed during
the year included those in relation to key
financial controls, financial reporting
system upgrades, health and safety
processes, iInsurance, cyber security,

and the Group's purchase ta pay system.
QOverall. no significant control issues were
identified although several process and
control improvements were proposed. with

follow up audits scheduled where necessary.

Effectiveness

The annual effectiveness review of the
internal auditor included consideration

of the Internal Audit charter which defines
EY's role and responsibilities, review of the
quality of the audit work undertaken and the
skills and competence of the audit teams,
Key stakeholders across the Group,
including Committee members, Head of
Secrelariat, Head of Financial Reporting
and oiher senior employees, completed a
questionnaire to assess the effectiveness
of the internal auditor. The Commiltee
concluded that EY cantinued to discharge
its duties as mternal auditor effectively
and should continue In the role for the
year commaencing | Aprit 2022,
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Feedback to inform the Committee’s review of the effectiveness of the Internal and External Audit

Intarnal Audit/External Auditor

Managament

Audit Committee

- Assessed audit resource and experlise.

- Reviewed the quality of audit work, skills
and competence of the audit teams.

- Considered feedback from PwC in
relation to the external audit process.

- Considered feedback from EY in relation
ta their performance during the year.

- Reviewed EYs confirmations retating
ta the internal audit including their
independence, composition, interaction
with external auditor, Committee
and Board.

- Assessed the Internal Audit Plan.

- Reviewed the work carried out by the
Risk Commitlee.

- Reviewed the questionnaires completed
by key stakeholders regarding the
Committee, external and internal
auditors’ effecliveness.}

- Received assurance that the
provision of information to the
external auditor complied with
the relevant disclosure processes.

- Considered the views from members,
the Finance team and regular altendees
of the Audit Cammitiee.

- Assessed the qutput from the
Comrmittee evaluation and surveys
conducted during this process.

- Rewiewed the external audit reperts
provided to the Committee during
the year, with a specific focus on
the demonstration of professional
scepticism and challenge of
managemen! assumptions.

- Assessed progress against the previous
year's focus areas.

Dulceme

Fallowing a review of the outputs from each scurce outlined above, the Committee concluded the internal and external auditors
continued to operate eflectively. Considering the previous year's objectives and progress made during the year, key areas of focus

for the internal audit and external audit functions for the upcoming year were: 1o increase the ailocation of time allotted to update the
Commiltee on the internat audit program, provide more information on industry trends the Company should have on its radar. work with

management to improve tHeFesponse time to conclude accounting issues, and proWide further ext&n3l advice and inpdfinto ouroverall =~ = ™

risk management and internal controis processes.

Investment and development
property valuations

The external valuation of British Land's
properly portiolio is a key determinant of
the Group's balance sheel, its performance
and the remuneration of the Executive
Cirectors and senior management. The
Committee is committed to the rigeraus
monitoring and review of the effecliveness
of its valuers as well as the valuation
process ilself. The Greup's valuers

are CBRE, Knight Frank, Janes Lang
LaSalke [JLL) and Cushman & Wakefield.

The Committee reviews the effectiveness

of the external valuers bi-annuatly, focusing
on a quantitative analysis of capital values,
yield benchmarking, availability of
comparabie market evidence and major
outliers 1o subsector movements, with an
annual qualitative review of the level of
service received from each valuer.

The valuers attend Committee reetings at
which the full and haif year valuations are
discussed, presenting their reports which
include detarls 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 to determine thai due process had
been followed and appropriate information
used, before separately reperting Its
findings ta the Committee. The vatuvation
process is also subject to reqular review
by Internal Audit. The Groug's valuers and
external auditor have confirmed ta the
Committee that the process undertaken by
British Land to accommodate the valuation
of its real estate portfolio is best in class.
British Land has lixed tee arrangements

in ptace 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 valuzlion
certificates of CBRE, Knight Frank, JLL and
Cushman & Wakefield can be found on our
website at britishland.com/freports.
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Risk management and

internal controls

A detailed summary of the Group's risk
framework as well as additional infarmation
on our systemns of internal control is set

out in the ‘managing risk in delivering

our strategy section on pages 84-87.

The Board has deiegated responsibility for
averseeing the effectiveness of the Group's
risk management and internal control
systems Lle the Commitiee. An overarching
view ol the internal controls system, and the
role of the Board and Commitiee, is set out
overleaf. The Cammiitee has oversight

of the activities of the executive Risk
Committee, receiving minutes of all Risk
Commitiee meetings and discussing any
significant matters raised.

At the full and half year, the Commiltee
reviewed the Graup's principal and
emerging risks including consideration of
how risk exposures have changed during
the pericd. Bath external and internal

risks are reviewed and their effect on

the Cornpany's strategic aims cansidered.
The assessment of emerging risks includes
3 battom-up review of all business units and
a deep dive by the Risk Committee. The
Audit Commitiee made a recommendatian
to the Board regarding the identification
and assessment of principal and

emerging risks. The Board accepted

the Cemmittee’s recammendation.
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REPORT OF THE AUDIT COMMITTEE continued

Half yearly. in cenjunction with the

internal auditor, management reports

lo the Committee on the eéfectiveness of
internal cantrois. highlighting control issues
identified through the excepiions reporling
process. Risk areas identified are considered
for incerperation in the [nternal Audit plan
and the findings of internal audits are laken
into account when identifying and evaluating
risks within the business. Key ebservations
and management acliens are reported to,
and debated by, the Committee, For the
year ended 31 March 2022, the Committee
has not identified, nor been advised of, 3
failing or weakness which it has deermned

to be significant. During the year we have
undertaken work to understand how we

can maintain and enhance qur information
systems and cyber security controls, further
detail can be found in the case study.

Al the request of the Remuneration
_Committee, the Commitlee considers
“aninbatly'the {evel of risk taken ty ™

management and whether this affects

the periormance of the Company. The

Remuneration Committes 1akes this

confirmaticn into account when determining

incentive awards granted to the Execuiive

Direclors and seniar management. Taking
into account reports received on internal
key controls and risk management, and

the resulls of the internal audit reviews,

the Cornmittee ¢concluded that for the year
ended 31 March 2022 there was ne evidence
of excessive risk taking by management
which ought to be taken into account by

the Remuneration Committee when
determining incentive awards.

The Group's whistleblowing arrangemenis
enable all staff, including temporary and
agency staff, suppliers and gccupiers, to
report any suspected wrongdoing. These
arrangements, which are menitored by the
General Counsel and Company Secretary
and reviewed by the Cammittee annually,
include an independent and confidential
whistleblowing service provided by a third
party. The Committee received a summary
of all whislieblowing reports received
during the year and concluded thal the

‘response to eath report By management

was appropriata. The whistleblowing
reports were also refayed to the Board
by the Committee Chair. :
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Case Study: Cyber Security
Vulneralibiy monitoring is a key part
of pur cyber risk mitigatian strategy
as the majority of security incidents,
breaches and hacks are caused by
the exploitation of known software
vulnerabiliities. We understand that
there is a significant risk ol being
targeted and we believe that as 3
business we shauld be vigilant.

We tasked a speciatist team to
undertake complex vulnerability
analysis and remediation. Buring the
year, we have completed our corporate
vulnerability remediation programme
which included penetration testing,
supplier risk assessmenls, group wide
cybar awareness training, and engoing
vulnerability monitoring. We alse
introduced a technology key risk
indicator dashboard ta ensure there

is consistent oversight at Board level ~
as well as a new ‘Operational and
Compliagnce’ principal risk which
encompasses inlormation systems
and cyber security.

System of Internal Control
The elemenis that make up the system of
control are;

Governance Framework: Stroctured

with three lines of defence, the governance
structure enables the efficient prioritisation
of key risks and actions to mitigate risk. An
MNustration of the governance framework
¢an be found on page 104.

Gavernance

Slrategic Risk Management

Strategic Risk Management: A holistic
view ensures that risk managemeni is
underpinned by our strategic objectives,
taking into cansideration our priorities
and the external environment.

Dperational Risk Management: Each
business unit is supported to manage its
own risk ta ensure that potential risks are
identified and mitigated at an early stage.
This embeds the responsibility of risk

Operational Risk Management Assurance

management at 3 business unit level.
Further detail can be found on page 84

Assurance Framework: An element
of internal contral that is independent
af business functions and Executive
Committee and Baard members.

Standards and Quality Framework:
The overarching standards and codes
that the Company and its employees
adhere to 10 perferming its duties.

Standards and Quality Framewark

Board, Audit Cammittee
and CSR Committee action points and
risk appetite

Sel strategic and

financial goals

Determine strategic

Review elfectiveness of
risk management and
internal control systerns

Assess the extent and
nature of principal risks

External audit
Internal audit

Group policies and
athical standard e.g.
Whistleblaowing policy,
Risk Management
Folicy, internal Control
framework aligns with
C0S0 Internal Contral
Integrated Framewaork,
FRC Guidance

Executive Committee
and Risk Cammittee Monitor key risk

indicators

|dentify principal risks

Aggregation of risk
exposure and adequacy
of risk mitigation

Going concern and
viability statement

Group Compliance
Group Health & Safety
Business leads repart en
key controls biaanuatly

Business units and Risk
and Control team

Execute strategic aclions

Risk register
Day to day respansibility
fer internal controls

Risk and control team
oversee the business
unit process including

Business unit policies,
procedures, processes
and syslems

sample testing
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DIRECTORS' REMUNERATION REPORT

Aligning incentive with strategy

Our Remuneration Policy aligns
management incentives with
our strategy.

Dear Shareholders

During the year under review the
Committee has facussed on three main
areas: developing the 2022 Directors’
Remuneration Policy and consulting with
shareholders; rewarding management and
the wider workforce appropriately for the
Company’s strong financiat performance;
and revisgwing the wider systems of reward
and recognition across our business

to ensure British Land remains a
first-class employer.

Directors’ Remuneration Policy

The Directors’ Remuneration Policy

that ts currently in force was approved

by shareholders in 2019 and expires at

the 2022 AGM. The Commitlee has warked
throughout the year (¢ design the Poticy
which 15 described in delail on pages 128-134
and will be tabled far shareholder approvat
al the AGM this year. The Commitiee

has worked with management and our
remuneration consullants to produce

a policy that we believe will incentivise
Executive Directors to perform in such a
way that drives positive cutcomes for the
business, our broader stakeholders and
crucially, our shareholders,

We are not proposing any changes ta the
quantum of incentives that our Executive
Directors will receive under the Policy,
however we are proposing a revised
framework of performance conditions,
most pertinently in connection with the
Long Term Incentive Plan, to align more
directiy positive management action with
positive reward outcome. In addition, we
have proposed the addition of performance
conditions that specilically measure
managernent’s progress in achieving

the ambitious goals within our 2032
Sustainability Strategy, lo reduce the
levels of operational and embadied
carbon within our developments.

As Committee Chair, | have led the
programme of consultation with major
shareholders and have been pleased with
the tevel of engagement that our proposal
received. | would like to thank all eur
shareholders that engaged in the process.
We have taken your feedback very seriously
and have, a3 a result, made meaningful
changes to the Policy which | hope you

will support at our 2022 AGM.

Company Performance & Bonus

The Company has returned lo growth

in 2022 and we are pleased to see
managernent action resulting in positive
outcomes for the business. At the start of
the financial year the UK was emerging

British Land Annual Report and Accounts 2022
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from the third forced national lockdown
and as the year progressed there were
periods of mandated working from home
as well as general uncertainties around
variants of concern and vaccine roll outs.
Notwithstanding these pressures brought
aboul by the secand year of the Covid-19
pandemic, we're pleased with how the
husiness and our people have performed
during the year. The financial performance
of the Company, as eutlined in the straiegic
reporl, was driven by management's efforis
to pivol the Company lowards growth.
Underlying profit for the year was up by
£50m te £251m and we saw positive Total
Accounting Return of 14.8%, the highest for
seven years. Rental collections, a key driver
of operationat perfarmance, were back to
near-pre-Covid levels this year as a resull
of a concerted programme of collections
working in canjunction with our customers.
We saw positive valualion growth from our
property partiolio in aggregate of 6.8% or
£499m. A full review cf the performance of
the Campany during the year is contained
within the strategic report frem page 62,

When determining remuneration outcomes,
the Remuneration Committee cansidered
the strong company performance, the
macroenvironment and the conditions that
our stakeholders and the wider markel have
experienced during the year, We assessed
ihe outcome of perfermance against

the financial metrics in general and

the individual strategic objectives set for
each Executive Director under the Annual
Incentive Plan. The achieved performance
resulled in a bonus of ¢.137% of salary
earned in the year for our Executive
Directars against a maximum epportunity
af 150% of salary. This reflected the strong
performance and execution of the new
strategy of the Company.

The Committee tonsiders the levels

that have been awarded appropriately
reflect the efforts of the Executive Direclors,
incentivise future performance and balance
the impact of the year under review on our
shareholders and wider stakeholders.

Reward and Recognition

The Commitiee has warked with the
CSR Committee towards the end of the
year following feedback via workierce
engagement mechanisms araund the
structures of reward and recognition
that exist within British Land against
the backdrop of an emerging cost of
living crisis.
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DIRECTORS' REMUNERATION REPORT continued

Management 15 leading a programme of
initiatives which are targeted in particutar
at the most junior and lower paid members
of British Land's statf who are those
hardest hit by the cost of living crisis. The
Commitlee is guerseeing management’s
efforts in this regard and was pleased to
approve the re-introduction of Free Share
Awards under the Share Incentive Plan
during the year and an extension of the
same awards which will now be made to

all emplayees of the Group. The Commiitee
has also confirmed thal Executive Directors
will not receive salary increases for the year
ahead, whilst management have proposed
a pragressive pay increase for the wider
workforce with larger percentage increasas
in salary being given to the lowest paid.

The Committee will continue to work with
management and the CSR Committee to
ensure the remuneration of the workfarce
is aligned to the culture and strategic

. —direction.of the Company. - -

Remuneration in respect of the
year commencing 1 April 2022
Salaries

The Committes reviewed salaries for the
Executive Directors during the year and
concluded that no changes were necessary.

The Non-Executive Directors’ and the

Chairman's fee levels also remain unchanged.

Annual Incentives & Long Term Incentives
The quantum of awards will remain
unchanged undar the proposed 2022 Policy.
Executive Directors are eligible for a
maximum bonus of 150% of salary and
maximum Long Term Incentive Award of
up to 300%. The Committee does not intend
to grant LTIP awards above 250% of salary.

Pensions

We are committed to ensuring that pension
contributions across our workforce are
equitable. Executive Directors receive the
same pension benefit rate applicable {o
the majorily of the wider workforce at

15% of salary.

Gender and ethnicity pay gap
CQur work lo narrow the gender pay gap
since 2017 continued during the year.

The latest gender pay gap for the 5 April
2022 snapshot shows a reduction in Lhe
median pay gap of 8.4% to 19.2% from
27.6% for British Land. Broadgate Estales,
a subsidiary company, has also achieved 2
reduction in ihe median pay gap from 32.9%
to 29.3%. More information can be found
at britishland.com/gender-pay-gap.

The British Land Company PLC 00621920

Qur work to narrow the pay gap between
white and BAME emgployees has continued
during the year. 2021 was the first time we
published our ethnicity pay gap data. As at
the 3 Aprit 2022 snapshot, the pay gap has
reduced from 27.3% in 2021 to 19.2% in
2022 for British Land and from 32.7%

to 29.4% far Broadgate Estates.

Recommendation

British Land is committad to listening
carefully to shareholder feedback and to
applying best practice ta its remuneraiion
policies and appraach. We hope that you
will cantinue to support ous approach o
remuneration and will vote in favour of
this Report and the proposed Directors’
Remuneration Policy at the 2022 AGM.

Yours sincerely,

o WA

Laura Wade-Gery
Chair of the Remuneration Committee

New 2022 Remuneration
Policy Summary

Intraduction

Our Remuneration Policy always aims

ta align with the long term business
strategy. culture and values of the
Company. The new 2022 Remunearation
Policy as cuilined an the following pages,
subject ta shareholder approvat, will take
effect [rom the date of the AGM on 12 July
2022. Payments to Directors can only be
made if they are consistent with 3
shareholder approved Policy or
amendment o a Policy.

How the Policy is reviewed

The Directors’ Remuneration Palicy
1$ determined by the Remuneration
Committee. The Commitiee receives
information on markel praclice, business
strategy and stakeholder views from
managemsent and its independent
agdvisors, Remuneration proposals
are developed by management and
its independent advisors based on
discussions with the Committee and
are subsequently refined and agreed
based on feedback provided.

The Execulive Directors do not participate
in the approval of the Palicy and are not
present when proposals impacting their
own remuneration are decided, other than
1o provide relevant business and empleyee
contex! to discussions with the Commitieg
which takes note of any potential conflict
of interest.

Impact of stakeholder views on

Policy review

In drawing up the Remuneration

Palicy, the Committee actively saught

and took inta account views expressed by
sharehoiders. The Company engaged with
its shareholders via consuttation meetings
with investor bodies. and by writing to

its largesi shareholders, offering each

3 meeling to discuss remuneration
proposals and setting oul the propesed
approach. In response to the feedback

on our initial proposal, we amended our
approach and again wrote to our major
shareholders selting out ¢learly what
adjustments we had made in response

to feedback. The views expressed were
suppaortive of increasing the focus on ESG
melrics provided these were quantitative

and stretching and for a greater propartion
of the LTIP financiat metrics |bui not all] to
be based on absolute performance rather
than being assessed on 3 relative basis.
The Commiitee agreed for ESG metrics to
be intreduced into the AP and LTIP and
for 25% of the LTIP to remain assessed
relative to sector benchmarks.

The Commitiee also took inle account
views of the workforce on remuneration
in general expressed via opinion surveys,
Executive Director remunecation panels
and through direct engagement with
LTIP participants.

Eachyear the Committee takes

into account the pay and employment
conditions of employees in the Group.

This year the Committee noted the
general sncrease in salary levels proposed
for all employees and levels of incentive
payments proposed which take account

of the impact of both individual and the
Company’s performance, before setting
the remuneration of the Executive Girectors.
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The 201% Policy was largely considered
to have cperated effectively and there are
only relatively minor changes propeosed.

Under the 2022 Policy, at least 60% of

the AlP and 75% of the LTIP respectively,
will be assessed against financial metrics.
Fram this year, the Palicy will be operated
with measures thal introduce a material

Key changes from the 2019 Policy

performance measurement with
management action whilst maintaining
a suitable level of relativity.

There are no changes Lo the remuneration
cppartunily for Executive Directors under
the Policy with the maximum opporiumty
usnder the Annuat Incentive Plan and the
Long Term Incentive Plan remaining at

normally in line with the workforce and
pension contributicns for Executive
Directors are in line with the rate
applicable to the majarity of the
workforce, 15%.

Operational and factual details have

been updated, for example detsits specific

to fermer Direclors have been updated

element aligned to our 2037 Sustainability
Strategy and mare closely align long term

15@% of salary and 300% of salary
respeclively. Satary increases are

and non-palicy operatienal matters have
been moved to implemeantation sections.

Current AIP operation under 201% policy

Revised A|P operation under New 2022 Policy

Quantitative Measures 170%]

Quantitative Financial Measures [60%)

Total Property Return vs MSCI {weighted by sectorl 20% Total Property Return vs MSCI [weighted by secicrl 0%
Annual Profitability 30% Annual Pralitabitity 30%
Strategic Objective: Balance Sheet Resilience 20% Cevelopment Profit 10%
Quantitative Environmental Measures [20%])
The Gtobal Real Estate ESG Benchmark (GRESBI 20%
Strategic Measures/Personal Objectives/Customer {30%) Improvemant in EPC ralings across eslate
- Realising the potential of our campuses 0%
- Progressing value accretive development Strategic Measures/Personal Objectives/Custamer [20%]
- Targeting the opporiunities in Reiail & Fullilmeni
- Active capital recycling - Realising the potential of our campuses 20%
- People and sustainability - Progressing vatue accrelive development
- Targeting the opportunitigs in Retail & Fulhiiment
- Active capital recyciing
- People
Current LTIP operation under 2019 policy Revised LTIP operation under New 2022 Policy
Quantitative Measures [100%] Ouantitative Measuras 1100%)
Total Property TPR sector weighted 1PD benchmark 0%-1% pa 40% Total Peoperty TFR seciar weighted IPD 25%
Reiurn [Relative) Return [Relalive)  benchmark 0%-1%pa
Total Accounting  TARis measured as an absolute 50%
Return targel with zero vesting below 4%pa,
Iabsolute) 20% at 4%pa increasing on a
straight-line basis o full vesting for
Total Accounting  TAR is measured relative to a markel capitalisation 0% 10%pa Imeasured al the end of year
. : . " 3 and compared lo the year
Return [Relative]) weighted index of FTSE 350 companies that use :
" preceding LTIP grant}
EPRA accounting
Talal Sharehelder 50% is relative to the performance of FTSE100 40%
Return 50% is relative to a market capitalisation weighted
index of the FTS£350 property campanies that use
EPRA accounting
ESG: Operationat Carbon 25%

Zero vesling below Threshald, 20% vesting at Fhreshold and full vesting
at Maximum

Reduction {COze per sqm])
Operational Energy Reduction

Zero vesting below Threshold, 20% vesting 2t Threshold and full vesting
ai Maximum
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Alignment with Provision 40 of the UK Corporate Governance Code

Principles

Alignment waih the British Land Remuneration Policy

Clarity - rernuneration
arrangements should be
transparent and promote effective
engagement with sharehalders and
the workforce

- The Policy provides for clearly defined remuneration elements consisting of salary,
pension and benefits, and participation in the AIP and LTIP incentive schemes

- The Policy is cascaded through the warkforce and can be effectively communicated
te Birectors and when engaging with sharehalders and the worklarce,

- AIP and LTIP performance conditions are clearly linked to the business strategy.

Simplicity — remuneration
structures should avoid complexity
and their rationale and gperation
should be easy to undersiand

- The Palicy has been simplified over time 1o avoid undue complexity. During the 2021/22
review, the use of performance conditicns and targets has been reviewed with the proposed
changes providing a clearer line of sight and simplifying the assessment by proviging a
greater propartion based cn the Company’s absolute performance which is impacted
directly by management action, rather than assessed against market benchmarks.

- The incentives have also been simplified over ime with alternative structures including
performance options and matching shares being remaoved from the Directors’ policy in
Prior reviews.

Risk - remuneration arrangements
should ensure reputational and
other risks from excessive rewards,
and behavioural risks that can arise
from target-based incentive plans,
are identified and mitigated

- The Policy is designed Lo provide appropriate payeuts for different levels af performance.
When setling performance targets the Commities consider the link between pay and
performance, testing targets against historic and {uture performance.

- The Palicy includes sateguards te ensure that there is a robust link between pay and
performancae, including the discretion of the Cammittee ta reduce farmulaic payouts under
the AIP and LTIP should they feel it appropriate. In addition, matus and ¢lawback provisions
provide the ability to recover payments in certain serious circumstances.

Predictability - the range of
gossible values of rewards to
individual directors and any other
limits or discretions shoyld be
identified and explained at the
time of approving the policy

- The Policy provides that under the AP and LTIP there are clearly defined levels of
performance required for thresheld, target and maximum payouls,

- Discretions available to the Committee are wdentified in the Policy and these will only be
used where appropriate, and the use clearly disclosed in the Annual Remuneration Repert.

Proportionality - the link beiween
tndividual awards, the delivery

of strategy and the long term
perfarmance of the company should
be ctear. Outcomes should not
reward poor performance

- Participationin the AIP and LTIP provide alignment between Directors’ remuneration and
delivery of the Company’s strategy and longer term performance.

- The AP grovides a focus on anaual targets which drive long term success. A portion of the
AIP is delivered in shares tg provide atlignment over the longer term.

- The LTIP provides a focus on lenger term targets including assessments against financial
and non-financiat performance conditions.

- The Palicy has safeguards le.g. performance measures, discretion, recovery provisionsl to
ensure that there are no inappropriate paymenls for poor performance.

Alignment with culture - incentive
schemes should drive behaviaurs
consistent with company purpose,
values and strategy

- The AP and LTIP drive behaviours consistent with the British Land's purpose, values
and sirateqgy.

- ln particular, the AIP includes a portion based on strategic/personal/customer measures.
The AIP and LTIP are also aligned with the ESG strategy with distinct proportions measured
against quantitative ESG targets.

- The cascade of the Policy down the organisation means thal employees are incantivised in
line with our values to work together today ["be smarter together”; “uslen and understand”|
to proamate the long term success of the company [“build for the future™].
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Executive Directors’ New 2022 Remuneration

Policy
Fixed remunefation

Operalion fand strasegic purpess)

Maximum oppartunily Parfarmance

cenditions
Basic salary
{To attract, motivate and retain talented Executive Directors ]
The level of basic salary is set taking inte account the scope The maximum level of basic salary will not be Not
and responsibilities of the role and the level of remuneration greater than the current salary as increased, applicable.
paid at companies of broadly similar size. typicaily in line with the market and general .
. . . salary increases throughout the Group.
Basic salaries are normally reviewed annually by the o ] i
Rernuneration Committee, with increases usvally taking effect  If anindividual is appointed at 3 lower salary, for
on 1 April for the subsequent year. Employment cenditions and example, 1o reflect inexperience as a Listed company
salary increases throughout the Group are taken into account  Directer, larger increases may be awarded over
when basic salaries are reviewed. future years as they prove their capability.
Changes in the scope of an Executive Director’s role may result
in a review of salary. o - - -
Car allawance, benefits and all-employee share schemeas
To pravide a car allowance and set of benefits which support the Executive Director and encourage participation in the
all-employee share schemes.
A car allowance may be paid or a company car may te provided  The maximum car aliowance is £20,006 per annum.  Not
to Executive Directors. : : applicabla.

Executive Oireciors are eligible to receive other taxable and
non-taxable benefits, that may inctude:

- private medical insurance [covering the Director and family)
- life assurance cover
- permanent health insurance
- access to independent actuarial, financial and legal advice
when necessary
- gym membership, subsidised by the Company
- annual medical checks
- relevant professional subscription fees
- other benefils on subsiantially the same basis as
other employees.
Exacutive Directors are eligible to participate in British Land’s
Share Incentive Plan (SIP), Sharesave Scheme and any other
future plans on the same basis as other eligible employees.

The Company provides Directors” and Officers’ Liability
insurance and may provide an indemaity to the fullest
extent permitted by the Companies Act.

The maximum cost of other taxable and non-laxable
benefits permitted under the Policy is the amount
required to continue providing benefits at a similar
level year-on-year.

The maximum opportunities under the SIP,
Sharesave Scheme and any subsequent plans are set
by the rules of the schemes and may be determined
by statutory limits.
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Fixed remuneration continued

Changes from the 2019 Policy are highlighted

The British Land Company PLC 00421920

Operalion land strategic purpesel Maximum opportunity Perfarmance
conditions

Pension of pension allowance

{To provide an approgriate level of pension in retirement for Executive Birectors )

Executive Directors may receive pension benefits through Employer pensian centributions to Executive Not

a defined contribution scheme or cash atlowance in lieu of Directors under the defined contiribution applicable,

pension contriputions.

Cash allowances in lieu of pension contributions would typically
be paid at the same level of salary as Company contributions
under the defined contribution arrangement. *

Unless already a member of the tegacy defined benefit scheme,
Directors will not be able to participate init.

arrangement and cash allowances in lieu of pension
are made al a fixed percentage of salary, ne higher
than the rate available to the majority of the
waorkforce, which is currently 15% of salary.

Variable remuneration

Dperation fand stratzgic purposel

Maximum opportuniiy Perlgrmance conditions

Annuat Incentive . - .

{To reward performance ég;i?\si quantkftat'lve and slralegric objeEti-ve-s that are set an_riually.l T

Annual Incentive awards may be granted to Executive Directors
each year, with the level of award reflecting strategic aims of the
Company. Objectives are set by the Board and measures set by
the Remunaration Committee.

Awards are granted following the financial year end,
when actual performance over that year is measured.

A portion of the Annual Incentive Award is paid in cash and
the remaining portion |net of tax] is used to purchase British
Land shares on behalf of the Executive Director {Annual
Incentive Shaces).

Currently one third of any Annual Incentive Award will be
required to be used to purchase Annual Ineentive Shares.

Annual Incentive Shares must be held for three years from the
date of grant of the Annual Incentive award before they may be
transferred or sold, regardless of whether or not the individual
remains an employee of British Land throughout this period.
Executive Directors are entitled to the dividends paid in respect
of the Annual Incentive Shares during the holding period.

The Annual Incentive award [cash and shares) may be clawed
back during the three-year period follawing determinatian of the
award in certain ¢ircumstances. These are set out on page 137.

The maximum
{evel of Annual
Incentive which
may be granted
is equivalent

ta 150% af
basic salary.

The objectives are set by the main Beard
and the measures by the Remuneration
Committea normally at the beginning of
the financial year over which perfarmance
will be assessed and following the end of
the financial year when performance can
be determined.

At least 0% of the Annual Incentive will be
based on financial performance conditions,
with the remainder based on non-fihancial/
strategic performance conditions.

No mare than 25% of any parl of the award
will be earned for threshald performance.
Up to half of the maximum potential award is
payable for target performance that is in line
with expeclations. If the stretch target is melt
the maximum paotential award will be earned.

The Cornmittee has the discretion lo
adjust the outturn to ensure it reflects
underlying performance.

No further performance conditions are
aitached to the Annual Incentive Shares
during the halding peried.
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Maxirnum agpartyity Perfarmance condilions

Long Term Incentive Plan [LTIP)

[To link the level of reward to Company performance against specilied long term measures, promoting and rewarding activities
that support our strategy and create sustainable lang term value for shareholders.)

LTIP awards may be granted annually by the Remuneration
Committee to Executive Directors. Awards are in the form
of performance shares jconditional rights to receive shares}.

LTIP awards typically vest afier three years. The number of
performance shares vesting is dependent an the degree to
which performance conditions attached to the LTIP have been
met over this three-year performance periad. The Comimnitiee
has the discretion to adjust the outturn to ensure it reflects
underlying performance. A payment equivalent to the dividends
accrued on vesting performance shares is paid at the

point of vesting normally in shares but in exceptional
circumstances cash,

On vesting, suificient perfermance shares may be sold to cover
an individual’'s liability to income tax and National insurance
contributions and related costs of sale. The remaining
performance shares must be held for twa years following
vesting before they are permitted to be transferred or sold,
regardless of whether ar not the individual remains an
employee of British Land throughout this period.

LTIP awards may be forfeited and/or clawed back irom the date
of grant until three years after the determination of the vesting
level of an award in certain circumstances. These are set out on
page 137. Il it is discovered that an LTIP award was granted or
vested on the basis of materially misstated accounts or other
data the Committee may require some or alt of the performance
shares to be forfeited or clawed back during the five-ysar period
following the grant date.

The LTIP performance conditions are chosen
to reward performance thatis aligned with
British Land’s strategy. At least 75% of the
award will be based on financial related
performance conditions, with the remainder
based on non-financiat/strategic
performance conditions,

The maximum
value lusing the
share price at
the time of award
multiplied by

the number of
shares] of an

LTIP d A L . N
whichazaar Within these lirnits, the relative weighting

y oi the performance conditions may be varied
be granted .
. by the Committee 10 ensure the LTIP best
's equvalent supports Brilish Land's strategy and t
o 300% af n:Jepept investor preferen ve.yanere
basic salary. P ces.

For relative melrics, the Commiltee may
amend the comparalor groups during the
performance period if there is a corporate
- ; event affecting any member of the gréup. -~
' The Commitiee may also amend a target or
performance benchmark if a different target
or benchmark is deemed more appropriate.

Perfermance conditions are chaltenging,
requiring significant outperformance for
100% of the LTIP award 10 vest. No more
than 20% of the award will vest if the
minimum performance threshold is achieved;
performance below the minimum threshold
for a performance condition wilt result

in the LTIP award in respect of that

condifion tapsing.

Policy on shareholdings of Executive Direclors

[To encourage Executive Directors 1o duild and maintain a shareholding in the Company, including past-cessation

of employment]

The Company has a policy that Executive Directors will be
required to build and retain a level of shareholding in the
Company, including past-cessation of employment.

The application of this will be contained from lime to time in the
Annuzl Report on Remuneration and is currently 225% of salary
for the CED and 200% of salary for the CFO with this level being
required to be held for two years following cessation. The
Committee retains discretion to operate the shareholding
requirement as appropriate in specific circumstznces.

The Policy
requirement
is that the
Executive
Directors

are expected
to buildup a
shareholding of
at least 200%
af salary [in
practice the
operation may
be higher).

Not applicable.
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Non-Executive Directors’ New 2022

Remuneration Policy

Qperation [and strategic purposel

Mazimum opportumity
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Perlgrmance congditions

Chairman’s fee

[To attract and retain an individual with the appropriale degree of expertise and experience.)

The Chairman’s annual fee is set by the Remuneration Committee and
reviewed annually. The level of the Chairman’s annual fee is set taking
into account fees paid at companies of broadly similar size.

Typically increases, if required, wilt
be in bine with market.

Nat applicable.

Non-Executive Directors’ fees

[To attract and retain Non-Executive Directors with the appropriate degree of expertise and experience.

Remuneration of the Non-Executive Birectors is a matter for the
Executive Directors and Chairman, and fees are reviewed annvally.

Non-Executive Directors receive a basic annual fee plus additional fees
if they are members of 3 Commitiee, and if they hold the position of
Senior Independent Directar, Chair of a Commitiee, perform additionat
roles or have a greater time commitment.

The Company’s Policy is to deliver a total fee at a level in line with
similar positions.

The maximum aggregate amaunk
of basic fees payable to all Nan-

Executive Oirectlors shall not exceed

the limit set in the Company's
Articles of Association, which is
currently £900,000. Basic fees do
not include the Chairman’s fee or
fees for being Seniar Independent
Director, mernber or Chair of

a Commiktee.

Nat applicable.

Other arrangements for the Chairman and the Non-Executive Directors
{To support the Directors in the fulfilmant of their duties.)

The Company may reimburse expenses reascnably incurred by the
Chairman and the Non-Executive Directors in fulfitment of the
Company’s business, together with any laxes thereon.

The Company provides the Chairman and the Non-Executive Directors
with Directors” and Officers’ Liability Insurance and may provide an
indemnity io the fullest extent permitted by the Companies Act.

The maximum reimbursement
is expenses reasonably incurred,
tagether with any taxes (hereon.

The maximurm vatue of the Directars’

and Officers” Liability Insurance and
the Company’s indemnily is the cost
at the relevant time.

Not applicable.
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Notes to the New 2022 Remuneration

Policy table

Remuneration Policy for

other employees

Salary reviews across the Group are carried
out on the same basis as salary reviews

for the Executive Oirectors; cansideration

is given lo the individual's role. duties,
experience and performance, along with
consideration ol typical salary levels of
employees in similar roles in comparable
companies, where the data is available.

£mployees are entitled lo taxable and
non-taxable benefits including pension
contributions, with executives being entitled
1o substantially the same benefits as the
Execulive Directors.

The Company’s all-employee share
schemes [the Share Incentive Plan and
the Sharesave Scheme] are alsc open to
eligible employees.

The Company operates annual incentive
arrangements throughout the business

which are cascaded from the AIP objectives,

lailored where appropriate to the specific
funclions and individuals.

Seniar emplayees may also parucipate
in the LTIP and/or Restricied Share
award schemes.

Choice of performance measures
At least 60% of the Annual Incentive

will be based on financial perfarmance
canditions, with the remainder based

on non-hnancial/strategic perfarmance
conditions. The specific performance
cenditions are determined in line with

the strategic.priorities. . .

Ilustration of application of the New 2022 Remuneration Policy
The bar charts below illustrate the levels of remuneration receivable by the Executive Directers in the first year of operation of the
proposed Remuneration Policy for varying levels of performance. ’

At least 75% of an LTIP award will be based
an financial related performance conditions,
with the remainder based on non-financial/
strategic performance conditions. The LTIP
performance conditions are chosen to
reward performance that is aligned

with British Land's strategy.

The AP and LTIP targets are set taking
into account the business plan and investor
expectations, with the Committee ensuring
there is a robust and appropriate link
between payouts and performance.

Chief Executive

Chief Financial Cfficer

Maximum [with

Maximurm [with

L 2 L % 9, L K

share price arowthi I | 2% 39% | 20% QIR shore priee arowthl R | 2% an} 9% £3,162k
Maximum 23% I 9% 48% £3,893k Maximum 3% I 29% 4B% £2,54%%k
_In Line with In line with
expectalions £9% [31% 20% E1,831k expectations - 4% [31% 0% 4202k
Minimurm ) £993k  Minimum £589k

T T T T T T T T T T T T T T
(£'000] [H 1,000 2.000 3.000 4,000 $.000 (€£°000) 0 500 1,000 1500 2,000 2.500 3.00¢ 3.500
W Fixed pay ®Annual Incentive  MLTIP  BLTIP value with 30% B Fixed pay W Apnvalincentive  S@ILTIP B LTIP value with 50%

share price growth

share price growth

1. Caleulated using [al salaries for the year ending 31 March 2023; Ib] benefit values lor the year ending 31 March 2022; and [c] pension policy as applicable for the year

ending 31 March 2023 i.e 15% of salary.
Assumptions:

Minimum: Fixed pay only cansisting of salary, pension and benefits. No payouts under the AIP or LTIP,

In line with expectations: Fixed pay ptus 50% of maximum under the AlP and threshold vesting at 20% of maximum under the LTIP.

Maximum: Fixed pay plus 100% of maximum under the AIP and LTIP.

Maximum with share price growth: As far the "Maximum” scenario but illustrating the impact of a 50% share price increase on the LTIP.
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DIRECTORS” REMUNERATION REPORT continued

Approach to recruitment
remureration

Executive Directors

Basic salary is set at alevel appropriate
to recruit a suitable candidate, taking into
account external market compeliiveness
ang internal equity. The level of basic
salary may initially be positicned below
the mid-market of the chasen comparator
group, with the intention of increasing

it to around the mid-market of the
comparatos group after aninitial

period of satisfactory service

tndividuals will be able to receive a
contribution ta a pension plan, or cash in
tieu thereaf, and the Company contribution
will not be grealer than the rate available to
the majarity of the warkforce [currently 15%
of salaryl.

Where a recruit is forfeiting incentive
awards granted by his or her existing
employer, compensation in the form of

2 resiricted share plan [RSP] award or
otherwise may be made lin accordance
with Listing Rule 9.4.2], the maximum value
of which will be that which the Committee,
in its reasonable opinian, considers ta be
equal to the value of remuneration forfeited.

The vesting of the award may be subject

to additional performance measures being
met over the same period. The Cammitlee
will determine the most relevant measures
to use at the time of award, bearing in mind
the responsibilities of the individual being
appointed and the Company's strategic
priorities a{ the time.

The Company's Policy is Lo give natice
periods of ne longer than 12 menths.

136

Chairman and Nen-Executive Directers
On recruitment, the Chairman will be
offered an annual fee in accordance with
the Policy. The lavel of the annual fee may
initially be positioned below the mid-market
level, with the intention of increasing it

to around the mid-market level af the
comparator group after an initial period
of satisfactory service. Non-Executive
Directors will be offered Non-Executive
Directors’ tees in accordance with

the Policy.

Appointment of internal candidates

Ii an existing emptoyee of the Group

is appointed as an Executive Director,
Chairman or Non-Executive Director,
any obligation or commitment entered
into with that individual prior to his or
her appointment can be hanoured in
accordance with the terms of those
obligations or commitments, even where
they differ fram the terms of the Policy.

Policy on loss of office

Executive Directors

The Executive Directors’ service contracls
can be lawfully terminated by either party
giving 12 menths notice, or by the Company
making a lumnp sum payment in lieu of
notice [PILON] equal to the Executive
Director's base salary for the notice period.
Additionally. when the Company makes a
PILON, it may either pay a lump sum equal
10 the value of any benefits for the notice
period or continue to provide benefits until
the notice period expires of the Executive
Direclor starts new employment whichever
is the earler]. These lawful termination
mechanisms do not prevant the Campany,
in appropriale circumstances, fram
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terminating an Executive Director’s
employment in breach of his ar her service
coniract and seeking to apply mitigation in
determining the damages payable. Where
this is achievable in negotiation with the
outgoing Director, settlement arrangements
are structured so that the termination
payment is paid in instalments and the
inslalments are reduced by an amaunt
equal to any earnings received from the
autgeing Direclor’s new employment,
consultancy or other paid work.

For departing Executive Directors and
Executive Directors that bave left British
Land the Committiee may agree to cash
commutation of pensien benefits under the
defined benefit scheme {including EFRBS
benefitst and ather pension arrangements
entered into pricr to the adoption of the 2022
Remuneration Policy. Any commutation
would take into account valuations provided
by independent acluarial advisers so as to
be undertaken on a basis considered by

the Commillee to be cost neutral to

the Company.

The circumsiances of the loss of office
dictate whether the individual is treated as
a gooed teaver or otherwise, in accordance
with the Coempany’s Policy. The Committee
uses its discration to form a view taking inta
account the circumstances. Good leavers
typically receive pro-rata Annual Inceniive
and long term incentive awards, subject

to performance measurement, and other
leavers forfeit their entittements. In the
event of a change of cantrol the rules

of the share plans generally provide for
accelerated vesting of awards. subject
(where applicablel to time apportionment
and achievernent of perfarmance targets.




Detaits of the Executive Directors’ service contracts and natice perinds are given in the

table below:

Nermal nolice pericd 1o be

Director: Lengih of service contract Date of service santract given by eilther party
Simon Carter 12 months 18 November 2020 12 months
Bhavesh Misiry 12 months 19 July 2021 12 months

Chairman and Non-Executive Directors
The letters of appeintmeant of Non-Executive Directors are subject to renewal on a triennial
basis. In accordance with the UK Corporate Governance Code, all Directors stand for
election or re-election by the Company's shareholders on an annual basis. The Direciors’
service contracts and letters of appointment are avaitable for inspection during normal
busingss hours at the Company's registered office and at the Annual General Meeting.
The unexpired terms of the Chairman’s and Nan-Executive Oireclors’ letters of
appointment are shown below:

Elfective dale of

appaintment in moest

Original date of recent letter of Unexpired term at

Direcior: appoiniment appoiniment 31 March 2022 Imonths)
Tim Seore (Chairman] 20 March 2014 19 Juty 2019 3
Preben Prebensen (S10i 1 September 2017 1 September 202{ 28
Mark Aedy 1 Sepltember 2021 1 September 2021 40
Lyan Gladden 20 March 2015 24 May 2021 28
" Irvinger Goodhew 1 October 2020 1 October 2020 28
Alastair Hughes 1 January 2018 1 January 2021 28
Nichelas Macpherson 19 December 2016 19 Decemnber 2015 16
Laura Wade-Gery 13 May 20195 24 May 2021 28
Loraine Woodhouse - i Mareh 2021 1 March 2021 28

Although the Chairman’'s and Non-Executive Directors” appointments are for fixed

terms, their appointments may be terminated immaediately without notice if they are not
reappainied 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, their appaintmenis may be terminated by either the individual or the Company
giving three menths written notice of termination for, for the current Chairman, six
months wrilten nalice of termination). Desprte these terms of appointment, neither the
Chairman nor the Non-Executive Directors are entitled to any campensation [ather than
accrued and unpaid fees and expenses for the period up 1o the termination| far loss of
office save that the Chairman and Non-Executive Directors may be entitied, in certain
limited circumstances, such as corporale transactions, to receive payment in lieu of their
notice period where the Company has terminated their appointment with immediate effect.

The British Land Company PLC 00621920

Malus and Clawback

In relation to both Annual Incentive Plan and
LTIP awards under this Policy. malus and
clawback provisions will apply in the
follewing circumstances:

- discovery of amaterial missiatement
resutling in an adjustment in the audited
accounts of the Group

- the assessment of any performance
candilion was based on error, or
inaccurate or misleading information

- the discovery that any information used
to determine cash cor share awards was
based on efror, or inaccurate or
misleading information

- action or conduct of a participant which
amounts to fraud er gross miscenduct

- corporate failure

~ evenls or the behaviour of a participant
have led te the censure of a Group
company by a regulatory authorily
or have had a significant detrimental
impact on the reputation of the Group.

Discretion

The Committee has discretion in several
areas of Policy as set out in this Report,
The Remuneration Committee may also
exercise operational and administrative
discretions under relevant plan rules
approved by shareholders as sel out in
those rules. In addition, the Committee has
discretion 1o amend the Policy with regard
to minor or administrative matters where it
would be, in the opinion of the Commiitee,
dispreportionate to seek or await
sharehalder approval.

In addition, the Commitlee retains the
discretion to override the formulatc
outcomes of incentive schemes. The
purpose of this discretion is to ensure
that the incentive scheme oulcomes
are consistent with overall Company
performance and the long term
experience of shareholders.

Pre-existing obligations

and commitments

Itis a provision of this Policy that the
Company can honour all pre-existing
obligations and commilments that

were entered into prier to this 2022
Remuneration Policy laking effeci. The
terms of those pre-existing obligations

and commitments may differ from the
terms of the Rermuneration Policy and may
include {without limitation] obligations and
commitments under service contracts, lang
term incentive schemes lincluding previous
Long Term Incentive Planslk, pension and
benefit plans.
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How we intend to apply our new 2022 Remuneration Policy during
the year commencing 1 April 2022

The following pages set out how the Committee intends to apply the 2022
Remuneration Policy during the coming year, subject to shareholder approval.

Executive Directors’
remuneration

Basic salaries

The Executive Directors’ salaries for
the year beginning 1 April 2022 wll
remain al their levels on appointment
into their current roles (Simon Carter on
18 November 2020 and Bhavash Mistry
19 July 2021). For coniext. the average
increase provided to the wider employee
population on 1 April 2022 was 7%.

Basi¢ salary
£000

Annual Incentive awards

The maximum bonus oapartumty for
Executive Direciors remains unchanged at
150% of salary. The perfarmance measures
for the Annual Incentive awards have been
revised io provide closer alignment to our
strategy under our new CED and CFQ and,
in particular, reflect more fully cur
sustainability agenda. This is set out

in the tabie below.

The detailed targets that the Commiltee
sets are considered to be commercially
sensitive and as such the specific targeis

and performance against them will he

Qirector;
Siman Carter . 750
Bhavesh Mistry 490

disclosed in the 2023 Remuneration Report.

Pension and benefits

Bath Executive Directors will receive a 15%
of salary pension contribution/allowance.
Benelits will be provided in line with the
policy and include a car allowance and
private medical insurance.

In assessing how the Executive Directors
perform during the year commencing

1 April 2022, the Commiitee will take into
accounl their perfarmiance against all of the
measures and make an assessment in the
reund to ensure that perfermance warrants
the level of award deiermined by the

table below.

This year, once again, the Commiitee will
assess performance in the context of the
wider stakeholder experience and overall
corporate outcome. Discretion may be
exercised by the Committee and, if this is
the case, a full expianation will be set out
in nexi year's Report.

As disclosed previously, the Committee
agreed that for Annual Incentive awards,
the sector weighted MSCI March Annual
Universe benchmark lwhich includes sates,
acqguisitions and developments and so takes
into account active asset management as
well as a more representative peer grgqpl
would be most suilable. ’

In line with current practice, two-thirds of
any amount earned will be paid in cash with
the remaining one-third [net of (ax} used ta
purchase shares which must be held fer a
further three years.

Measure Target Weighting
Annual Financial budget targets for profitability
rofitabiti 0% payout for meeting a threshold level rising to 100% 30%
p k4 payout tor at least matching a stretch level
Quantitative
Financial Total Property Return outperformance target
Measures: ::'sl:: r;:Pe;ng:tusTc::rl 17% payout for matehing the MSCI benchmark index rising 20%
40% reward 19 4 to 100% payout for eutperforming by 1.25%
weighting
Financial budget targets for development profit -~
Development profit 0% payout for meeting a threshald level rising to 100% payout 10%
for at least matching a stratch level
—
Benchmark score targets for GRESB rating. 0% payout for
o The Global Real Estate meeting a threshold score rising to 50% payout for matching
Quantitative ESG Benchmark IGRESB) the score that achieves a 5 star rating and rising to 100%
Envirenmental payaut tor at least matching a stretch level score
Measures: 20%
Zu‘lu. rew‘.'ard ALB rating across the estate. 0% payout lor meeting a
weighting EPC rating across estate thrashald Level, rising to 100% payout for at least matching
a streteh level

O Realising the potentiat
of Campuses
Strategic/personal/ Progressing value

customer objectives accretive developments

measures . . ) 20%
20% reward Targeting opportunities Commercially sensitive so these will be fully
weighting O in Retail & Fullitment disclosed and explained in next year's Report

Active capital
recycling

O People
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Long term incentive awards

LTIP awards will be granted to Executive Directors during the year commencing 1 April 2022, after the canclusion of the 2022 AGM.
The size and timing of the award will be determined by the Committee at a later date and disclased in an RNS announcement.

Full details witl be included in next year's Annual Report.

Subject to shareholder approval, the performance measures that are intended to apply to the 2022 LTIP award are as below
These perfarmance measures will be assessed over a period of three years. A lwo year posl-vesting holding periad applies to
any shares vesting.

Measure Link 1o strategy Measured relalive to Weighting
Total Accounting Return [TAR) The TAR measure is designed TAR performance will be assessed against 50%
The growth in British Land’s EPRA Net to link reward to performance at largets set in the context of the business

Tangible Asset Value INAV] per share plus  the net property level thal takes plan and investor expectations aver the

dividends per share paid over the LTIP account of gearing and our long term.

performance period. distributions o shareholders.

Threshold: 4% per annum _

Maximum: 10% per annum

Total Property Return (TPR} The TPR measure is designed TPR performance wili be assessed agains! 25%
The change in capilal value. tess any capital to link reward to strong the performance of an MSCI sector
expendilure incurred, plus netincome. TPR performance at the gross weighted benchmark.
is expressed as a percentage of capital property level. Threshold: Equal to Index
employed gver the LTIP performance
period and is calculated by MSCH. Maximum: Index +1.00% per annum
Envirenmental, Social, Governance [ESG)  The ESG measure is designed ESG perfarmance will be assessed against 25%
- Operational Carbon Reduclion to link reward to delivering largets set in line with achieving our
{COse per sqml| our 2030 ESG commitments sustainahility vision.
- Operatjonal Energy Reduction measured against a

Operational Carbon Reduction
Threshold: 10% reduction
Intermediate: 20% reduciion
Maximum: 30% reduction

2019 baseline.

Operational Energy Reduction
Threshald: 7% reduction
Intermediate: 10.5% reduction
Maximum: 14% reductien

No vesting below threshold performance with 20% of the propertien attached to that measure vesting for threshold performance.
There will be straight-line vesting between threshold and intermediate lif applicable] and stretch performance targets.

The Committee retains the discretion to override the formulaic outcomes of incentive schemes. The purpose of this discretion is to
ensure that the incentive scheme outcomes are consistent with overall Company performance and the experience of our stakeholders.

Non-Executive Directors’ fees

Fees paid 1o the Chairman and Non-Executive Directors are posiiloned around mid-market with the aim of attracting individuals with the
appropriate degree of expertise and experience. The fee struciure set out below is unchanged since being applied in 2019. The Chairs of
Commitiees also receive a membership fee.

Chairman’s all inclusive annual fee £375,000
Nan-Executive Qirector's annual fee £64,000
Senior Independent Director’'s annual fee £10.000
Audit or Remuneration Committee Chair's annual fee £20,000
Audit or Remuneration Committee member’s annual fee £8.000
CSR Committee Chair's annual fee £14.000
Neomination or CSR Commitiee member’s annual fee £5,000
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DIRECTCORS' REMUNERATION REPORT continued

To deliver on this strategy, have developed four priofities:
REMUNERATION AT A GLANCE gliver on this strategy. we have Cevelopea folr prart

How we align
rewards to
delivering
our strategy

As set out in the Strategic
Report, we have a clearly
defined business model
which underpins our key
‘areas of focus: Campuses
and Retail & Fulfilment.

Delivering against these areas lays the
foundation for future value creation. We
take a long term approach to running our
business; our focus is to deliver positive
outcomes far all of our stakeholders on

a long term, suslainable basis which can
mean thal aciiens taken in any one year
take time (o deliver value.

140

Realising the
potential of

Progressing
value accretive
our Campuses

developments

The British Land Company PLC 00621920

Active capital

Targeting

opportunities recycling

in Retait &
Fulfitment

People & Sustainability

We have developed a best in class platform,
including a broad range of skills across our
business, which will support the delivery of
our strategy. Read more on pages 18-27.

Our remuneration philgsophy is 1o
_ineentivise and reward emplayees across the

This creates an alignment with
shareholders ensuring that the lavel of
annual benus is nol aut of line with the
performance of the business in the
financial year.

Over the longer term, we measure pur,

Graup. We set objectives for gur Executive
Directors which are cascaded throughout
the business, with Executive Commitiee
sponsars, so that they arg integrated within
the day-to-day management of the business.

In determining what the best measures

of perfermance are for incentivising

our employees, the Committee strikes g
balance between the shori term and longer
term goals that it sets. The shori term goals
are a mixture of the delivery of objectives
linked to our prigrities and annual

financial performance.

Our new 2022 Remuneration Policy

1 year periormance

performance against setected market
benchmarks. We only deliver rewards
where the business at least matches
thase benchmarks and we share a

small percentage of any outperformance.
We taitor these benchmarks to be as
relevant as possible to the compasition of -
our business but we recognise thai there
may inevitably be a degree of mismatch.

The chart below illustrates the alignment
between {i] what we are focusing on

doing [eur strategic objectivesl, (i) what
we measure and report on and liiil whal we
reward Executive Directors for delivering.

Jyear perlormance

Annual

protivabitity -Proiit targets

Development Prafit

Profit

- Targets {or Development

Property valuation changes

- Relative Total Praperly
Return outperformance

- Retatve Total Property
Return outperformance

Total Accounting Return

- Absolute Total Accounting Return
performance against a largel range

Environmental Measures

benchmark

- EPC ratings across eslate
- GRESB Real Eslate

- Operational carben reduction
- Operational energy reduction

—

Realising the potential of
our Campuses
Progressing value
atcretive develapments
Targeting appontunities
in Retait & Fulfitment
Active capital
recycling

O People

= Strategic/personal/
customer objeclives lo
deliver aur prigrities
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Summary of the current 2019 Remuneration Policy and how we applied it
The Remuneration Palicy was approved by sharehalders on 19 July 2019. The Policy will apply until the AGM in July 2022.
The Remuneration Policy is set aut in full in the 2019 Annual Report and is available on our website britishland.com/committees.

Eleament of Link lo stralegy Framework
remyngralon
Fixad Basic salary Attracis and retains expert peaple with Reviewed annually and increases lypically in line with
the appropriate degree of expertise and the market and general salary increases throughout
experience to delive: agreed strategy the Group
Benelits Benefils are restricted to a maximum of £20.000 per
annum far car allowance and the amount required to
centinue providing agreed benefits at a similar level
year on year
Pension Defined contribution arrangements - cash allowzances
contribution in lieu of pension are made 1o the CEQ and CFO at 15%
of salary
Variable Annual Performance measures related to British Maximum opportunity is 150% of basic salary. 2/37 is
Incentive Land's strategic focus and the Executive paid in cash with the remaining 1/3" [net of tax) used
Direciors individual area of respansibility o purchase shares on behalf of the Executive Director
are set by the Committee at the beginning {Annual incentive Shares) which must be held for a further
aof the financial year three years whether or not the Executive Directer remains
. . . an employee of British Land
Longterm  Total Property Return [TPRE links reward LTIP grants were set at 250% last year in the form of
incentive to gross property performance performance shares, within the maximum value of an

Total Accounting Return ITAR] links
reward to net property performance
and shareholder distributions

Total Shareholder Return (TSRI
directly correlates reward with
shareholder returns

LTIP award of 300% of salary

Executive Directors’ remuneration
The tables below show the 2022 actual remuneration under the current 2019 Remuneration Policy against potential opportunity for the
year ended 31 March 2022 and prior year 2021 actual remuneration for each Executive Direclor. The figures for 8havesh Mistry's actual
and potential 2022 remuneration are pro-rated Lo reflect part service during the year and include the value of awards granted upon
appointment Lo replace pre-existing incentives from his previous employer as detailed on page 144.

Full disclosure of the single total figure of remuneration for each of the Direclors is set out in the table an page 142.

Simon Carter

Bhavesh Mistry

£000 (A1)
FYZ2 Actual E1,91¢ FY22 Actual Buyout £2,148
FY22 Polential L7l £3,354 FY22 Patential Buyout £2,218
FY21 Remuneratian in respect of CFD rote until - . .

FY21 Aciual 18 November 2020 and as CEQ unil year end £1.149 FY21 Aciual N/A = joined British Land in July 2021

T T T T T T 1 T T T T T T ¥

0 500 1,000 1500 2,000 2500° 3000 3.500 1] 500 1,000 1,500 2.060 2.500

Salary  Benelits  Pensiopn  Annuzlincentive  Long term incentives/

Buyouts
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How we applied our current Remuneration
Policy during the year ended 31 March 2022

The following pages set out how we implemented the Directors’ Remuneration Palicy during the year ended 31 March 2022 and the
remuneration received by each of the Directors.

Single total figure of remuneration (audited)
The fellowing tables detail all etements of remuneration receivable by British Land’s Executive Directors in respeci of the year ended
31 March 2022 and shaw comparative figures for the year ended 31 March 2021,

Pension ar  Other items in

Taxable pension  the natureo! Annval Long term Fixed Yariable

Salary benefils allowance remuneration’ incentives’ incentives! Tatal rtemuneralish femuneration*

2022 2012 2022 2 2022 2022 2022 1022 2022

Executive Direciars €oou €aga €age £008 £808 £800 €005 L4806 {0

Simon Carter 750 20 113 " 1,026 0 1,919 893 1,026
Bhavesh Mistry* ™ T 6™ T LT TR T 1,292 469 0 2,172 415 1.757 _

1. Eslimated outcomes. 2022 Annual Incenlive outcomes are subject to the publication of finak MSCI results.

2. Forecast outcomes. 2022 Long Term Incentive outcomes are subject ta confirmation ol final vesting levels in June 2022

3. Bhavesh Misiry was appointed as a Directar on 19 Juty 2021, Amounts paid are lime apportioned accordingly.

4. €£1,2B8.044 of the amount paid to Bhavesh Mistry regresents awards made 1o Bhavesh under the Company’s Lang Term lncentive Plan to replace pre-existing
awards fromn his previous employer that lapsed when he left to join the Company. These are regarded as variable remuneration. Full delaits of the grants that are
included in this amount are descrbed in detail on page 144.

Pension o Other temsn

Taxable pension  the nalure ol Anngal Lang term Fixed Variable

Salary’ benelits allowance  remuneration Incentives? incenlives? Total  remuneration  remuneration

20 2021 2 2020 2021 2021 2021 2021 w02

€00 €009 £000 £000 £000 £000 £000 £000 £000

Simen Carter 557 20 89 10 473 0 1,149 476 473

. As described within the 2021 Annual Repart, Siman Carler’s salary reftects the period from 1 April 2020 to 17 November 2020 as CFO for which he was paid a
pro-rated salary based on a full year equivalent of £500,000 and Trom the periad from 18 November 2020 to 31 March 2021 as CEQ for which he was paid a pro-rated
salary based on a full year equivalent of £750.000, Additionally, as previously disclosed, the full Board wawed an amaunt equal to 20% of their respective fees and
salanes for the four months from Agril to July 202G in response to the Cavid-19 pandemic.

. Conlirmed outcomes. Actual Annual Incentive and Long Term Incentive outcornes are confirmed afier publication of the Annual Report each year, Forecast
estimated figures were published in the 2021 Report; the actual outcomes, which were unchanged fram the estimated figures. are reflected in the table above.

~

Notes to the single total figure of remuneration table (audited)

Fixed pay .
Taxable benefit

Taxable benefits include car allowance for Simon Carter of £14.700 and for Bhavesh Mistry of £11,766 and private medical insurance.

Other items in the nature of remuneration

In addition to the jeining awards made la Bhavesh Mistry as described in laatnole 4 1o the single figure table, other items in the nature of
remuneration include: life assurance, permanent healih insurance, annual medical check-ups, professional subscriptions, the value of
shares awarded under the all-employee Share Inceniive Plan and any notional gain on exercise for Sharesave options that matured
during the year, if any. '

’

Pensions

Simon Carter is a member of the Defined Contribution Scheme and utilises his Annual Pension Allowances; the remaining amount of
his pension is paid in cash, for him to make his own arrangements for retirement. Simon Carter is also 3 deferred member of the British
Land Definad Benefit Pension Scheme in respect of his employment with 8ritish Land earlier in his career. The table below details the
defined benelit pensions accrued at 3) March 2022, Bhavesh Misiry does not participate in any British Land pension plan. Instead he
receives a cash allowance in lieu of pension la make his own arrangements for retirement.

Oefined benefit

pension agcrued at Normal

31 March 2022 ratirgmeni

Execulive Direclar £000 age
Simon Carter 40 50

There are no additional benefits that will become receivable by a Director in the event that a Dhreclor retires early.
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Annual Incentives FY22 (audited)

The levol of Annual Incentive award is determined by the Cornitiee besed un British Land's performance and Executive Directors’
performance against quantitative and strategic targets during the year. For the year ended 31 March 2022 the Commitiee’s assessment
and oulcomes against these criteria {befare exercising any discretion) are sel out below. Quantitalive measures are a direct assessment
of the Company’s flinancial performance and in the very long term business we operate are a reftection of many of the decisions taken
in prior years. The delivery of sirategic objectives positions the future performance of the business so payouts under this part of the
Annual Incentive Plan will not necessarily corretate with payouts under the quantitative measures in any year. The level of bonus
calculated by applying the criteria below generated an outcome of ¢.137% of salary for the two Executive Direclors against a

maximum cpportunity of 150%.

Performance
in line with
mirimum
expectations Performance in ling Final
10% Payout Performance with maxmum auttome Final
excepl TPR af in line with expeciations 1% ot autcome
The Quantitative measure Weighling 17% Payout] expectalions {100% Payoul) mazl {% ofsalary] Performance range
Net Asset Value changes 20%
Obps +125bps 17% payout for
matching the MSCI
Total Property Return . Benchmark rising
-310b %
vs MSCI Benchmark? 20% pe . 20.00%  30.00% to 100% payout for
outperfarming hy
- +240bps 125bps -
Annual Profitability 30%
£200m £202m £210m (% payout for meeling
Underlying Profit 30% . 30.00%  45.00% a threshold level rising
£251m to 100% payout
Balance Sheet Resilience  30%

: ; 24 months 36 months 0% payout for meeting
Refinancing -
Assessed by comparing a threshold level rising

Oy 0,
forecast net debt (o tha 10% . 10.00%  15.00% to 100% payoul for at
finance we have in place teast matching a
np 42 mths stretch level
£1.0on £1.5bn 0% payout for meeting
Liquidity a threshold level rising
Based on available i0% 10.00% 15.00% to 100% payout for at
facilities and cash ) least malching a
£1.50n stretch leval
Sub-total 70% 70.00% 105.00%

1. The above chart is & forecast of the 2022 TPR avtcomes which will depend on performance against MSC) figures that will only become available afier the publication
of this Repart and as such, represent an estimate of the final ligures.
2. £1.5bn 15 the average liquidity available throughout the year. [As at 31 March 2022 available liquidity was £13bnl.
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Simon Carter

Measure

Weighting

Ouicome

% award

The British Land Campany PLC 00621920

Final outtame  Final puicome

[% of max)

[% of salaryl

Active Capital recycling

5.00%

Over £1bn of sales and two new joint ventures created;
completed on 50:50 Canada Water JV sale and exchanged
an sale of 75% stake in majority of assets at Paddington
Campus in April 2022,

4.17%

Evolve aur offer driving
leasing and operational
outperformance

300%

3.9m sq ft of total leasing compteted in FY22 and Storey
pccupancy increased to 86%.

3.00%

Targeting Opportunities
in Retail & Fulfilment

5.00%

Invested in Retail parks, purchasing the minority
interestin HUT and comgpteting on a further £201m
Retait Park purchases.

Made significant progress on investing in logistics and
have rapidly assembled a £1.3bn development pipeline
focused on London.

3.00%

Realising the Potential
of Campuses

S.UUD/D

Acquired £102m cf assets oulside of London aligned Lo
growth and innovation.

Plans in place to grow exposure la innovation occupiers at
our Campuses. Completed letlings to innovation tenants
at Regant’s Place and Broadgate.

2.67%

Progressing value
accretive development

5.00%

1 Broadgate now fully et lor ptaced under apiion)
following pre-tetsto JLL and A&Q, Maintained mamentum
with Campus devetopments, with 1% of costs on
commiited schemes now contracted.

3.33%

People & Sustainabitity

7.00%

DE&| sirategy approved by CSR Committee; 8.4%
reduction in medign gender pay gap [to 19.2%]) and

8.1% reduction to median ethnicity pay gap {to 19.2%]

as al 5 April 2022,

Engagement survey conducted with score of 69%.
Delivered 18 Place Based mitiatives in FY22.

Net Zero carbon audits completed, and plans incorporated
into the business planning pracess. EPC modelling across
managed assets being campleted and aligned with net
zere pathways: embodied carbon 632kgC0,/m? an oifice
development pipeline.

5.00%

21.17%

31.75%

Bhavesh Mistry

Measure

Weighting

Ouicarme

% award

Final guiteme Final culcame

{% of max}

[% of sataryl

Active Capitat Recycling

8.00%

Fitch rating of A affirmed for unsecured credit.
Strong engagement with Investors and Analysts across the
year including events at Norton Folgate and Canada Water.

5.33%

Evolve qur offer, driving
leasing and operational
outperformance

12.00%

Strong rent collection {evels achieved with 7% Rent
and 98% Service charge collected in FY22

Revised business planning process imptemenied and
embedded over the year.

7.00%

People & Sustainabitity

10.00%

DE&I sirategy approved by CSR Committee; 8.4%
reduction in median gender pay gap [ta 19.2%l and

8.1% reduction to median ethnicity pay gap (ts 19.2%}

as at 3 April 2022.

Engagement survey conducted with score of §9%.
Delivered 18 Place Based initiztives in FY22.

Net Zero carbon audits compteted, and plans ingorporated
into the business planning process. EPC madelling across
managed assets being completed and aligned with net
zero pathways: embodied carban 432kgCOy/m? an office
development pipeline.

Maintained GRESB 5 star rating.

8.67%

21.00%

31.50%
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Fingl vutcuie  Final uukcuine

Tolal Payout % of max| |% of salaryl
Simon Carter 9117% 134.75%
Bhavesh Mistry 91.00% 136.50%
lpro-rated applies from start date of 19 July 2021") 43.82% 05.74%'

1. Bhavesh Mistry’s final banus outcome has been pro-rated to take into account his start dale of 1% July 2021.

Cne third of the annual banus {after tax has been paid} is used to purchase shares which are then held tor three years by the
Executive Direcior.

2021 comparative: [n June 2021, the Committee confirmed that the underperformance of TPR compared to the (PO benchmark was
-310bps in tine with the estimate made for the purposes of the single total ligure of remuneration table in the 2021 Annual Report.

Long term incentives (audited)

The information in the long term incentives column in the singie lotal figure of remuneration table {see page 142] relates to vesting

of awards granted under the following schemes, including, where applicable, dividend equivatent payments on those awards. The below
note autlines forecasis of the 2022 long term incentive outcomes. The actual oulcomes will only become avaitable after the publication
of this Report.

Long Term Incentive Plan

The awards granted to Executive Directors on 23 July 2019, and which will vest on 25 July 2022. were subject to three performance
conditions over the three-year period 1o 31 March 2021. The first condition [40% of the award) measured British Land's Tetal Property
Returns [TPR) retative to the funds in the sector weighted MSC! Annual Universe [the Benchmark] previously the IPD UK Annuat Property
Index; the second [20% of the award] measured Total Accounting Return [TAR] relaiive to a comparator group of British Land and 15
other properly cempanies; while the third {40% of the award] measured Tolal Shareholder Return [TSRI, half of which was measured
againsi the FTSE 100 and the other half measured against the comparator group of British Land and 15 other property companies.

The TPR element is expected to lapse, based on British Land’s adjusted TER of -1.6% per annum whan compared to the Benchmark

of 0.4% per anaum. The TAR element is also expected to lapse based on British Land's TAR of -4.6% per annum compared to 2.2% per
annum for the property company median. The actual vesting of the TPR and TAR elements can only be calculated once results have been
published by MSCI and all the companies within the comparaior group respeciively, The actual percentage vesting will be confirmed by
the Committee in due course and details provided in the 2023 Remuneration Regort. Korn Ferry has confirmed that the TSR element af
the award will lapse as British Land's TSR performance over the period was 1.9% compared Io a median of 17.9% and 23.4% for the FTSE
100 and Property companies comparator groups respectively.

increaseinvalueasa
result of share price

Estimaled value of Estimated dividend movement between grant

Parformance  Mumber of pecformance award on vesling equivalent and interest and vesting

Executive Director shares or options. shares awarded £D00 £000 E000
Simon Carter Shares 233,383 nil nil nil

2021 comparative: As set out in the 2021 Annual Report, the 2018 LTIP awards lapsed in full on 24 June 2021 as expected.

Share scheme interests awarded during the year (audited)

Long Term Incentive Plan T

The total face value of LTiP awards made to Executive Directors for the year ended 31 March 2022 was equivatent to 250% of basic satary
atgrant.

The share price used to determine the face value of performance shares, and thereby the number of performance shares awarded, is the
average over the three dealing days immediatety prior to the day of award. The share price for determining the number of periormance
shares awarded to Simon Carler was 496 47p and for Bhavesh Mistry, whose award was made after he joined the Company, was 512.67p.
The performance conditions atiached to these awards are set oul in the Remuneration Poticy approved by shareholders in July 2019 and
summarised below.

Performance against the LTIP measures will be assessed over a period of three years. If performance against a measure is equal to

the index, 20% of the praportion attached 1o thal measure wilt vest and if performance is below index the proportiaon attached to that
measure will lapse. 100% of the proportion of each elerment of award attached te each measure will vestif British Land’s performance
is al a stretch level. Thase stretch levels are TPR 1.00% per annum, TAR 2.00% per annum, TSR [Real £state) 3.00% per annum and TSR
{FTSE 100) 5.00% per annum. There will be straight-line vesting between index and siretch performance for each measure. Foliowing 2
change in the EPRA dehnition of NAY, TAR is now being measured using EPRA Net Tangible Asset Value per share.

The performance measures and weighlings of the 2021 grant were ihe same as applied to the 2019 grant described above.

Performance shares

Percentage vasting on

MNumber of End al achievement of minimum
perfarmance Face vatue parformance performance threshald

Executive Directar Grani dare shares granted £000 period Vesling date
Simon Carter 22/06/202} 377,666 1,875 3i/03/2024 22/06/2024 20%
Bhavesh Mistry 02/08/2021 238,945 1,225 31/03/2024 02/08/2024 20%
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Bhavesh Mistry Joining Grant

On 19 July 2021, being the date of Bhavesh Mistry's appaintment as Chief Financial Officer, the Company made the below listed grants of
performance shares ta replace awards that (apsed a( the end of his previous employment in order to join the Company. The vesting dates
and performance conditions that apply Lo the granls replicate those that applied to each of the awards that Bhavesh forfeited. Under the
terms of the grant, the net shareholding following the settlement of tax, nationat insurance and dealing fees must be held for two years
following vesting. Malus and clawback provisiens apply.

in addition ta the awards listed below, the Cempany made a grant of 43,580 ordinary shares lo Bhavesh in ceder 10 replace the cash
element of bonus payments thal he lost at ihe end of his previous employment. The shares had a face value of £217.256 representing the
net value of the award following the payment of tax and national insurance and must be held far two years. The gross value of the award,
included within the single figure table on page 142 is £409,918.

The face value of all of the awards was calculated based on a share price of 498.50p. being the MMQ for British Land shares the working

day immediately preceding Bhavesh's start date, Friday, 15 July 2021. Cw—
Number al .

Award perfgrmance Face valug

na. shares granied 00 Vesting date Ferformance Conditions
1 60,944 304 09/10/2021 ‘ Subject to remaining in emplayment at the date of vesling.
2 9.403 47 20/04/2022 Subject to remaining in employment at the date of vesting.
3 19,412 98 20/06/2022 Subject to remaining in emplayment at the date of vesting.
4 44,273 221 29/05/2023 Subject to remaining in employment at the date of vesting.
5 28,209 141 27/09/2024 Subject to remaining in employment at the date of vesting.
6 .403 47 24/05/2025 Subject ta remaining in employmeni at the date of vesting.

The perfarmance conditions and performance period thal 2pply to the grant mifrar
thase made by Tesco plc at the date of the original grant on 146 July 2018 which
replicaied performance conditions and performance periods that applied to the original
grant made by Whitbread plc as disclosed in the Whitbread plc Annyal Report &
7 6,087 30 28/03/2022 Accounts. The performance period ended on 28 February 2022.
The performance conditions and performance period that apply to the grant mirror
thgse made by Tesco plc at the date of the original grant on 20 June 2019, as disclased
in the Tesco plc Annual Report & Accounts. The performance period ended on
8 124,948 623 20/06/2022 28 February 2022
The performance canditians and perfarmance period that apgly to the grant are the
same as thase set by the British Land Remuneration Committee in respect of the British
Land 2020 LTIP Grant as sei oul in the 2020 British Land Aanual Report and Accounts
g 121,787 407 03/07/2023 ’ and an page 139 of this repori.

In addition to the gross value of the award of 43.580 shares referenced atove (£409.918], awards 1 ta & in the above table are included
within the single figure table under "other items in the nature of remuneration’ at a face value upon grant of £856,652. Award 7, was
subject to performance conditions and vested at 66.3% on 28 March 2022, 4,015 shares were subsequently released to Bhavesh, whe
then sold 1,893 shares at a price of 534.85p o sellle lax and national insurance contnbutions and dealing fees. The gross value of the
proportion of the award ihat vested {£21,6474) is included within the singte figure lable under "other items in the nature of remuneration’.

Awards 8 and 9 are subject ta performance conditians. Measurement of the performance conditions for Award 8 will be included within
the Tesco plc 2022 Annual Report, The value of the propartian of Award 8 that vests on 20 June 2322, will be reported within the 2023
British Land single figure table. Award 9 is subject to the same perfarmance conditions as the LTIP awards made to British Land
Executive Directors in 2020, the estimated outcome of which will be reported in the 2023 single figure table.
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Directors’ shareholdings and share interests (audited)
The table below shows the Qireclors’ sharcholdings, including shares held by Lunnected persons, as at year end or, it earlier, the date of
retirement {rom the Boarg.

Although there are no shareholding guidelings for Non-Executive Directors, they are each encouraged to hold shares in British Land. The
Company facilitates this by offering Non-Executive Directors the ability to purchase shares quarterly using their posi-tax fees. During the
year ended 31 March 2022, Mark Aedy. Irvinder Goodhew and Tim Score have each received shares in futl er part satisfaction of their fees.

Outslanding scheme interests as al 31 March 2022 Shares held

Unvesied share Unvested share

Total shares

plar awards plan awards Vesled bul subject to Tatal of all share

Isubjectte  Inot subject 1o unexercised outstanding plan awards and

perfermange performance share plan share plan As at | April  As at 31 March shareholdings as

Director measures| maasures] awards awards 2021 022 at 11 March 2022
Sirmon Carter 883.861 7.299 0 891,140 171,798 227,728 1,118,888
Bhavesh Mistry! 485,680 111,014 0 596,694 0 78,001 674,695
Tim Score {Chairl 80,905 100,526 100,525
Mark Aedy' 0 3,616 3,616
Lynn Gladden 18,33% 18,339 18,229
Irvinger Goodhew 2,593 11,662 11,662
Alastair Hughes 731 7,971 7.1
Nicholas Macpherson 5,600 5,400 5,400
Preben Prebensen 20,000 20,000 20,000
Laura Wade-Gery 9.585 9.585 9,585
Loraine Woodhouse 4,036 B.760 8,760

1. Bhavesh Mistry and Mark Aedy were appainted 1o the Board on 19 July 2021 and | September 2021 respectively.
in addition, on 5 April 2022, the foilowing Non-Executive Directors were alletted shares at 3 price of 532.54 pence per share in full or part

satisfaction of their fees:

MNon-Executive Director

Shares altotted

Tim Scare 4,694
Irvinder Goadhew 1916
Mark Aedy 1546

Acquisitions of ordinary shares atter the year end

The Executive Direclors have purchased or been granted the following fully paid ordinary British Land shares under the terms of the

partnership, matching and dividend elements of the Share Incentive Plan:

Dale of purchase Partnarship
Executwe Qirector oraward  Purchase price shares Matching shares  Dwidend shares
Simon Carter 14/04/22 518.37p 29 58 -
16/05/22 505.48p 30 60
Bhavesh Mistry 14/04/22 518.37p 29 58 -
16/05/22 505.68p 30 69

Other than as sei out above, there have been no further changes since 31 March 2022,
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Shareholding guidetines

The shareholding guidelines |as a percentage of salaryl for Executive Directors are 200% for the Chief Financial Officer and 225%

for the Chief Executive. In addition, Executive Directors are required to retain shares equal Lo the level of this guideline [or if they

have not reached the guideline, the shares that count at that time) for the two years following their departure. There is no set imescale
{or Executive Directors 1o reach the prescribed guidetine but they are expected to retain net shares received on the vesting of long term
incentive awards until the target is achieved. Shares thal count towards the holding guideline are those which are unfetiered and
benefcially owned by the Executive Directors and their connected persans, conditional shares and all vesled awards count towards

the requirement on a nat of tax basis. All gther awards that are still the subject of 2 performance assessment and any share aptions

do not count.

The guideline shareholdings for the year ending 31 March 2022 are shown below based on a VWAP for 31 March 2022 of 333p:

% al Salary Held

Guideline as Holding counting I8ased on
parcentage of Guideling toward gindelines 31 31 March 2022
Executive Direcior basic salary helding 31 March 2022 Shareholding|
Simon Carter 225% 314,601 227,728 162%
Bhavesh Mistry 200% 183.863 78.0D) 85%
Unvested share awards [subject to performance)
Number Subject io Eng of
eulstanding al periormance performance .
Executive Oireclar Date of granl 31 March 2022 measures period Vesting date
Simen Carter LTIP performance shares 23/0719 233383 Yes 31/03/22 23/07/22
- LTIP perfarmance shares 22/04/20 272,812 _ Yes  31/03/23  22/06/23
LTIP performance shares - 22/04/2) 377,666 Yes 31/03/24 22/06f24
Bhavesh Mistry  L7iP performance shares 19/07/21 124948 Yes 28/02/22 20/06/22
LTIP performance shares 19/07/21 121.787 Yes 31/03/23 03/07/23
LTIP performance shares 02/08/21 238,945 Yes 31/03/24 02/08/24
Unvested share awards [not subject to performance)
HNumber Subject ta
auistanding at pertormance
Executive Director Date of grant 31 March 2022 measures Vesting date
Bhavesh Mistry  LTiP perfarmance shares 18/0% 21 2,403 No 20/06/22
LTIP performance shares 19/07/21 19,612 No 20/06/22
LTIP performance shares 19/07/21 46273 No 29/05/23
LTIP perfarmance shares 19/07/21 28,209 No 27/05/24
LTIP performance shares 19onN 9.403 No 26/05/25
Unvested optien awards Inot available to be exercised) d
Number Subject lo End of
aulstanding at Oplion price perlormance performance Date becames
Executive Director . Date ol grani 31 March 2022 pence measyras period exercisghle  Exergisable until
Simon Carter Sharesave options 18/06/19 4,137 435 Mo NAA 01/09/22 28/02/23

Other disclosures
Service contracts
All Executive Directors have rolling sefvice contracts with the Company which have notice periods ¢f 12 manths on either side.

Naormal

notice perigd

Date of sarvice 149 be given by

Direcior coniract Coempany
Simon Carter 18/11/26 12 months
Bhavesh Mistry 19/07/21 12 months

In accerdance with the Code, alt conlinuing Executive and Nan-Executive Directors stand for election or re-election by ihe Company's
shareholders oa an annual basis. The Directors service contracis are available for inspection during normal business hours at the
Campany's registered office and at the Annual General Meeting. The Campany may lerminate an Executive Director’s appointment
with immediate effect without notice or payment in lieu of notice under ceriain circumstances. prescrided within the Executive
Oirector’s service contract.
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Executive Directors’ external appointments
Executive Directors may take up one non-execulive directorship at anather FTSE company, subject to British Land Board approval.
The Executive Directors do not currently hold any paid external appointments.

Relative importance of spend on pay

The graph below shows the amount spent on the remuneration for all employees fincluding Executive Directors| relative to the amount
spent on distributions to shareholders for the years to 31 March 2022 and 31 March 2021. Remuneration of employees increased by 21.5%
relative to Lthe prior year. This is largely attributable to improved company performance resulting in larger bonus payments 3¢ross the
business. Distributions to sharehotders during the year increased by 102% relative to the prior year. This increase represents a full year
of paying dividends as opposed Lo the previous year where the Board took a decisien to tempararily suspend dividend payments during
the initial outbreak of the Cavid-19 pandemic.

Remuneration of emplayees Distribution

E79m including Directors: 1o shareholders:
2021/22
£157m Wages and salaries PID cash dividends paid
4 [ ] ] Y Annual Incentives to sharenelders
0 100 200 300 400 - - PID tax withholding
Social securily costs
E&5m - Non-PIG cash dividends paid
2020/21 Pension costs 1o shareholders
€78m Equily-settled share-based Share buybacks
y \ : T T paymenis
Q 10 * 200 300 400

Total shareholder return and Chief Executive’s remuneration

The graph below shows British Land’s lotal sharehalder return for the 10 years frem 1 Aprit 2012 to 31 March 2022 against that of the
FTSE All-Share Resl Estate Investment Trusts [REIT] Total Return Index for the same period. The graph shows how the total return
on a £100 invesiment in the Company made on 1 Aprit 2012 would have changed over the 1G-year period. compared with the tatal
return or a £100 investment in the FTSE All-Share REIT Total Return index. This index has been selected as a suitable comparator
because itis the index in which British Land’s shares are classified.

The tabte below sets out the total remuneration af the Chief Executive over the same period as the Total Sharehelder Return graph.

The Annual tncentive awards againsl maximum opportunily and LTIP vesling percentages represent ihe year end awards and forecast
vesting outcome for the Chief Executive. The guantum of Annual Incentive awards granted each year and long term incentive vesting rates
are given as a percentage cf the maximum opportunity available,

Chie! Execuiive 201213 2013704 2004405 2005016 2018717 2007/18  2018/19  201%/20  2020/21' 2021722}
Chief Executive's single tolal figure of remuneration 1£000] 4,810 5398, 6551 3,623 1,938 2.27% 1453 1534 1444 1,919
Annual Incentive awards against maximum cpportunity [%] 75 90 %6 47 33 83 35 28 33 kA
Long term incentive awards vesting rate against maximum
opportunity %) 63 98 g3 54 15 16 0 0 0 0
1. Confirmed ouicome.
2. Farecast outcome.
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Total shareholder return . )

The graph below shows British Land's total shareholder return for the 10 years to 31 March 2022, which assumes that £100 was invested
on 1 April 2012. The Company chose the FTSE All-Share REIT's seclor as an appropriale comparator for this graph because British Land
has been a constituent of that index throughout the penad.

CEO pay ratio - :

The 2021/22 CED pay ratio, prepared m line with Mathod A of the reporting regulalions, is sel out below, along with historic data. In line
with Lhe method used last year, this method is considered ta be the most comparable approach {o the Singte Figure calculation used for
the CEO. The pay dala is based on employees as a5 31 March 2022 and has been analysed en a full-time equivalent basis, with pay for
indwiduals working pari-time increased pro-rata to the hours worked. Employees on maternity/palernity ieave have been included in
the analysis.

The table below shows the movement in median ratio since 2019/20. The median ratio has increased in 2021/27 due ta the higher bonus
payout for the CEC. The median ratio is considered 1o be consistent with the pay and progression policies within British Land as the
remuneraiion policy for the CEQ is sel based on the same principles as the policy for the wider employee populatian. As such, salaries
for all employees are set to reflect the scope and respansibilities of their role and taks inte account pay (evels in the extgrnat market.
The majority of staff are also eligible to receive a bonus, and whilsi variable pay represents a larger proportion of the CEQ’s package,

in all cases, there is a strong link between payauts and the performance of bath the Company and the individual. The Commitiee Chair
has pravided an explanation of the retationship between reward and performance an page 127.

CEQ pay raiic 2019/20 202021 2021/22
Methed C A A
CEQ singte figure [€000) 1,534 1.644 1,919
Upper guartle 14:1 16:1 17:1
Median 22:0 23:1 26:1
Lower guartile 33:3 35:% 38:1

1. The 2020/21 single otal figure of remuneration represents a blended amount calculated by reference to the amaunts paid to Chris Grigg and Sirnon Carter far the
respective periods that they served as Chief Executive during the year.

The salary and to1al pay for the individuals identified at the Lower quartile, Median and Upper Quartile positions in 2021/22 are set out
* over the page. Having reviewed the pay levels of these individuals it is {elt that these are representative of the structure and quanium of
pay at these points in the distributicn of employees’ pay.
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2011/22 Emplayee pay Salary Total pay
Upper guarlile 84,150 113,761
Median 65,000 74,750
Lower quartile : 38,641 50,813

Directors’ remuneration compared to remuneration of British Land employees

The table below shows the percentage changes in different efements of the Direclors’ remuneration relative to the previous financial
year and the average percentage changes in these elements of remuneratien far employees of the tisted parent company The British
Land Campany PLC. Positive changes in the fees paid lo Non-Executive Directors are attributable to fees paid in respect of additional
Commitiee or Board responsibilities during the course of the year, rather than an increase in the level of fzes paid. In addition, from
Aprit to July 2020, Directors waived 20% of their respective fees and salaries in response to the Covid-1% pandemic which reduces the
full year figure for 2021. The increase in employee salaries was due to inflationary and promotional increases during the year, Simitarly,
the increase in annualincenlive reflects a higher company multiplier in 2022 compared to 2021 as a result of stronger corperate
performance againsl the targets. 1he salary increase for Simon Carter is due Lo his promation to CEQ during 2020/21, he did not receive
a satary increase in 2021/22. Similarly, the increase in annual bonus for Simon Carter is due to the higher opportunityin 2021/22 as a
result of being in the CED role for the fult year and also due 1o the higher bonus payout as set out on page 142. The reduction in taxable
benefits will be largely driven by a reduction in the company’s privale medical insurance premium.

Bhavesh Mistry, Mark Aedy. irvinder Goodhew and Loraine Woodhouse are not included in the table below as they were either
appointed during the year under review or the previous year and therefere do not have two futl years’ worth of fees te compare. They
have not received an increase in salary or fees during the year beyond those attributable to changes in Commitiee responsibilities for
MNon-Executive Directors. Bhavesh's pay arrangements are unchanged since his appointment on 19 July 2021 and are explained fully
on page 142, .

2022 vs 2021 2021 vs 2020

Basa salaryfiees Benefits Annual Bonus  Base salaryffees Benefits Annual bepus
Remunaralion element % change % change % change % change % change % change
Simon Carter 35% -2.8% 117% nfa nfa nfa
Tim Score 7% 0% n/a 0% 0% n/a
Lynn Gladden 7% 100% nfa -6% 0% nfa
Alastair Hughes 9% 0% n/a -3% 0% nia
Nicholas Macpherson 7% 0% nfa -7% 0% nfa
Preben Prebensen 12% 0% n/a 12% 0% nfa
Laura Wade-Gery 13% 0% nfa 0% 0% nfa
Average employees 5% -7% 50% 2% 1% nfa

The Commitiee reviews, takes advice and seeks information from both its independent adviser and Lhe Human Resources department
on pay relatively within the wider market and tha Company throughout the year. The CEO pay ratio, ethnicity and gender pay ratio help
to inform the Comm:ttee inils assessment of whether the level and structure of pay within the Company is appropriate. The Committee
is satisfied with the current Pelicy 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 Direciars for the years ended 31 March 2021 and 31 March 2020:

Fees' Taxable benelis? Tolat

2022 021 2022 2021 2022 2021
Chairman and Non-Executive Direclors . £000 £000 £000 £000 £000 £000
Tim Score [Chair)? 375 330 0 0 375 350
Mark Aedy* ) 39 - 0 - 39 -
Lynn Gladden 77 72 2 ] 7% 72
Irvinder Goodhew 75 36 0 0 75 16
Alastair Hughes 946 88 0 0 94 88
Nicholas Macpherson 72 47 a d 72 67
Preben Prebensen 95 85 )] 0 95 85
Laura Wade-Gery 97 86 0 Q 97 86
Loraine Woodhause 92 4 0 44 2 4

1. Fees include the basic lee of £64,000 paid 10 each Non-Executive Director with exception of the Chair.

2. Taxable benefits include the expenses incurred by Non-Executive Directors, The Company provides the tax grgss up on these benefits and the ligures shown above
are the grossed up values. There is na variable element to the Non-Executive Directors’ lees.

3 Tim Score was appoinied Chair in July 2019,

& Mark Aedy was appointed on 1 September 2021.

S. All the directors’ fees for 2021 reflect the impact of having waived 20% ol their tees for four months during the year.

Remuneration Commitiee membership
As at 31 March 2022, and throughout the year under review, the Committee was camprised wholly of independent Non-Executive
Directors. The members of the Committee, tegether with attendance at Committer meetings, are sel out in the table betow:

Date of appgintment

Oirector Pasition Ito the Commitiee/ Altendance
Laura Wade-Gery Chair . 13 May 2015 b/6
Lynn Gladden - Member 28 March 2015 ) 8/6
Irvinder Goodhew Member 17 November 2021 2/2
Preben Prebensen Member 1 Septernber 2017 &/6

During the year ended 31 March 2022, Committee meetings were alsa part attended by Tim Score [Chairmanl, Simon Carter (Chief
Executive Officer), Bhavesh Mistry [Chiet Financial Officer|, Brona McKeown [Genaral Counsel and Company Secretaryl, Kelly Barry
|Reward Director] and Gavin Bergin {Head of Secretariat] other than for any itermn relaling to their awn remuneration. A representative
from Kern Ferry also routinely attends Commitiee meetings.

152 British Land Annual Report and Accounts 2022



The British Land Company PLC 00621920

The Commitiee Chair holds regular meetings with the Chairman, Chief Executive and HR Birector to discuss all aspects of remuneration
within British Land. She also meets the Committee’'s independent remuneration advisers, Korn Ferry, prior 10 each subslantive meeting
to discuss matters of governance, Remuneration Policy and any concerns they may have.

How tha Committee discharged its responsibilities during the year

The Committee’s role and responsibilities have remained unchanged during the year (having been amended in March 2019 to incorporate
changes ta the Codel and are set out in fulk in its terms of reference which can be found on the Company’s website
britishland.com/commitiees. The Committee’s key areas of respensibility are:

the development of the 2022 Directors’ Remuneration Policy to be presented for shareholder approvat at the 2022 AGM, including
policy design, stakeholder engagement and consuttation with major shareholders:

in developing the perfarmance conditions relating to the Company’s 2030 Sustainability Strategy within the proposed 2022 Directars’
Remuneration Policy, the Committee received in-depth technical briefings from subject matter experts from the business;
reviewing the Remuneration Policy and strategy for members of the Executive Committee and other members of executive
management, whilst having regard to pay and employment conditiens across the Group:

determining the iotal individual remuneration package of each Executive Director, Executive Committee member and other members
of management:

manitoring performance against conditions attached to all annual and lang term incentive awards to Executive Directors, Executive
Committee and other members of management and approving the vesting and payment cutcomes of these arrangements; and
selecting, appainting and setting the terms of reference of any independent remuneration consultants.

In addition to the Committee's key areas of responsibility. during the year ended 31 March 2022, the Commitiee also considered the
fallowing malters: ’

~reviewing and reeommending-to-the Board the Remuneration Report to be presented for shareholder approvat; - —

remuneration of the Executive Directors and members of the Executive Committee including achtevernent of corporate and individual
performance; and pay and Annual Incentive awards below Board-level;

the exlent to which perfarmance measures have been met and, where appropriate, approving the vesting of Annual Incentive and
long term incerdive awards; o

granling discretionary share awards; reviewing and selling performance measures for Annual Incentive awards and

Long Term incentives;

reviewing the Committee’s terms of reference;

feedback from the HR Director and Remuneration Consultants following consultation with a workforce panel sel up Lo discuss
Executive remuneration;

the Commitiee was made aware of the results of engagement surveys and any general themes that are impacting employees.
All-employee communications were sent fram Executive Committee members, including the CEQ, relating to wider

Company remuneration;

considering gender and ethni¢ily pay gap reporting requirements; and

receiving updates and training on corporate governance and remuneration matters from the independeni remuneration consultant.

The Committee's terms of reference have been reviewed by the Committes during the year and changes were made Lo define
responsibilities between the CSR Committee and the Remuneration Committee and provide for one joint meeting per year as appropriate.

Remuneration consultants

Korn Ferry was appointed as independent remuneration adviser by the Committee on 21 March 2017 following a competitive tender
process. Korn Ferry is a member of the Remuneration Consultants Group and adheres to that group’s Code of Conduct. The Commitiee
assesses the advice given by its advisers to salisfy itsell that it is objective and independent. The advisers have private discussions with

the Committee Chair at least ance a3 year in accordance with the Code of Conduct. Fees, which are charged en a time and materials hasis,
were £146,480 [excluding VAT). Korn Ferry also provided general remuneration advice te the Company during the year.

Vating at the Annual General Meeting
The table betow shows the voling outcomes of the resolutions pul to shareholders regarding the Directors’ Remuneration Report at the
AGM in July 2021 and Remuneration Policy at the AGM in July 2015.

Rasolution Voses for % far Votes againsl % against  Total voles casi Votes wilhheld
Directors’ Remuneration Report [2021] 612,435,184 28.41 8,457 032 139 4621,09221% 1,307,558
Oiraciors’ Remuneration Policy 12019} 699.935.00% 98.30 12,073,234 1.70 712,008,245 840,435

This Remuneration Report was approved by the Board on 17 May 2022.

Wt

Laura Wade-Gery
Chair of the Remuneration Commitiee
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Directors’ Report and additional disclosures

The Directors present their Report on the affairs of the Group, togeiher with the audited financial statements and the repart of the auditor
tor the year ended 31 March 2022. The Directors’ Report alsc encompasses the entirety of our Corporate Governance Repart from pages
99-157 and Other Informatian section from pages 239-248 for the purpose of section 463 of the Companies Act 2006 lthe "Act’|. The
Directors’ Report and Strategic Report together constituie the Management Report for the year ended 31 March 2022 for the purpose

of Disclosure and Transparency Rule 4.1.8R. inforrmation that s relevant to this Report, and which 1s incorporated by reference and
including information required in accordance with the Act and or Listing Rule 9.8.4R. can be located in the following sections:

Inlermation Seclion in Anaual Repart Page
Future developments of the business of the Company Strategic Report 1810 27
Risk factars and principal risks Strategic Report 84 to 96
Financial instruments - risk management objectives and policies Strategic Report 811083
Dividends Strategic Repori 79
Sustainability governance Strategic Report 49 10 50
Greenhouse gas emissions, energy consumption and efficiency Strategic Reporl 58 to 59
Viability and going cancern statements Strategic Report 97
Governance arrangements Gavernance 104 to 109
Employment policies and employee involvement Strategic Report 3510 37
Capitalised interest Financial Statements 182 to 187
Additional unaudited financial information Other Information unaudited 239 to 244

Annual General Meeting (AGM)
The 2022 AGM will be held at 9:30am on
12 July 2022 a1 100 Liverpool Street,
EC2M ZRH.

A separate circular, comprising a letter
from the Chairman of the Board, Notice

of Meeting and explanatory notes on the
resolutions being proposed, has been
circutated to shareholders and is available
on our website britishland.com/agm.

Articles of Association

The Company’s Artictes of Associalion
lAarticles) may only be amended by

special resolutian at a general meeting

of shareholders. Subject to applicable law
and the Company's Articles, the Directors
may exercise all powers of the Campany.

The Articles are available on the Company's
website britishland.com/governance.

Board of Directors

The names and bicgraphical details of

the Direclors and details of the Board
Cammittees of which they are members
are set out on pages 101-103 and
incarporated into this Repori by reference.
Changes to the Directors during the year
and up to the date of this Repeorl are set
out on page 114. The Company's current
Articles require any new Direclor to stand
for election al the next AGM fotlowing their
appeintment. However, in accardance with
the Code and the Company's currant
practice, all continuing Directors offer

themselves for election or re-etection,
as required, at the AGM.

Detaits of the Directors’ interests in the
shares of the Company and any awards
granied to the Executive Directers under
any of the Company’s all-employee or
executive share schemes are given in
the Qirectors’ Remuneration Report

on page 147, The service agreements of
the Executive Directors and the teiters of
appaointment of the Non-Executive Direclors
are also summarised in the Directors’
Remuneration Report and are available
for inspection at the Company's
registered office.

Tha appeintment and reptacement of
Directors is governad by the Company’'s
Articles, the Code, the Companies Act 2004
and any related legislation. The Board may
appoint any person to be a Director so long
as the lotal number of Directors does not
exceed the kit prescribed in the Articles.
The Articles provide that the Company may
by ardinary resalution at a general meeting
appeint any persan 1o act as a Oirecior,
provided that natice is given of the
resolution identifying the propesed person
by name snd that the Company receives
written confirmation of that person’s
willingness to act as Director if he or she
has not been recommended by the Board.
The Articles also empower the Board

to agpoint as a Director any person who

15 willing to act as such. The maximum
possible number of Directers under the
Articles is 20. In addition to any power
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of removal conferred by the Companies Act
2006. the Articles provide that the Company
may by ordinary resolution {and withoul the
need for any special notice] remaove any
Direcior fram office. The Articles alsa set
out the circumstances in which a person
shall cease to be a Director.

The Articles require that at each annual
general meeting each personwhois a
Director on a specific date selected by

the Board shall retire from office. The date
selected shall be not more than 14 days
before, and no later than, the date of the
natice of annual general meeting. A Director
who retires at an annual general meeting
shall be eligible for reappoiniment by the
shareholders.

Directors’ intterests in contracts
and conflicts of interest

No contract exisled during the yearin
refation to the Company’s business in which
any Director was materially interested.

The Company’s praceduras far managing
canflicts of interest by the Direclors are
set out on page 104. Provisions are also
contained in the Cempany's Articles which
allow the Directors to authorise potential
conflicts of interest

Directors’ liability insurance
and indemnity

The Cornpany mainlains apprapriate
Directors’ and Officers’ Liabilily insurance




cover in respect of any potential legal actien
brought against its Directars.

The Company has alse indemnified each
Director to the extent permitted by law
against any liability incurred in relation to
acls or omissions arising in the ordinary
course of their duties. The indemnity
arrangements fer ail directors of the
Company are qualifying indemnity
provisions under the Act and were in
force thraughout the year and arein
force at the date of the Report.

Share capital

The Company has one class of shares,
being ordinary shares of 25p each, all

of which are fully paid. The rights and
obligations attached io the Company's
shares are set out in the Articles, There
are neo restrictions on veting rights or the
transfer of shares exceptin relation to

Real Estate Investment Trust restrictions.
The Directors were gran'led autharity at the
2021 AGM to allot relevant securities up to
a nominal amount of £77,227,088 as well as
an additional authority to allot shares to the
same value on a righis issue. This authority
wifl apply until the conclusion of the

2022 AGM or the clese of business on

30 September 2022, whichever is the
sooner. At this year's AGM, shareholders
will be asked to renew the authority to

allot relevant securities

The Directors were granted authority at the
2021 AGM to allot shares in the Company
and to granti rights ta subscribe for, or
convert any security into, shares in the
Company up to a maximum aggregate
nominal amount of £11,584.063, as

well as an additicnal authority to allot
shares up Lo the same amount on a rights
issue only. This autharity will apply until the
conclusion of the 2022 AGM. At the 2022
AGM, sharehclders will be asked 1o

renew the allotment atsthority.

At the 2021 AGM a special resolution was
also passed to permit the Directors to allot
shares for cash an a non-pre-emptive basis
both in connection with a rights issue or
similar pre-emptive issue and, otherwise
thar in connection with any such issue,

up to a maximum nominal amount of
£11,584,063. Afurther special resolution
was passed to permit the Directors 1o

zllat shares for cash on a non-pre-emplive
basis up te the same amount fer use only in
connection with an acquisition or a specified
capital investrment. At this year's AGM,
sharehalders will be asked to renew

such powers.

The Company continued Lo hold 11,264,245
ordinary shares in treasury during the
whote of the year ended 31 March 2022
and te the date of this Report.

Further details relating 10 share capital,
in¢luding movements during the year,
are set out in Note 20 to the financial
statements on pages 213-215.

Rights under an employee
share scheme

Employee Benefit Trusts [EBTs| operate
in connection with some of the Company's
employee share plans. The trusiees of the
EBTs may exercise all rights attached to the
Company's ordinary shares in accordance
with their fiduciary duties other than as
specifically restricted in the documents
which govern the relavant employee
share plan.

Waiver of dividends

Blest Limited acls as trusiee [Trusteel

of the Company's discretionary Employee
Share Trust [EST). The EST helds and,
from time to time. purchases British Land
ordinary shares in the market, for the
benefit of employees, including te satisfy
outstanding awards under the Company’s
various executive employee share plans. A
dividend waiver is in place fraom the Trustee
in respect of all dividends payabte by the
Company on shares which it holds in trust.

Substantial interests
All notifications made te British Land under
the Disclosure and Transparency Rules

The British Land Company PLC 00621920

(DTR 5] are published on a Regulatory
Information Service and made avaitable
on ihe investors section of cur website.

As at 31 March 2022, the Company had
been notified of {he interests noted at the
bottam of this page in its ordinary shares

in accordance with DTR 5. The information
provided is correct at the date of notification.

Change of control

The Group's unsecured borrowing
arrangements include provisions that may
enable each of the lenders or bondholders
to request repayment or have a put at par
wilhin a certain period following a change
af contrel 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
Company and its Executive Directors or
employees providing for compensation for
loss of office or employment that occurs
specifically because of a takeaver, merger
or amalgamation with the exception of
provisions in the Company’s share plans
which could result in options and awards
vesling or becoming exercisabies on a
change cf control. Alt appaintment letters
for Non-Executive Directors will, as they
are renewed, cantain a provisicn that allows
payment of their notice period in certain
limited circumstances, such as corporale
transaclions, where the Company has
terminated their appointment

with immediate effect.

Inkerests in Percentage holding

urdinary shares disclosed %

BlackRack, Inc. 97.459,024 10.5

- Brookfield Asset Management Inc. 55,038,184 5.94
Norges Bank 74,998,396 8.09
APG Asset Management N.V. 48,072,042 s.19
Invesco Ltd. 45,871,686 4.95

Since the year end, and up to ¥7 May 2022, the Company had been natified of the following
interests in its ordinary shares in accardance with DTR 5. The information provided is

correct at the date of netification:

Interests in Fercentage holding

ordinary shares disclosed %

BlackRock, Inc. 100.400,771 10.8
Brookfield Asset Management, Inc. 29,409,577 3.17
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Payments policy

We recognise the importance of good
supplier relationships to the overall success
of our business. We manage dealings with
suppliersin a f3ir, consistent and transparent
manner. For mare information please visit
the Suppliers section af aur website at
britishland.com/suppliers.

Events after the balance
sheet date

Details of subsequent events, if any. can be
faund in Note 24 on page 218.

Political donations and
expenditure

The Company did not make any political
donations or incur any expenditure during
the year {2021 aill.

Inclusive culture

- British-l-and-employees are committed—

to promating an inclusive, positive and
collaborative culture. In 2021 we launched
our Diversity, Equality and Inciusion
Straiegy to set out our commitments

and goals to make British Land the most
inclusive organisation it can be. We treat
everyone equally irrespective of age, sex,
sexual orientation, race, colour. natienality,
ethnic origin, religion, religious or other
philosophical Belief, disability, gender
identity, gender reassignrneni, marital

or civil partner status, or pregnancy

or maternity. As stated in aur Equal
Cpportunities Policy, British Land treats
‘all colleagues and job applicants with
equality. We do not discriminate against
job applicants. emplayees, workers or
contractors because of any pratected
characteristic. This applies to all
opportunities provided by the Company
including, but not limited 1o, job
applications, recruitment and interviews,
training and development, role enrichment,
conditions of work, salary and perfarmance
review'. The Campany ensures that our
policies are accessible to all employees,
making reasonable adjustment

when required.

Through its pelicies and more specifically
the Equal Oppartunities, Disability and
Workglace Adjustment and Recruitment
policies, the Company ensures that entry
into, and pragression within, the Company
is based solely on personal abitity and
competence io meet set job criteria. Should
an employee, worker or ceniractor become
disabled in the course of their employment/
engagement, the Company aims to ensure
that reasonable steps are taken to
accommodate their disability by making
reasonable adjustments to their existing
employmantfengagement.

Community investment
Qur finangial community investment during

the year totalled £1,813,90% (2021: £1,475,171).

Of this, £1.ém came from the Community
investment Fund which is managed by the
Community Investment Committee and
overseen by the CSR Committee.

The Company also supports employee
fundraising and payroll giving which are
included in the figures abave. For the year
ended 31 March 2022 this covered:

- 50% uplift of British Land staft payrotl
giving contributions [capped at £5,000
per person and £50,000 per annum for
the whale organisation|; and

- Astaff matched funding pledge,
matching money raised for community
organisations by British Land siaff up
to £500 per persan per year.

Qur community investment is guided by our
Local Charter, working with local partners
lo make a lasting positive difference:

- cannecting with local communities

- supporiing educational initiatives for
local people

- supporting local training and jobs

- supporling local businesses

- conlributing to local people’s
welibeing and enjoyment
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Through our community investment and
Lacal Charter activity, we connect with
communities where we operale, make
positive local contributions, help people
fulfil their potential, help businesses grow,
and promote weltbeing and enjayment.
This all supports our sirategy to creale
Places People Prefer.

Auditor and disclosure
of information

‘Each of the Directors at the date of approval

of this Report confirms that:

- sofar as the Director is aware, thera is

no relevant audit information that has
not been brought to the attention af
the auditor

- the Direclor has taken alt steps that
hefshe should have taken to 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 wilingness to remain
in office and, on the recommendalion of the
Audit Committee, a resolution to reappoint
PwC as the Company's auditer will be
proposed at the 2022 AGM.

The Directors’ Repart was appraved by the
Board on 17 May 2022 and signed onits
benhall by:

rona MK

Brona McKeown
General Counsel and Company Secretary

The British Land Campany PLC
Company number: 621920




Directors’ Responsibilities
Statement

The Directors’ Responsibilities Statement
below has been prepared in connection with
the Annual Report and financial statements
for the year ended 31 March 2022, Certain
parts of the Annual Report and financial
statements have not been included in this
announcement as set out in Note 1to

the financial 1nformatien.

The Directors are respansible for
preparing the Annual Report and the
financiat statements in accordance
with applicabie taw and regulation.

Company law requires the directors

to prepare financial statements for

each financial year. Under that law the
directors have prepared the group financial
slatements in accordance with UK-adopted
international accounting standards and

the company financial staternents in
accordance with United Kingdem Generally
Accepted Accounting Practice [United
Kingdem Accounting Standards, comprising
FRS 101 "Reduced Disclosure Framework”,
and applicable law].

Under company law, Directors must not
approve the financial statements unless
they are satisfied that they give a true and
fair view of the state of affairs of the Group
and Company and of the profit or lass of
the Group and Company for that pariod.

In preparing the hinancial statements,

the directors are required to:

- select suitable accaunting policies and
then apply them consistently;

- state whether applicable UK-adopted
international accounting standards have
been fotlowed for the group financial
staiements and United Kingdom
Accounting Standards. comprising FRS
101 have been followed for the company
financial stalermnents, subject la any
materiat departures disclosed and
explained in the financial stalements;

- make judgements and accounting
estimates that are reasonable and
prudent; and

- prepare the financial statements on
the going concern basis unlessiit is
inappropriate to presume that the Group
and Campany will continue in business.

The Directars are responsitle for
safeguarding the assets of the Group and
Company and hence for taking reasanable
steps for the prevention and detection of
fraud and other irregularities.

The Direckors are also responsible for
keeping adequate accounting records

that are sufficient to show and explain the
Group's and Company’s transactions and
disclose with reasaonable accuracy at any
time the financial position of the Group and
Company and enable them to ensure that
the financial statements and the Directors’
Remuneration Report comply with the
Companies Act 2004,

The Directors are responsible for the
maintenance and integrity of the company’s
website. Legislation in the United Kingdom
governing the preparation and dissemination
of financial statements may differ from
legistation in ather jurisdictions.

Directors’ confirmations

The Directors consider that the Annual
Report and Accounts, taken as a whale,
is fair, balanced and understandable and
pravides the information necessary for
shareholders 10 assess the Group's and
Company's position and performance,
business model and strategy.

Each of the Direclors, whose names

and functions are listed in Corparate
Governance report on pages 101-103,
confirms that, to the best of their knowledge:

- the Group financial statements, which
have been prepared in accordance with
UK-adopted international accounting
standards and IFRSs issued by |ASB,
give a trueg and fair view of the assets,
lizbilities, financial position and profit
of the Group:

- the Company financial statements, which
have been prepared in accordance with
United Kingdom Accounting Standards,
comprising FRS 101, give a true and fair
view of the assets, liabilities and financial
position of the company and profit of the
Company; and

- the Annual Report and Accounts includes
a fair review of the development and
performance of the business and the
position of the Group and Company,
together with a description of the
principal risks and uncertainties
that it faces,
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In the case of each director in office at the
date the Directors’ report is approved.

- sofar as the Director is aware, there is
no relevant audit mformation of which
the Group's and Campany's auditors
are unaware; and

- they have laken all the steps that they
ought to have taken as a Director in
order toc make themselvas aware of
any relevant audit information and
lo estatlish that the Group's and
Company’s audilers are aware
of that information.

By order of the Board.

Bhavesh Mistry
Chief Financial Officer

17 May 2022
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INDEPENDENT AUDITORS' REPORT The British Land Company PLC 00521920

Independent auditors’ report to the members of
The British Land Company PLC

Report on the audit of the financial statements

Npininn

in aur opinion:

- The British Land Company PLC's Group financial statements and Company financial statements [the "financial statements”] give
a true and fair view of the state of the Group's and of the Company’s affairs as at 31 March 2022 and of the Group’'s prafit and the
Group's cash flows for the year then ended;

- the Group financial statements have been properly prepared in accardance with UK-adopted international accounting standards:

- the Company financial statements have been properly prepared in accardance with United Kingdom Generally Accepted Accounting
Practice {United Kingdom Accounting Standards, comprising FRS 181 "Reduced Disclosure Framework”, and applicable lawl: and

- the financial statements have been prepared in accordance with the requirements of the Compames Act 2006.

We have audited the financial statements included within the Annual Report and Accounts 2022 {the "Annuat Report”|, which comprise:
the Consolidated and Company Balance Sheets as at 31 March 2022; the Consolidated Income Statement and the Consolidateg
Statement of Comprehensive Income. the Consolidated Statement of Cash Flaws, and the Consolidated and Company Statements

of Changes in Equity for the year then ended; and the notes to the financial statements, which include a description of the significant
accounting pelicies. .

Cur opinion is consistent with our reporting to the Audit Commiitee.

Basis for opinion

We conducted our audit tn accardance with Internalicnal Standards on Auditing (UK) ["15As {UK)"] and applicable law. Our responsibilities
under ISAs (UK are further described in the Auditers’ responsibilities for the audit of the financial statements section of our repart.

We beliave that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our opinion.

Independence

We remained independent of the Group in accordance with the ethical requirements that are relevant to eur audit of the financial
statements in the UK, which includes the FRC’s Ethical Standard, as apalicable to listed public interest entities, and we have [ulfilled
our other ethical responsibilities in accordance with these requirements.

To the best of our knowledge and belief, we declare that nan-audit services prohibited by the FRC's Ethical Standard were not provided.

Other than those disclosed in Note 5, we have provided no non-audit services o the Company or its controtled undertakings in the period
under audit.
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Qur audis approach
Querview

Audit scope - We tatlored the scope of aur audit to ensure that we performed enough work te be able te give an
opinion on the financial statements as a whote. The Group financial statements are prepared on a
consolidatad basis, and the audit team carries out an audit over Lhe consalidated Group balances in
support of the Group audil opinien.

- In planning our audit, we made enguiries with management to undersiand the extent of the potentiat
impact of climate change risk on the financial statements. Management concluded that there was no
matertal impact on the financial statements, Qur evaluation of this conclusian included chaltenging
key judgements and estimates in areas where we considered that there was greatest potential for
climate change impact. We particularly censidered how climate change risks would impaci the
assumgptions made in the valuation of investment properties as explained in our key audit matter
below. We also considered the consistency of the disclosures in relation to climate change made
within the Annual Report, the financial statements and the knowledge obizined from our audii. We
assessed the consideration af the cost of delivering the Group’s climate change and sustainability
strategy wilhin the going concern and viability forecasts.

o Keyaudit matters. .......... .= .Valuation_afinvestment and development properties, either held directly or through jeintventures_. . . ...

{Groupl.
- Recoverability of tenant debtors and incentives {Groupl.
- Accounting for Canada Waler partial disposat and jeint venture arrangement [Groupl.
- Taxation iGroupl.
~ Valuation of investments and toans to subsidiaries and joint ventures 'IC'omﬁa'nyl-.A
Materiality - Overall Group materiatily: £98.4 million {2021: £88.8 million) based on 1% of total 3ssets.

- Specific Group materiality: £12.6 million [2021: €14.1 million]. based on 3% of the Group's underlying
profit before tax.

- Overall Company materiality: £88.5 million £2021: £79.9 million] based on 1% af iotal assets.
« Performance materiality: £73.8 million (2021: £46.4 million] (Group) and £46.4 million
|2021: £59.% million) {Companyl.

The scope of our audit )
As part of designing our avdit, we determined materiality and assessed the risks of material misstatement in the financial stalements.

Key audit matters

Key audit matiers are those matters that, in the auditors’ professional judgement, were of most significance in the audit of the financial
statements of the current period and include the mast significant assessed risks of material misstatement lwhether or not due 1o fraud]
identified by the auditars, inctuding those which had the greatest effect on: the overall audit strategy: the atlecation of resources in the
audit; and directing the efforts of the engagement leam. These matters, and any comments we make on the results of our procedures
thereon, were addressed in the context of our audit of the financial statements as a whole, and in forming our cpinion thereon, and we
do not provide a separate opinion on these matters. '

This is not a complete {ist of all risks identified by aur audit.

Accounting for Canada Water partial disposal and joint venture arrangement is a new key audit matter this year. Covid-19, which was a
key audit matter last year, is no longer included because we have assessed ihe impact of the pandemic on key judgements or estimates
within the Group and Company financial statemenis through ather key audit matters included within this report. Otherwise, the key audit
matters below are consistent with last year.
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How pur audil addressad the key audit matler

Valuation of investment and development properties,
either held directly ar through jeint ventures (Group]
Refer to the Report of the Audit Committee, Nates to

the financial statements - Note 1|Basis of preparation,
significant accounting policies and accounting judgementst,
Note 10 {Property] 2nd Nate 11 [Joint ventures).

The Group owns either dicectly or through joint ventures

a portfalio of property consisting of Campuses, Retail &
Fulfilment and Oevelopments. The iotal preperty portfalio
valuation for the Group was £6,944 million (2021: £6,247 million]
and for the Group's share of joint ventures and funds was
£3,545 million {2021: £3,067 million] as at 31 March 2022.
The valuations were carried aut by third party vatuers CBRE,
Jones Lang LaSalle, Cushman & Wakefield and Knight Frank
{ihe "Valuers”]. The Valuers were engaged by the Directars

_ and performed their work in accordance with the Royal

Institute of Chartered Surveyars ["RICS™] Valuation -
Professional Standards and the requirements of international
Accounting Standard 40 ‘Investment Property’.

In determining the valuation of a property, the Vatuers

take into account properiy-specific information such as the
cusrent tenancy agreements and rental income. They apply
assumptions for yields and estimated market rent, which
are influenced by prevailing market yields and comparable
market transactions, to arrive at the final valuation, For
developments, the residual appraisal method is used, by
estimating the fair value of the completed project using a
capitalisation methad tess estimated costis 1o cempletion
and a risk premium.

The valuation of the Group's property porifolio was identified
as a key audit matter given the valuation is inherently
subjective due 1o, amang other factors, the individual nature
of each praperty, its location and the expected future rentat
streams for that particular property. The significance of the
estimaies and judgements involved, cavpled with the fact
that only a small percentage difference in individual property
valuations, when aggregated, could resultin a materizl
misstatement, warranted specific audit focus in this area.

Given the inherent subjectivity involved in the vaiuation of the property
portfolio, and therefere the need for deep market knowledge when
determining the most appropriate assumptions and the technicalities
of valuation methadology, we engaged our'internal valuatian experts
|qualified chartered surveyors] to assist us in our audit of this area.

Assessing the Valuers’ expertise and objectlivity

We assessed the Valuers' qualifications and expertise and read their
terms of engagerment with the Greup to determine whether there were
any matters that might have affected their objectivity or may have
imposed scape limitations upon their wark, We also considered fees
and cther contractural arrangements that might exisl between the
Group and the Valuers. We found no evidence to suggest that the
objectivity of the Valuers was compromised.

Assumptions and estimates used by the Valvers

We read the valuation reports for the praperties and confirmed that the
valuation approach for each was in accordance with RICS standards.
We obtained details of each preperty held by the Group and set an
expected range for yield and capital value movement, deterrmined by
raference to published benchmarks and using our experience and
knowledge of the market. We compared the investrnent yields used

by the Vatuers with the range of axpecied yields and the year on year
capital movement to our expected range. We also considered the
reasonableness of other assurmnptions that were not so readily
comparable with published benchmarks, such as estimated

rental value. For developmenis valued using the restdual valuation
method, we obtained the development appraisal and assessed the
reasonableness of the Valuers’ key assumptions. This included
¢comparing the yield to comparable market benchmarks, comparing
the costs to complete estimates to development plans and coniracls,
and considering the reasenableness of other assumptions that are not
so readily comparable with published benchmarks, such as estimated
rental value and developers’ prefit. We held discussions wilth each al
the Valuers and challenged thair approach to the valuations, the key
assumptions and their rationale behind the more sigaificant valuation
mavements during the year. Where assumgtions were outside the
expecied range ar showed unexpected movernents based on our
knowledge, we undertook further investigations, held further
discussions with the Valuers and chtained evidence 1o support
exptanations received. We also challenged the Valuers as 1o the extent
Lo which recent market transaciions and expected rental values which
they made use of in deriving their valuations togk into account the
impact of climate change. The valvation commentaries 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 concluded that the
assumptions used in the valuations were supportable in light of
available and comparable market evidence.
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How our audit addressed the key audit matter

Valuation of investment and development properties,
either held directly or through joint ventures [Group)
[continued])

Information and standing data

We perlormed testing on the standing data in the Group’s information
systems concerning the valuation process. We carried oul procedures,
on 3 sample basis, to salisfy aursetves of the accuracy of the property
information supplied to the Valuers by management. For operating
properties, we agreed tenancy infarmation te supparting evidence an

a sample basis. For developments, we confirmed that the supporting
information for consiruction contracts and budgets, which was supplied
ta the Valuers, was also consistent with the Group’s recards for example
by inspecting original construction contracts. For developments.
capilalised expendiiure was tested on @ samgple basis to invoices.

and budgeled ¢costs ta complete compared with supporting evidence.
We agreed the amounts per the valuation reparts to the accounting
records and the financial staternants.

We have no issues to report in respect of this work.

Recoverability of tenant debtors and incentives [Group)
Refer to the Report of the Audit Cammittee, Notes to

the financial statements - Note 1{Basis of preparation,
significant accounting policies and accounting judgements).
Note 10 iPraperty] and Note 13 [Debtars). The total vatue of
trade deblors recognised within the Group is £53 million
{2021: £82 mitlion) and within joint ventures is £17 million
[2021: £27 million] at 31 March 2022, against which an
Expected Credit Loss [ECL’) provision of £47 million

12021: £57 million| and £13 million |2021: £15 million)
respectively has been recognised.

Total tenant incentives across the Group is £16% million
[2021: £149 million] and across joint ventures was

£100 miltion at 31 Marech 2022 [2021: £79 mitlion], against
which an ECL provision of £23 million (2021: £23 million]
and £9 million (2021: £6 million] has been recagnised.

Covid-19 and the resulting ecenomic and social disruption
brought unforeseen challenges to London and the wider
global economy; impacting the Group and in general the
overall risk profile. Whilst conditions improved in 2021/2022
as a result of the vaccine programme, there remains 3 risk
of tenants defaulting or tenant failure, particularly in respect
10 the keisure, retail and hospitality sectors. The level of
arrears is higher than pre the pandemic and, although lower
than the prior year, a significant proportion of the arrears
relates to dehtars that are greater than six months ald.

The eifecis of the pandemic are likely to continue to be
experienced for some time, and therefere the estimation

af the ECL provision against tenant debtors and incentives
remains highly subjective and contains significant
estimation uncertainty,

The Directors have applied the ECL model under IFRS 9
Financial Instruments and utilised a matrix methodology
to determine the provision. The key assumptions have been
the tenants’ risk rating and the related expected loss rate
for each risk rating and ageing cembination. Tenant risk
ratings have been determined by the Directars, taking inta
consideration information available surrounding a tenant’s
credit rating. financial position and historscal defauli rates.
Consideration has also been given to the current impaci of
Covid-19 and its potential future smpact on the tenant’s
business aleng with industry irends.

We have evaluated the methadology ulilised by the Directors in
determirang the ECL provisions as at 31 March 2022. We are satisfied
the apgroach is campliant with the reguirements of IFRS 9 ‘Financial
instruments’ We abtained and checked the mathematical accuracy,
and compleleneass, of the data used to calculate the provision balances.

Given the complexity and the manual nature of the ECL model,
we used an independent application to check the integrity of the
spreadsheet used to calculate the provision.

On a sample basis, we performed detailed testing over the underlying
data and information used in the ECL analysis inciuding but not limited
to verifying: the tenant’s year end cutsianding debtor balance; the
lenant’s year end unamortised lease incentive balance; the tenant’s
credit histories and current trading performance; the ageing af the
balances; the level of cash collections during the ygar; and the
forward tooking macraeconomic environment amangst ather factors.

We assessed the significant assumnptions adopted by management

in the provisian for ECL on tenant deblors and incentives against
supporting evidence. For a sample we assessed the appropriateness of
the most significant assumptions being: the categorisation of tenants
into different risk ratings and the provisioning percentages applied to
each of these risk categories by agreeing Lo supporting documents,

We reviewad the disclosures made in relatian to the ECL provision
and the sensitivity of the provision ta the underlying probabilily of
default applied.

We have no matters Lo report in respect of this work.
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How our audit addressed the key audit matier

Recoverability of tenant debtors and incentives |Groupl
{continued)

The expected loss rate has also tlaken inte consideralion the
ageing prafite of the debtors and the historical cash collected
over the pandernic period.

The same key assumgptions are applied in the ECL model
for lenant incenlives, withoul Lhe consideration ol the ayeing
profile and historical cash collections which are nat relevant
for temant incentive batances. On the basis that the
estimation of an ECL provision against the tenant debtors
and incentives balances has been highly subjective and
contains significant estimation uncertainty, we have
identified this as a key audit matter.

Accounting for Canada Water partial disposal and joint
venture arrangement [Group)

Refer to the Report of the Audit Committee and MNote 1
(Basis of preparation, significant accounting policies and
accounting judgementsl, Note 10 (Prepertyl and Note 11
{Joint veatures).

During the reperting period. the Group disposed of 50% of
its share in the Canada Water Masterplan {the ‘Masterplan’)
to AustralianSuper for £580m. The carrying value of BL's
share prior 1o the transaction was £474m and the disposal
resulted in a gain of E106m. IAS 28 requires the Group to
only recognise the propartion of the gain frem unrelated
investars” interests, and therefore a gain on disposal of
£44m (after £8 million of transaction cosls) has been
recognised at the Group level.

The Group farmed a joint venture arrangement

with AustralianSuper. Management has classified the
arrangement as a jeint venture that is equity accounted an
the basis that both parties have joint conteol of the entity. The
Group has recognised the investment in joint venture initially
at 90% of the carrying value at the date of the transaction
{E£238m)] and then recognised a £46m valuation gain through
picking ug a 50% share of total comprehensive income of
the joint venture [representing the valuaticn mavement to

31 March 2022). Therefore the tatal gain going through the
tncome Statement is £90m of which £44mis classified in

the profit an disposal of investment properties line iterm

and E&ém is classified in the joint ventures line item.

This warranted additional audit fecus due to the size

and nature of the transaction.

We understeod the nature of the transaction and assessed the

proposed accounting treatment in relation o the Group's accounting

policies and relevant IFRSs. For the disposal. we obtained and
reviewed the key supparting decumentation such as Sale and

Purchase Agreement and completion statements. Consideration
received or paid was agreed to bank statements. For the jeint venture
arrangement, we read the underlying contracts and agreed the

accounting treatment of the joint venture arrangement was in

accordance with IFRS 10 'Censolidated financial statements’, IFRS 11
“Joint arrangements’, and IFRS 12 'Disclosures of interests in other
entities and checked that the degree of control or influence held by
the Group is appropriale to recognise a joinl venture arrangement.

We have no malters to report in respect of this work.
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How our authi addressed the key audil maiter

Taxation {Group)

Reter to the Report of the Audit Cornmitiee, the Notes

to the financial staiements - Note 1 {Basis of greparation,
significant accounting pobicies and accounting judgements}
and Note 7 [Taxationl.

The UK Real Estate tnvesiment Trust [REIT) regime grants
companies tax-exempt status provided they meet the rules
wathin the regime. The rules are complex, and the tax-
exempl status has a significant impaclt on the financial
statements. The complexity of the rules creates a risk of
an inadvertent breach and ihe Group's profit becaming
subject (o tax.

The Group’s siatus as a REIT underpins its business madel
and shareholder returns. For this reason, it warrants special
audit focus,

The abligations af the REIT regime include requiremenits to
comply with batance of business, dividend and income cover
tests. The Broadgate joint venture is also structured as a
REIT and as such, REIT compliance is also of relevance

for this joint venture in addition to the overali Group.

Tax provisions are in place to account for the risk of
challenge of certain of the Group’s tax pasitions. Given
the subjective nature of these provisions, additional
audil focus was placed on lax provisions.

We confirmed our understanding of management’s approach to
ensuring compliance with the REIT regime rules and we involved our
internal taxation specialists to verify the accuracy of the application of
the rules.

We obtained management’s calculations and supporting
documentation, verified the inputs to their catculations and re-
perfarmed the Group's and Broadgate's annual REIT compliance tests

We used our knowledge ol lax circumstances and, by reading relevant
correspondence between the Group and Her Majesty's Revenue &
Customs and the Group's externat tax advisors, we are satisfied that
the assumptions and judgements used by the Group in detarmining
the tax provisions are reasonabla.

We have no issues to regort in respect of this work.

Valuation of investments and loans to subsidiaries and
joint ventures (Company]

Reter to the Noles to the financial statements - Nole A
Accounting policies [Crilicat accounting judgements and

key sources of eslimation uncertainty] and D [Investments

in subsidiaries and joint ventures, laans to subsidiaries and
other investments). The Company has investments and loans
to subsidiaries of £33,140 million (2021 £33,142 million]

and investments in joint ventures of £116 mitlion

[2021: €194 million) as at 31 March 2022 This is following the
recogaition of a £32 million [2021: £34 million| proviston for
tmpairment on investments in subsidiaries, a write back of
impairment of £221 million [2021: provision £756 million)
recognised on toans to subsidiaries, and a £22 millicn
[2021: £333 milltan] provision for impairment on investments
in joint ventures in the year. The Company’s accaunting
policy for investments and loans is o hold them at cost

less any impairment. Impairment of the loans is calculated
in accordance with IFRS 9. where expected credii iosses

are considered to be the excess aof the Company’s interaest

in 3 subsidiary or joint venture over the subs:deary or joini
venlure's fair value. Investments in subsidianes and joint
veniures are assessed for impairment in line with |AS 36,

Given the inherent judgement and complexily in 2ssessing
both the carrying value of a subsidiary or joint venture
company, and the expected cradit loss of intercompany
receivables, this was identified as a key audit matter.

We obtained the Directors’ impawrmeni assessment for the
recoverability of investments and loans held in subsidiaries and
jeint ventures as at 31 March 2022,

We assessed the accounting policy for investments and loans in
subsidiaries and joint ventures to ensure they were compliant with
FRS 101 "Reduced Disclasure Framewark”. We verified that the
methodolagy used by the Directors in arriving at the carrying value
of each subsidiary, and the expected credit loss simpiified approach’
provision for intercompany receivables, was compliant with FRS 101,

We identified the key judgement within the requirement for impairment
cf both the investments and loans to subsidiaries and investments in
joint ventures o be the underlying valuation of investment property
held by the subsidiaries and joint veatures. For details of our
procedures over investment property valuations please refer

1o the related Group key audit matier above.

We have no issues to report in respect of this work.
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Key audit matter How our audit addressed the key audii malter

Valuation of investments and leans to subsidiaries and
joint ventures [Company| {continued)

The primary delerminant and key judgement within both the
fair value of 2ach subsidiary and joint venlure company and
the ECL of amounts owed is the value of the investment
property held by each invesiee. As such it was over this
area that we applied the most focus and audit effort.

How we tailored the audit scope
We tailored the scope af our audit to ensure that we performed enaugh work Lo be able to give an gpinion on the financial statements
as a whole, taking inte account the structure of the Group and the Company. the accounting processes and controls, and the industry in
which they operate. The Group owns and invests in a number of investment and development properties in two segments, Campuses angd
Retail & Futfilment, across the United Kingdom. These are held wilhin a variety of subsidiaries and joint veritures with the Group financial
statements being a consolidation of these entities, the Company and the Group's joint ventures. The Broadgate Joinl Venture was subject
to a full scope audit, while the Meadowhall and Canada Water Joint Ventures were scoped in for specific account balances. Ali work was
carried oul by the Group audit team with additional procedures performed at the Group level lincluding audit pracedures over the

- consclidation and zensolidation adjustments] to ensure sufficient ¢overage and appropriate audit evidence for our opinion on the
Group financial staternents as a whole.
The Group operates a common [T environment, processes and conlrols across all reportable segments. In establishing the overall
approach 1o our audit, we assessed the risk of material misstatement, taking inio account the nature, likelihoad and potential magnitude
of any misstatement. Following this assessment, we applied professionat judgement to determine Lhe extent of iesting required over each
balance in the financial stalements.

In respect of the zaudit of the Company, the Group audit team performed a full scope statutory audit.

Materiality

The scope of our audit was influenced by our application of materiality. We set certain quantitative threshelds for materislity. These,
tagether with qualitative considerations, helped us to determine the scope of our audit and the nature, timing and extent of our audit
procedures on the ingividual financial statement line items and disclosures and in evaluating the effect of misstalements, both
individually and in aggregate on the financial statements as a whole.

Based on our professional judgement, we determined materiality for the financial statements as a whole as follows:

Financial statements — Group - Financial srafements - Company
Overall materiality £98.4 million [2021: £88.8 mitlion). £88.5 million [2021: £79.9 millien].
How we determined it 1% of to1al assets. 1% of total assets.
Rationale for benchmark A key determinant of the Group's value is The Company's main aclivity is the investrments in
appiied property investments. Due to this, the key area and loans to subsidiaries and joint ventures. Given

of focus in the audit is the valualion of investment  this, and cansistent with the prior year, we set an
and development properties, either held direcily  overall Company materiality level based on total

or through joint ventures. On this basis, and assets. For purposes of the Group audit, we
consistent with the prior year, we set an overall capped the overall materiality for the Company
Group materiality level based on total assets. 10 be 90% of the Group overall materiality.

For each component in the scope of our Group audit, we allocated a materiality that is less than our overall Group materiality. The range
of maleriality allocated across componenis was beiween £12m - £50m. Certain components were audited to a local statulory audit
maleriality that was also less than our overall Group materiality.

in addition. we set a specific materiality level af £12.6 million [2021. £14.1 million| far items within the underlying column of the Income
Statement. For 2022, this is based on 5% of the Group's underlying prafit before tax. Far 2021, this was based on 5% of the three year
average profit afler tax. The benchmark for 2021 was determined on the basis that the measure used to calculate specific materiality hag
fluctuated over the prior three years due to Covid-19. In arriving al this judgement, we had regard ta the fact that the underlying pre-tax
profitis a secondary financial indicator of the Group [refer 1o Nete 2 of the financial statements where the term is defined in fulti.

We use performance materialily to reduce to an appropriatety low level the probability thal the aggregale of uncorrecled and undetectad
misstatements exceeds overall materiality. Specifically, we use performance materiality in determining the scope of aur audit and the
nature and extent of our testing of account balances, classes of transactions and disclosures, far example in determining sample sizes.
Qur performance materiality was 75% {2021: 75%] of overall materiality, amounting to £73.8 million {2021: £64.6 million] for the Group
financial statements and £46.4 million {2021: £99.9 million] for the Company financial statements,
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in determining the performance materiality, we considered g number of factors - the history of misstatements, risk assessment and
agqgregation risk and the effectiveness of controls - and cancluded that an amaunt at the upper end of our normal range was approgriate.

We agreed with the Audit Cemmittee that we would repdrt to thern missiatements identified during our audit above £4.% million (Group
audit] [2021: £4.4 million] and £4.4 million [Company audilj [2021: £4.0 million] as wetl as misstatements below thase amounts that, in
our view, warranted reporiing for qualitative reasons.

In additicn we agreed with the Audit Committee that we would reperl to them misstatements identified during cur Group audit above
£1.0 million [2020: £1.0 million] for misstatements related to underlying profit within the financial staiements, as well as misstalements
below that amaunt that, in our view, warranted reparting for qualitative reasons

Conclusions relating to going concern
Cur evatuation of the directars’ assessment of the Graup's and the Company's ability to continue to adopl the gaing cancern basis of
accounling inctuded:

- Corroberated key assumptions [eg liguidity forecasts and financing arrangements] ta underlying documentation and ensured this
was cansistent with our audit work in these areas;

- Considered management’s forecasting accuracy by comparing how the forecasts made at the hatf year compare to the actual
performance in the second hatf-of theyear; - - e e - S e e e

- Undersiood and assessed the appropriateness of the key assumptions used both in the base case and in the severe bui plausible
downside scenarip, including assessing whether we considered the downside sensitivities Lo be appropriately severe:

- Tested the integrity of the underlying farmulas and calcuiations within the going concern and cash flow models:

- Considered the appropriateness of the mitigating actions availabie te management in the event of the downside scenarie
malterialising. Specifically, we focused on whether these actions are within the Groug'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 caonsistent with the evidence we obtained.

Based an the work we have performed, we have not identilied any material uncertainties relating to events or conditians that. individually
or collectively, may cast significant doubl on the Group's and the Company's ability (o continue as a going concern for a pericd of at least
lwelve months from when the financial statements are autharised for issue.

in auditing the financial statements, we have concluded that the direciors’ use of the going concern basis of accounting in the preparation
of the financial statements is appropriate.

However, because not all future events or conditions can be predicted, this conclusion is net & guarantee as to the Group's and the
Company’s ability to centinue as a going concern.

In retation to the directors’ reporting on how they have applied the UK Corporate Governance Code, we have nothing material to add or
draw atlention to in relation to the direciors’ staterment in the financial statements about whether the directors considered il appropriaie
ta adopt the going concern basis of accounting.

Our responsibilities and the responssbilities of the direclars with respect ta going concern are described in the relevant sectians of
this report.

Reporting on other information

The ather infermation camprises all of the information in the Annual Report athear than the financiat statemants and our auditors’ repart
thereon. The directors are respansible for the other information, which includes reporting based on the Task Ferce on Climate-related
Financial Disclosures [TCFDI recommendations. Qur opinion on the financial statements does not caver the other information and,
accordingly, we do not express an audit opinion or, except to the extent atherwise explicitly stated in this report, any form of

assurance thereen.

In cannaction with our audit of the financial statements, our respansibility is to read the other information and. in doing so, consider
whether the ather infarmation is matenaily inconsistent with the financial staiements or our knoewtedge obtained in the audit, or
otherwise appears to be materially misstated. If we identify an apparent material inconsistency or material misstaiement, we are
required to perform procedures to conclude whether there is a material misstatement of the financial statements or a matenal
missiatement of the ather information. If, based on the work we have perfarmed. we conclude that there is a material misstatemant
of this other information, we are required to repart that fact. We have nothing to report based on these responsibilities.
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Wilh 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 included.

Based on our work undertaken in the course of the audit, the Companies Act 2006 requires us also to report certain opinions and matters
as described below.

Strategic Report and Directors’ Report and additional disclosures

In our apinion, based on the work undertaken in the course of the audit, the infarmation given in the Strategic Report and Directers’
Report and additional disctosures for the year ended 31 March 2022 is consistent with the financial statements and has been prepared
in accordance with applicable legal requicemenits.

In light of the knowledge and understanding of the Group and Company and their enviranment obtained in the course of the audit,
we did nat identify any material missiatements in the Strategic Report and Directors’ Report and additional disclosures.

Directors’ Remuneration
In our opinion, the part of the Directars’ Remuneration Report to be audited has been properly prepared in accordance with the
Companies Act 2004

Corporate governance statement

The Listing Rules require us to review the directors’ siatements in relatien to going concern, longer-term viability and that part of
the corporate governance statement relating 1o the Company’'s compliance with the provisions of the UK Corporate Governance Code
specified for our review. Our additional responsibilities with respect to the corporate governance statement as other information are
described in the Reporting on other information section of this report.

Based on the work undertaken as part of our audil, we have concluded that each aof the fellowing elements of the corporate governance
statement is materially consistent with the financial statements and our knowledge obtained during the audit, and we have nothing
material to add or draw attention to in relation to:

- The directors’ confirmation thal they have carried out a robust assessment af 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 heing managed or mitigated;

- The directors’ statement in the financial statements about whether they considered it appropriaie 10 adopt the going concern basis of
accounting in preparing them, and their identification of any material uncertainties to the Group’s and Company’s ability to continue to
do so over 3 period of at least twelve months from the date of approval of the financial slatements;

- The directors’ explanation #s to their assessment of the Group’s and Company’s prospects, the period this assessment cavers and
why the period is appropriate; and

- The directors’ statement as to whether they have a reasonable expectation that the Company will be able to continue in operation
and meet its liabilities as they fall due over the period of its assessment. including any related disclosures drawing attention to any
necessary qualifications or assumptions.

Our review of the directors’ statement regarding the tonger-term viability of the Group was substantially less in scepe than an auvdil and
only consisted of making inquiries and considering the directors’ precess supporting their statement; checking that the statement is in
alignment with the relevant provisions of the UK Corporate Governance Code; and considering whether the statement is censistent with
the financial statements and our knowledge and undersianding of the Group and Company and their environment obiained in the course
of the audit.

In addition, based on the work undertaken as part of our audit, we have cancluded that each of the following elements al the corporate
governance slatement is materially cansistent with the financial statements and our knowledge cbtained during the audit:

- The directors’ staternent that they consider the Annual Report, laken as a whole, is fair, balanced and understandable. and provides
the infermation necessary for ihe members to assess the Group's and Company’s position, performance, business model and strategy;

- The seclion of the Annual Report that describes the review of effectiveness of risk management and internal control systems; and

- The section of the Annual Report describing the wark of the Audit Committee.

We have nothing to report in respect of our responstinlity to report when the directors’ statement relating 1o the Company’s compiiance
with the Code does not properly disclose 5 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 The British Land Company FLC 00621920

Responsibilities for the financial statements and the audit

Responsibitities of the directors for the financial statements

As explained more fully in the Directors’ responsibilities statement, the directors are respensible for the preparation of the financial

statements in accerdance with the applicable iramewark and for being satisfied that they give a true and faic view. The directors are also

raspensible for such internal conirol as they determine is necessary to enable the preparation of financial statements that are free from
" material misstatement, whether due to fraud or error.

fn preparing the financial statements, the directors are respansibie for assessing the Group's and the Company's ability to continue
as a going concern, disclosing, as applicable, matters retated to gaing concern and using the going concern basis of accounting unless
the directors either intend to liquidate the Group or the Company er to cease operations, or have no realistic alternative but to da so.

Auditors’ respansibilities for the audit of the financial statements

Our objectives are to obtain reasonable assurance aboul whether the financial statements as a whole are free irom material
misstalernent, whether due to fraud or error, and ko issue an auditors’ report that includes pur opinion. Reasonable assurance is

a high level of assurance, but is not a guarantee that an audit conducted in accordance with 1SAs [UK] will always detect a material
misstatement when it exists. Misstatements ¢an arise from fraud or error and are considered materiat if, individually or in the aggregate.
they could reasonably be expected to influence the economic decisions of users taken on the basis of these financial statements.

-+ ~—--—lrregularities-incivding fraud. are instances of non-compliance with laws and regulations. We design procedures in line with our
respensibililies, outlined above. to detect material missiatements in respect of irregularities, including frayd, The extent to which
our procedures are capable of detecting irregularities, including fraud, is detailed below.

Based on our understanding aof the Group and industry, we identified that the principal risks of non-caompliance with laws and regulations
. - . related io compliance with the Real.Estate Investment Trust {REIT) status section 1138 af the Carporation Tax Act 2010 and the UK e e - e
regulatary principles, such as those governed by the Financial Conduct Authority, and we considered the extent 10 which non-comptiance
might have a material effect on the financial statements. We also considered those laws and regulations that have a direct impact on
the flinancial 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 canirols), and delermined that the principal risks were related
to posling inapprapriate journal entries Lo increase revenue, management bias in accounting estimates and judgemental areas of the
financial stalements such as the valuation of investment and development properties and the expecied credit l0ss provisions in respect
of tenant debtors and ingentives [see related key audit matters above). Audil procedures performed by the engagement team included:

- Discussions with management and internal audit, including consideration of known or suspected instances of non-comptliance with
laws and regulations and fraud. and review of the reports made by management and internal audit;

- Understanding of management’s internal controls designed Lo prevent and detect irregularities;

- Reviewing the Group's litigation register in so far as it related (o non-compliance with laws and regulations and fraud,

- Reviewing relevant meeting minutes, including thase of the Risk Committee and the Audit Committee;

- Review of tax compliance with the involvement of our tax specialists in the audit;

~ Designing audit procedures to incorporate unpredictability around the nature, liming cor extent of cur testing of expenses;

- Challenging assumptions and judgements made by management in their significant areas of estimation: and

- Mdentilying and testing journal eniries, :n particular any journal entries posted with unusval acceunt combinalions, posted by
unexpected users and posted on unaxpectad days.

There are inherent limitations in the audit procedures described above. We are less likely to becorne aware of instances of non-
compliance with laws and regulations that are not closely retated to evenis and transactions reflected in the financial stalements.
Also, the risk of not detecting a material misstatement due to fraud is higher than the risk of not detecting ane resulling trom error,
as fraug may involve deliberate canceatlment by, for example, forgery or intentional misrepresentations, or through collusion.

Our audit testing might include testing comglete populstions of cerlain transactions and balances, pessibly using data auditing
technigues. However, it typically invoives selecling a limited number of items for testing, rather than testing complete populations.
We will often seek [0 target particular items far testing based an their size or risk characteristics. in other cases, we will use audit
sampling to enable us to draw a conclusion aboul the population from which the sample is selected.

A lurther description of pur respensibilities for the audil of the financtal statements is located on the FRC's website at:
www.frc.org.ukfauditorsresponsibilities. This description forms part of our auditors’ report.
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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 body in accardance with Chapter 3
of Part 16 of the Companies Act 2006 and far no other purpose. We do not, in giving these opinions, accept or assume responsibilily for
any other purpose or to any other person ta whom Lhis repart is shown or inte whose hands it may come save where expressly agreed
By our priar consent in writing.

Other required reporting
Companies Act 20046 exception reporting
Under the Comparies Act 2004 we a1 e 1equired 1o report ta you if, i our opinian:

- we have not obiained all the information and explanations we require for our audit: or

- adequate accounting records have nat been kept by the Company, or returns adeguate for our audit have not been received from
branches not visited by us; or

- certain disclosures of directars’ remuneration specified by law are not made: or

- the Company financial staternents and the part of the Direciors’ Remuneration Report to be audited are nat in agreement with the
accounting records and returns.

We have no exceptions o report arising from this responsibility.

Appaintment

Follawing the recommendation of the Audit Commiltee, we were appainted by the members on 18 July 2014 1o audil the financial
statements for the year ended 31 March 2015 and subsequent financial periods. The pericd of total uninlerrupted engagement is 8 years,
covering the years ended 31 March 2015 to 31 March 2022.

Other matter

in due course, as required by the Financial Conduct Authority Disclosure Guidance and Transparency Rule 4.1.14R, these firancial
statements will form part of the ESEF-prepared znnuat financial report filed on the National Slarage Mechanism of the Financial
Conduct Authority in accardance with the ESEF Regulaiory Technical Standard [ESEF RTS). This auditors’ report provides no
assurance aver whether the annual financial report will be prepared using the single elecironic format specified in the ESEF RTS.

Sandra Dowling (Senior Statutory Auditor)

for and on behalf of PricewatarhouseCaoopers LLP
Chartered Accountants and Statutory Auditors
London

17 May 2022
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FINANCIAL STATEMENTS The British Land Campany PLC 00621920

Consolidated Income Statement
For the year ended 31 March 2022

2022 2621
Capital Capital
Underlying' and other Tolat Underlying® and glher Towal
Note €m m £m 4] &m m
Revenue 3 430 120} 410 448 - 448
Costs? 3 (120} 19} 1129} {180) - 1801
) 3 310 (29§ 281 288 - 288
Joint ventures [see also below]? . il 84 158 244 52 1409) 357}
Administralive expenses 188) ~ (as8) 1741 - {74]
Valuation movement 4 - 4N 471 - {888l 1888}
Prafit on disposal of investment praperties and investments - 45 45 - 28 28
Net financing costs
financing income b - 67 &7 - 15 15
financing charges 6 [55) 71 162) 162) 13 (45
{55} &0 5 [63) t2 150)
Profit (loss] on ordinary activities before taxation 253 705 958 204 (1.257] {1,053]
Taxation 7 [A i2) 2 126 141 {301
Profit (loss| for the year after taxation 257 703 940 i78 {1.2614 (1,083}
Attributable te non-controlling interests 2 - 2 3 1531 [52}
Attributable to shareholders of the Company 255 703 958 175 [3,206] [1.031)
Earnings per share:
basic 2 103.3p (111.2lp
diluted 2 1032.0p 111.2lp
Alt resutts derive from continuing operations.
2022 2021
Capitat Capilal
Undertying' and other Total Underlying* and alhar Taial
Naie £m £m £m £m fm £m
Results of joint ventures accounted
fer using the equity method
Underlying Prolit ) 86 - 86 52 - 52
Valuation movement® 4 - 162 162 - 1409 1409)
Capital financing costs - i (4] - - -
Loss on disposal of invesiment properties,
trading properties and investments - - - - (V) (1]
Taxation 7 - - - - i 1
1 .13 158 244 52 1409} 1357)
1. See definilion in Note 2 and a recanciliation between Underlying Prafit and IFRS profitin Note 21.
2. Included within ‘Costs’ is a credit relating la provisions for impairment of tenant deblars, accrued income and tenant incentives and gontracted rent increases of Eém

[2020/21: charge of £60m|. This is disclosed in further detail in MNate 10 and Note 13,
3. Included within "Jaint ventures' is a charge redating to provision far imgairment of equity investrments and [oans 1o jeint ventures of £22m [2020/21: £144m), disclosed in further
detail in Note 11

. Included within ihe Yatuation movernant” of £162m s a net valuation rnavement of £110m and the ralisation of gain on disposal of assets inlo joint ventures of £52m, disclosed
in further detait in Note 11,

~
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Consolidated Statement of Comprehensive Income
For the year ended 31 March 2022

022 w2
£ Em
Profit(toss) for the year after taxation 960 (1,083}

Qther comprehensive income [expense):

Itemns that will not be reclassified subsequently to profit or loss:

Net actuarial loss on pension scheme - (13}
Valuation movement on owner-accupied properties hd il

- {14}
Items that may be reclassified subsequently to profit or loss:
Gains an cash flow hedges
- Group - 2
- Joint veniures ' 1 1
1 3
Reclassificalion of foreign exchange differences on disposal of subsidiary net investment io the income statement (12 -
Deferred tax an items of other comprehensive income - 6
Other comprehensive expense for the year 111 (sl
Total comprehensive income lexpense! for the year 949 {1,088
Attributable i nen-contralling interests 2 {Sak
Attributable to shareholders of the Company 947 11,038}
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FINANCIAL STATEMENTS continued

Consolidated Balance Sheet

" As at 31 March 2022

2022 2021
Note £m Em
ASSETS
Non-current assets
Investment and development properiies 10 7,032 6326
Owner-occupied propertias 10 - 2
7,032 6,328
Other non-current assets
Investments in joint ventures n 2,51 2120
Other investments 12 A 20
Proparty, plant and equipment 27 30
Interest rate and currency derivative assets 17 97 135
Debtors - [
9,708 8.639
Current assets
Trading praperties 10 18 26
Debtors 13 39 56
Corparation tax 3 -
Cash and short term deposits 17 74 154
134 236
Total assets 9,842 8875
LIABILITIES
-Currentliabilities. ~ — — cwme s — i e —
Short term borrowings and overdrafts 17 [189) [161]
Creditors 14 {245] 1219}
Carporation iax - (71
1434) {387
Non-current liabilities
Debentures and loans 17 (2,427 12.249]
Other non-~current lizbilities' 15 {152} (128}
Inkerest rate and cusrency derivative liabitities 17 1981 {128)
12,475) (2,505
Total liabilities (3,109 {2.872]
Net assets 6,733 5983
EQUITY
Share capital 234 234
Share premium 1,307 1.307
Merger reserve 213 213
Other reserves 5 16
Retained earnings 4,959 4,154
Equity attributable to sharehoiders of the Company 5,718 5924
Non-controlling interesis 15 59
Total equity 46,733 5.983
EPRA Net Tangible Assets per share? 2 727 448p

1. See footnote 1in Nate 3.
2 See definition in Note 2.

{n« Gbos-

Tim Score Bhavesh Mistry
Chairman Chief Financial Officer

The financial staterments on pages 170-220 were approved by the Board of Directors and signed on its behalfon 17 May 2022.

Company number 621920
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Consolidated Statement of Cash Flows
For the year ended 31 March 2022

2022 2021
Naie £m Em
Rental income recetved from tenants 358 20
Fees and other income received 30 38
Operating expenses paid to suppliers and employees {140) [¥25)
Indirect taxes paid in respect of operating activities - 18]
Sale of trading properties 8 -
Cash generated from operations 256 218
Interest paid 162] (70
Corporation laxation payments (6] {33
Distributicns and other receivables from joinl ventures 11 57 34
Net cash inflow from operating activities 245 14%
Cash flows from investing activities
Development and ather capital expenditure {259) 1172]
Purchase of investment properties 5941 (52
Sale of investment properties 187 1,073
Sale of investment properties to Canada Water Jaint Venture 290 -
Purchase of investments {14) ]
Sale of investmenis - 108
Indirect taxes paid in respect of investing activities 15) 12|
Loan repayments from joint ventures 133 40
investment in and loans to joint venlures t121) {84}
Capital distributions from joint ventures - 4
Net cash [outflow] inflow from investing activities 1385) 910
Cash flows from financing activities
Dividends paid 19 1551 |76)
Dividends paid ta non-controlling interests (sl m
Capital payments in respect of interest rate derivatives (71 (10
Purchase of non-controlling interests in Hercules Unit Trust . s -
Decrease in lease liabilities (&) (7
Decrease in bank and other borrowings ' (2131 [1,218]
Drawdowns an bank and other borrowings 483 214
Net cash inflow loutflow] from financing activities 40 (1,098
Net decrease in cash and cash equivalents (801 (391
Cash and cash equivalents at 1 April 154 193
Cash and cash equivalents at 31 March T4 154
Cash and cash equivalents consists of:
Cash and short term deposits ) 17 74 154
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FINANCIAL STATEMENTS continued

Consolidated Statement of Changes in Equity

Far the year ended 31 March 2022

The British Land Company PLC 00621920

Hedging
and Ra- Non-
Share Share translation  valudtion Merger  Relained centraliing Total
tapital  premium reservat resarve raserve earnings Tatal  interests equity
Em £m £m £m Em {m £m fm £m
Balance at 1 April 2021 234 1,307 14 2 213 4,154 5,924 59 5983
Profit for the year after taxation - - - - - 958 958 2 960
Gains on cash flow hedges - joint ventures - - - 1 - - 1 - 1
Reclassification af fareign exchange differences on
dispesat of subsidiary net invesiment - - (121 - - - 1121 - {12l
Other comprehensive income - - 112] 1 - - (i} - [11)
Total comprehensive |expense) incorne for the year - - 112) 1 - 958 947 2 949
Fair value of share and share option awards - - - - - 2 2 - 2
Purchase of the units fram non-controlling interests? - - - - - 2 2 (40) (38)
Oividends payable in year 116.96p per sharel - - - - - 11572) 1157} - {152)
Oividends payable by subsidiaries - - - - - - {61 (6]
Balance at 31 March 2022 234 1,307 3 213 4,959 46718 15 4,733
Balance at 1 April 2020 234 1,307 12 26 213 5243 7035 12 7347
Loss for the year after taxation - - - - - 1,03y 103 1521 (1,083]
Revaluation of owner-occupied property - - - (&) - - [} - ft
Gains on cash flow hedges - Group - - 2 - - - 2 - 2
Gains on cash flow hedges - joint ventures - - 1 - - 1 - 1
Reserves transfer oa disposal of owner-occupied property - - {30) - 30 - - =
Met actuarial loss an pension scheme - - - - - 13 {13t - (13}
Deferred tax on items of other comprehensive income - - - ) - - 4 - b
Qther comprehensive income - - 2 {24} - 17 {5 - {51
Total comprehensive income (expense] for the year - - 2 124 - 1,014 [1,036) 1521 11,088)
Fair value of share and share option awards - - - - - 3 3 - 3
fividends payable in year (8.40p per sharei - - - - - {78! (78] - 1781
Dividends payable by subsidiaries - - - - - - - 1] (1
Balance at 31 March 2021 234 1307 14 2 213 4,154 5924 59 5,983

1. The balance at the beginning of the current year includes £15m in relation to translation and (£ 1mi in relation 1o hedging [2020/21: E15m and {£3m]. Opening and ctosing ‘

balances in relation to hedging relate to continuing hedges only.

2, On 5 July 2021, the Group completed the acquisition of the remaining 21.9% units of Hercules Unit Trust that the Group did not atready own for a consideration of £18m. Whilsi
the transaction was cornpleted on 5 July 2021, the Group obtained the risks and rewards of ownership of the 23.9% of Hercules Uit Trust on 1 4prit 2021 and therefore, the
change in awnership percentage and resulting non-cantrelling interests were reflected at this date in the financial statemments, The book value of the net assets purchased
at t April 2024 were £40m and consequently £60m has been Iransferred from non-controlling interests ta shareholders equity.
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Notes to the Accounts

1 Basis of preparation, significant accounting policies and
accounting judgements

The financial statements for the year ended 31 March 2022
have been prepared on the historical cast basis, except for the
revaluation of properties, investments ¢lassified as fair value
through profit or loss and derivatives. The financial statements
are prepared in accordance with UX-adopted International
Accounting Standards and the applicable legal requirements
aof the Companies Act 2006 (IFRS].

On 31 December 2020 EU-adopted IFRS was brought into UK law
and became UK-adopted International Accounting Standards,
with future changes to IFRS being subject to endorsement by the
UK Endorsement Board. The consolidated financial statements
have transitioned to UK-adopted International Accounting
Standards for the year ended 31 March 2022. This change
constitutes a change in accounting framework, However, there
ts no impact on recognition, measurement or gisclosure in the
year reported as a result of the change in framework.

In the current financial year the Group has adopted a number of
minor amendments to standards effective in the year, nane of
which have had a material impact en the Group.

These amendments include IFRS 16 "Leases’ - Covid-19-Related
Rent Concessions, and amendments to IFRS ¢, IFRS 7, IFRS 4
and iFRS 16 Interest Rate Benchmark Reform - Phase 2.

A number of new standards and amendments fo standards

and interpretations have been issued but are not yet effective

for the current accounting pertod. These amendments include
amendments o IAS 1 'Presentaticn of Financiat Statements’

on classificatian of liabilities, 3 number of narrow-scope
amendments Lo IFRS 3, 1AS 16, 1S 17, 1AS 37, IAS 1, {AS 8, 1AS 12,
IFRS 10 and IAS 28 and serng annual improvements on IFRS 1,
IFRS 9, 1AS 41 and IFRS 16. The above amendments are nat
expected to have a significant impact on the Group's results.

Going concern

The financial statements are prepared on a going concern

basis. The balance sheet shows that the Group isin a net current
liability position, predominantly due te short term borrowings and
overdrafis of £189m and other creditors of £245m. The Group has
access to £1.3bn of undrawn facilibes and cash, which provides
the Directors with a reasanable expectation that the Group will be
able to meet these current liabilities as they fatl due. In making
this assessment the Directors took into account forecast cash
Hows and covenant compliance, including stress festing through
the impact of sensitivities as part of a ‘'severe downside scenario’.
Before factoring in any income receivable, the undrawn facilities
and cash would also be sufficient ta cover forecast capital
expenditure, property operating costs, administrative expenses,
maturing debt and interest over the next 12 months fram the
approval date of these financial statements.

Having assessed the Principal risks, the Directors believe that the
Group is well placed to manage its financing and other business
risks satisfaciorily despite the uncertain economic climate, and
have a reasonable expectation thal the Cempany and the Group
have adequate resources to continue in operation for at teast

12 menths from the signing date of these financial statements.

The British Land Company PLC 00621920

Accordingly, they believe the going cencern basis is an
appropriate ane. See the full assessment of preparation on
& going concern basis in the corporate governance section
on page 109.

Subsidiaries, joint ventures and associates

The consolidated accounts include the accounts of The British
Land Company PLC ['British Land’] and all subsidiaries [entities
contralled by 8ritish Land). Control is assumed where British
Land is exposed, or has the rights, to variable returns from its
invalvement with investees and has the ability to affect those
returns through its power over those investees.

The results of subsidiaries, joint ventures or associates acquired
or disposed of during the year are inciuded from the effective date
of acquisition ar up to the effective date of disposal. Accounting
policies of subsidiaries, joint ventures or associates which differ
frorm Group accounting policies are adjusted on consolidation.

Business combinations are accounted far 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 resulting deferred tax thereon is recognised as
goodwill. Any negative goodwill is credited to the income
statermnent in the period of acquisition.

All intra-Groug transactions, balances, income and expenses
are eliminated on consclidation. Joint ventures and asscciates
are accaunted for under the equity method, wheraby the
consolidated balance sheet incorporates the Group's share
finvestor’s share] of the net assets of its joint ventures and
assocsates, The consolidated income statement incorporates
the Group's share of joint ventures and associate profits after
tax. Their profits include revaluation moverments on investment
properties. Where joint ventures and associates generate losses
after tax, these are recognised initially against the Group's equity
investment. If the Group’s equity investrnent is nil, these are
subsequenlly then recognised against other tong term interests,
principally long term loans.

Distributions and other receivables from joint ventures and
associates are classed as cash Hows from operating activilies,
except where they relate to a cash fiew arising from a capital
transaction, such as a property or investment disposal. (n this
case they are classed as cash flows from investing activities.

Properties

Properties are externally valued at the balance sheet date.
Investment and owner-occupied properties are recorded at
valuation whereas trading properties are stated at the lower
of cost and net realisable value.

Any surplus or deficit arising on revaluing investment
properties is recognised in the capital and other column of
the income statement.

Any surplus arising on revaluing owner-occupred properties
above cost is recognised i other comprehensive income, and any
deficit arising in revaluation below cast far owner-occupied and
trading properties is recognised in the capital and other calumn
of the income statement. On disposal of an owner-occupied
property, any surplus s transferred direcily to retained earnings.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

1 Basis of preparation, significant accounting palicies and
accounting judgements continued

The cost of properties in the course of development includes
attributable interest and ather associated outgoings including
attributable development personnel costs. Interest is calculated
on the development expenditure by reference ta specific
borrowings, where relavant, and otherwise on the weighted
average interest rate of British Land Company PLC borrowings.
Interest is not capitatised where no developraent activity is taking
place. A properiy ceases io be {reated as a development property
on practical completion.

Investment property disposals are recognised on completion.
Prolits and losses arising are recognised through the capital and
other calumn of the income statement. The prafit on disposal is
determined as the difference between the net sales proceeds
and the carrying amount of the asset at the commencerment

of the accounting period plus capital expenditure in the period.
Where properties are disposed inta a joint venture owned by the
Group, the subsequent profit or loss recagnised in the capital and
ather column of the incorme statement is limited to the extent of
the unrelated party’s interest.

Trading praperties are initially recognised at the lower of cost and
net realisable value. Trading property disposals are recognised in
tine with the Group’s revenue accaunting policies.

Where investment properties are appropnated to trading properties,
they are transferred at market value. If properties held for trading
are appropriatad to investment properties, they are transferred at
book value. Transfers to or from an investment property occur
when, and onty when, there is evidence of change in use.

Where a nght-ol-use gsset meets the definition of investmeni
property under IFRS 14, the right-of-use asset will initially be
calculated as the present value of minimum lease payments
under the lease and subsequently measured under the fair
value mode(, based an discounted cash flows of net rental
income earned under the lease.

The Group leases out investment properties under operating leases
with rents generally payable monthly or quarterly. The Group is
exposed to changes in the residual value of properties at the end
of current lease agreements, and mitigates this risk by actively
managing its tenant mix in order to maximise the weighted
average lease term, minimise vacancies acrass the partiolio
and maximise exposure to tenants with strang financial
characteristics, The Group also grants lease incentives to
encourage high-quality tenants to remain in properties for
longer lease terms. Lease ncentives, such as rent-free periods
and cash contributions to tenant fit-out, and contracted rent
increases are recognised as part of the investment property
balance. The Group calculates the expected credit loss for

lease incentives and contracted rent increases based on litetime
expeclad credit losses under the IFRS 9 simplified approach.

Surrender premia payable relating to investment properties

are recognised in the income statement, through the Underlying
column, except where the surrender premia payable is deermned to
be unusual or significant by virtue of their size ar nature, where
they are recognised through the capital and other column.
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Surrender premia payabile relating to development properties are
capitalised as a property addition providing they are a directly
attributable and necessary development expense.

Financial assets and liabitities

Oebtors and creditors are inttially recogmised at fair value and

subsequentty measured at amortised cost and discounted as

appropriate. On initial recognition the Group calculates the !
expected credit loss for debtors based on lifetime expected

credit losses under the IFRS 9 simplified approach.

Other investments include investments classified as amortised
cost and investments classified as fair value through profit

or loss. Loans and recevables classified as amortised cost

are measured using the effective interest methoed, less any
impairment. Interest is recognised by applying the effective
interest rate. Investrments classified as fair value through profit
or loss are initially recorded at fair value and are subseguenily
externally valued un the samae basis at the balance sheet date.
Any surplus or deficit arising on revaluing investments ciassified
as fair value through profit or loss is recognised in the capitat and
other column of the income statement.

The lease Liability associated with investment propertywhichis
held under a lease, is inttially calculated as the present value of

the minimum {ease payments. The lease bability is 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 redempticn
and direct issue costs are spread over the period to maturity,
using the effective interest method. Exceptional finance
charges incurred due to early redemption lincluding premial
are recognised in the income statement when they occur.

As defined by IFRS 9, cash flow and fair value hedges are initially
recognised at fair value at the daie the derivative contracts are
entered into, and subsequently remeasured at fair value. Changes
in the fair value of derivatives that are designated and qualify

as effective cash flow hedges are recognised directly through
other comprahensive income as a movement in the hedging

and transtation reserve. Changes in the fair value of derivatives
that are designated and qualify as effective fair value hedges

are recorded in the capital and other column of the income
statement, along with any changes in the fair vatue of the hedged
item that is attribulable to the hedged risk. Any ineffective portion
of ali derivalives is recognised in the capital and other columa of
the incorne staternent. Changes in the fair value ol derivatives
that are not in a designated hedging relationship under IFRS 9
are recorded directly in the capital and other columin of the
income staternent. These derivatives are carried at fair value

on the balance sheet.

Cash equivalents are limited to instruments with a maturity of
less than three months.



1 Basis of preparation, significant accounting policies and
accounting judgements continued

Revenue

Revenue comprises reatal income and surrender premia,
service charge income, management and performance fees
and proceeds from the sale of trading properties.

Rental income and surrender premia are recognised in
accardance with IFRS 16 "Leases’.

For leases where a single payment is received to cover both rent
and service charge, the service charge companent is separated
out and reported as service charge income,

Rental income, including fixed rental uptifts, from investment
property leased out under an operating lease is recognised

as revenue on a straight-line basis over the lease term. Lease
incentives, such as rent-free periods and cash contributions to
tenant fit-out, are recognised on the same straight-line basis
being an integral part of the nei consideration for the use of the
investment property. Any rent adjustrenis based on open market
estimated rental values are recognised, based on management
estimates, from the rent review date in retation to unseitted rent
reviews, Contingent rents, being those lease payments that are
noL fixed af the inception of the lease, including for example
turnaver rents, are recegnised in the period in which they

are earned.

Lease medifications are defined as a change in the scope of

a lease, or the consideration of a lease, that was not part of

the ariginal terms and conditions of the lease. Modifications to
operating leases the Group hoids as a lessor are accounted for
from the effective date of the medification. Modifications take into
account any prepaid or accrued lease payments refating to the
original lease as part of the lease payments for the new lease.
The revised remaining censideration under the modifred lease

is then recognised in rental income on a straight-line basis

over the remaining lease term.

Concessions granted o tenants where rent has been reduced
or waived for a specified period are accounted for as lease
madifications. Cencessions granted to tenants which allow the
geferval of rent paymenis 10 the Group are not accounted for
as lease modifications on the basis there is no change to the
consideratian or scope of the lease.

Surrender premia for the early termination of a lease are
recognised as revenue when the amounts become contractually
due, net of dilapidations and non-recavarable outgoings relating
to the lease concerned.

The Group applies the five-step-model as required by [FRS 15
in recognising its service charge income, management and

perfarmance fees and proceeds from the sale of trading properties.

Service charge income is recognised as revenue in the period to
which it relates.

Management fees are recognised as revenue in the pariod

to which they relate and relate predominantly to the provision

of asset management, property management, development
management and administration services o joint ventures.
Partorrnance fees are recognised at the end of the performance
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period when the performance obligations are met, the fee amount
can be estimated reliably and 1t is highly probable that the fee

will be received. Performance fees are based on property
valuations compared to external benchmarks at the end of

the reporting period.

Proceeds from the sale of trading properties are recognised
when control has been transferred to the purchaser. This
generally occurs on completion. Proceeds from the sale of
trading properties are recognised as revenue in the capital
and other column of the income statement. All other revenue
described abave is recognised in the underlying column of the
income statement.

Taxation

Current tax is based on taxable profit for the year and is calculated
using tax rates that have been enacted or substantively enacted
at the balance sheet date. Taxable profit differs from net profit
as reported in the income staternent because it excludes items
of income or expense that are not taxable [or tax deductible).

Deferred tax is provided on items that may becorne taxable in the
future, or which may be used to offset against taxable profits in
the future, on the temparary differences between the carrying
amounts of assets and liabilities for financial reporting purposes,
and the amounts used for taxation purposes on an undiscounted
basis. On business combinations, the deferred tax effect of

fair value adjustments is incorporated in the consolidated

balance sheet.

Delerred tax zssets and liabilities are netted off against each
other in the consolidated balance sheet when they relate to
income taxes levied by the same tax authority on different taxable
entities which intend to either seitle curreni tax assets and
lizbilities on a net basis.

Employee costs

The fair value of equity-settled share-based payments to
employees is determined at the date of grant and is expensed on
a straight-line basis over the vesting period, based an the Graup’s
estimate of shares or options that will eventually vest. For all
schemes except the Group’s Long Term Incentive Plan and Save
As You Earn schemes, the fair value of awards are equal to the
market value at grant date. For options and performance shares
granted under the Long Term Incentive Plan, tha fair values are
determined by Monte Carlo and Black-Scholes models. A Black-
Schates model is used for the Save As You Earn schemes.

Defined benefit pension scheme assets are measured using

fair values. Pension scheme liabilities are measured using the
projected unit credit method and discounted at the rate of return
of a high-quality corporate bond of equivalent term to the scheme
lizbilities, The net surplus lwhere recoverable by the Group) or
deficit is recognised in full in the consclidated balance sheet.

Any asset resulting from the calculation is limited to the present
value of available refunds and reductions in future contributions
to the plan. The curreat service cost and gains and losses on
settlernent and curtailments are charged to Underlying Profit.

British Land Anrnual Report and Accounts 2022 177



FINANCIAL STATEMENTS continued

Notes to the Accounts continued

1 Basis of preparation, significant accounting polities and
accounting judgements continued

Actuarial gains and losses are recagnised in full in the period in
which they occur and are presented in the consolidated statement
of comprehensive income.

Contributions to the Group's defined contribution schemes are
expensed on the basis of the contracted annual contribution.

Government grants

Government grants are recognised when there is raasonable
assurance that the grant will be received and all attached
conditions will be complied with. A grant that relates to an
investment or development property is deducted from the cost of
the relavant property, thareby increasing the gain recognised on
disposal or revaluation of the property. A grant that relates to an
expense item is recognised as incame on a sysiematic basis over
the period{s] that the related costs are expensed.

Critical accounting judgements and key sources of estimatien
uncertainty

In applying the Group's accounting policies, the Directors are
required te make critical accounting judgements and assess
key sources of estimation uncertainty that affect the financial
staterments.

The general risk enwironment in which the Group operates has
remained heightened during the period due to the continued
impact of Covid-19, and the emergence af the UK economy from
the pandemic. including related challenges in parts of the UK
retail market and macroeconomic headwinds through rising
infiation. Despite this the general risk environment is considered
to have improved during the year, with the lifting of lockdown
restrictions resulting in irnprovernent in activity across the
Group's segments, rents stabilising, improved rental collection
rates and footfall and sales in retail parks returning ctose to,
and in some cases above, pre-pandemic levels.

The emergence of the conflict in Ukraine in February 2022 has led
to increased global economic uncertainty with sanctions irmposed
upan Russia and heightened political and diplamatic tensions.
The Directors do not consider the conflict at this stage to have
had a material impact on the Group's financial statements owing
ta the nature of the Group's UK focused operations and limited
exposure to Ukrainian and Russian businesses. Additionally,

aur valuers cansider there to be no current evident impact of the
conflict on (he UK properiy sectar. The Directors and our valuers
are closely monitoring the conflict for any future developments
that may change the risk envirenment in which the Group
Qperates,

Key sources of estimation uncertainty :
Valuation of investment, development, trading and owner-accupied
properties: The Group uses external professional valuers to
determine the relevant amournits. The prirmary saurce of evidence
for property valuations should be recent, cornparable market
transactions on an arm's langth basis. However, the valuation of
the Group's property portfolio are inherently subjective, as they are
based upon valuer assurnptions and estimations that form part of
the key unobservable inputs of the valuation, which may prove to be
inaccurate. Further details on the valuers assumptions, estimates
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and associated key unobservable inputs sensitivity disclosures,
have been provided in Note 10.

Impairment provisioning of lease debtors lincluding accrued
incorne) and lease incentives, which are presentad within
investment praperties: The impact of and emergence from
Covid-19 has given rise to an increase in lease debtors due

from tenants along with higher loss rates, however these are
continuing to decrease as the impact of the pandemic recedes.
Consequently, for the year ended 31 March 2022 the impairment
provisions calcutated using the expected credit loss model under
IFRS ¢ against these balances are lawar than in the prior year.

The key assumptions within the expected credit loss madal
include the tenants’ credit risk rating and the related loss

rates assumed for each risk rating depending an the histerical
experience cotlection rate and the ageing profite. Tenant risk
ratings are determined by management, taking into consideration
information available surrounding a tenant’s credit raling,
financial position and historical loss rates. Tenants are classified
as being in Administration ar CVA, high, medium or low risk
based on this information. The assigned loss rates for these risk
categories are reviewed at each balance sheet date and are based
on historical experience collection rates and future expectations
of callection rates. The same key assurnptions are applied in

the expected credit lass model for tenant incentives, without the
cansideration of the ageing profile which is not relevant for these
halances. The loss rates attributed to each credit sk rating for
tenant incentives tends to be lower than that attributed to lease
dehiors on the basis that the associated credit nisk on these
balances, which relate to the tenant’s future lease tiabilities,

is lower than that associated to tenant debtors outstanding

as a result of Covid-19.

Sensitivity disclosures have been provided relaiing to lease
debtors in Note 13 and lease incentives in Note 10.

Cther sources of estimation uncertainty that are not key include
the valuation of interest rate derivatives, the determination of
share-based payments, the actuanal assumptions used in
calculating the Group's retirement benefit obtigations and
taxation provisions.

Critical accounting judgements
The Directars do net consider there to be any critical accounting
judgements in the preparation of the Group’s financiat staterments.

The following iterns are ongoing areas of accounting judgerant,
however, the Directors do not consider these accounting
judgements to be crincal and significant accounting judgement
has not been required for any of these itermns in the current
financial year,

REIT status: British Land is a Real Estate Investment Trust { REIT']
and does nat pay tax on its property income or gains on progerty
sales, provided that at least 90% of the Group's property income is
distributed as a dividend to shareholders, which becomes taxable in
their hands. In addition, the Group has to meet certain conditions
such as ensuring the property rental business represents more
than 75% of total profits and assets. Any potential or proposed
changes ta the RE!T legistalion are manitored and discussed with



1 Basis of preparation, significant accounting policies and
accounting judgements continued

HMRC. It is management's intenbion that the Group will continue as
a REIT for the foresesable future.

Accounting for joint ventures: In accordance with

IFRS 10 ‘Consolidated Financial Statements’, IFRS 11 "Joint
Arrangements’, and iFRS 12 ‘Disclosure of Interests in Other
Entities’ an assessment is required to determine the degree of
control or influence the Group exercises and the form of any
cantrol to ensure that the financial statement treatment is
appropriate. The assessment undertaken by management
includes consideration of the structure, legal form, contractual
terms and other facts and circumstances relating to the relevant
entity. This assessment is updaled annually and there have been
no changes in the judgement reached in relation ta the degree

of conkral the Group exercises within the current or priar year. An
assessment was gerformed in respect of the Canada Water Joint
Venture transaction that occurred in the year ended 31 March
2022 {see Note 11). Group shares in joint ventures resulting from
this process are disclosed in Note 11 to the financial staternents.

Joint venlures are accounted for under the equity method.
whereby the consolidated balance sheet incorporates the Group's
share of the net assets of its joint ventures and associates.

The consolidated incore statement incorporates the Group's
share of joint venture and asscciate profits after tax.

Accounting for transactions: Property transactions are complex
in nature and can be material to the financial statements.
Judgements made in relation to transactions include whether an
gcquisition is a business cambination or an asset; whether held
for sale criteria have been met for transactions not yet completed;
accounting for transaction costs and contingent consideration;
and application of the cancept of linked accounting. Management
cansider each transaction separately in order to determine the
most appropriate accounting treatment, and, when considered
necessary, seek independent advice. In this regard, management
have considered the accounting of the Canada Water Joint
Venture transacticn in the year ended 31 March 2022

[see Note 11).

Consideration of climate change

In preparing the financial statements, the impact af cimate
change has been considered, particularly in the context of the
Task Force on Climate-related Financial Disclosures [TCFD']
included within the Sustainability section of the Strategic Report
and the Group's stated target of net zero carben emissions by
2030 under the 2030 Sustainability Vision. Whilst nating the
Group’s commitment to sustainability, there has not been a
material impact on the financial reporting judgements and
estimates arising from our considerations, which include physical
climate and transitional risk assessments conducted by the
Graup. This is consistent with cur assessment that climate
change is not expected to have a3 material impact on the
cashflows of the Group, including those included within the
going concern and viability assessments in the medium term.
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Notwithstanding this, the following should be noted, which is
relevant to understanding the impact of climate change on the
financial statements:

- As part of the Group's 2030 Sustainability Visian, under which
the Group’s transition vehicle commits the expenditure of £60
per tonne of embodied carbon within developments, the Group
committed £16m in the year to 31 March 2022 (31 March 2821:
£9m), with E1m in the year 10 31 March 2022 [31 March 2021;
£nill spent on qualifying aclivities to mitigate the impact of
climate change on the standing portfelio, such as electrification
of buildings, improved insulation, and LED lights. As at 31
March 2022, £15m remained committed to future mitigation
capital expenditure [31 March 2021; £9m)] |see Note 22 for .
turther details}.

- As part of the valuation process, the Group has discussed
the impact of sustainability and Environmental, Social and
Governance factors with the external valuers who value the
investment and development preperties of the Group. The
physical climate and transitional risk analysis conducted by the
Group has been shared with, and discussed with, the valuers
as part of the six-ranthly valuation process [see Note 10
for further detaits]. As such, the impact of sustainability and
Erwironmental, Social and Governance factors is considered
as part of the valuation process, ta the extent possible market
participants would, and is included within the derived valuaticn
as at the balance sheet date. The Group ensures that o the
fullest extent pessible, the four valuers are materially
consistent in their application of the consideration of
these factors on the propecty valuations.

- The Group has purchased carbon credits in tha year to offset
the embodied carbon impact of developments - making our
developments carban neutral. The costs of purchasing these
credils were capitalised as part of the cost of the development.
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Notes to the Accounts continued

2 Performance measures

Earnings per share

The Group measures financial performance with reference to underlying earnings per share. the European Public Real Estale
Association [EPRA’| earnings per share and IFRS earnings per share. The relevant earnings and weighted average number of shares
lincluding dilution adjustmentst for each performance measure are shown below, and a reconciliation between these is shown within
the supplementary disclosures (Table BI.

EPRA earnings per share is calculated using EPRA earnings, which is the IFRS profil after taxation atiributable to shareholders of
the Company excluding investment and develapment property revaluations, gains/losses on investing and trading property disposals,
changes in the fair value of financial instruments and associated close-out costs and their related taxation,

Underlying earnings per share is calculated using Underlying Prolit adjusted for underlying taxation [see Note 7), with the dilutive
measure being the primary disclosure measure used. Underlying Profit is the pre-tax EPRA earnings measure, with additional Company
adjustments for items which are considered to be unusuat and/far significant by virtue of their size and nature. In the current year o

31 March 2022, 3 £29m surrender premium payment and a £12m reclassification of foreign exchange differences were excluded from
the calculation of Underlying Profit see Note 3 and Note 6, respectively, for further details). There was no tax effect of these Company
adjusted items. No Company adjustments were made in the prior year to 31 March 2021,

2022 mt
Relavant Relevanl
Relevant number Earnings Relevant number Earnings
. earnings of shares per share earnings of shares per shace
Earnmgs per share £m millian pence Em millian pence
Underlying
Underlying basic 255 927 215 173 927 18.9
Underlying diluted oot T T/ o e T e 930 - 274 175 930 T 188
EPRA
EPRA basic 238 927 25.7 175 927 18.9
EPRA diluled 238 930 25.6 175 930 18.8
IFRS
Basic 958 927 103.3 (.31 927 M2
Diluted 958 930 103.0 (1,031 927 (111.2)

Net asset value :

The Group measures financial position with reference to EPRA Net Tangible Assets [[NTA'], Net Reinvestrnent Value [NRV] and Net
Disposal Value 'NDV']. The net assets and number of shares for each performance measure is shown below. A reconciliation between
IFRS net assets and the three EPRA net asset valuation metrics, and the relevant number of shares for each performance measure, is
shaown within the supplementary disclasures [Table B). EPRA NTA is a measure that is based on IFRS net assets excluding the mark-lo-
market on derivatives and related debt adjustments, the carrying value of intangibles, the mark-to-markel on the convertible bonds, as
well as deferred taxation an propertly and derivative valuations. The metric includes the valuation surplus on trading properties ant is
adjusted for the dilutive impact of share options.

2022 2001

Relevant Net asset Relevant Net asset

Relevant number value per Relevanl nymber of value par

net assets af shares share nel assels shares share

Net asset value per share m million pence [m millign pence
EPRA

EPRANTA [ Wral 932 727 6,050 933 448

EPRANRV 7,403 932 T4 6,599 933 707

EPRA NDV 6,542 932 702 5.678 933 409

IFRS
Basic 6,733 927 726 5,983 927 645
Oiluted 6,733 932 722 5,983 933 441

Total accounting return

The Group also measures financial performance with reference to total accounting return. This is calcutated as the movement in EPRA
NTA per share and dividend paid in the year as a percantage of the EPRA NTA per share at the slart of the year.

2022 2021
Increase in Dividend per Total Decreasein  Dividend per Total
NTA per share share paid ° accounting  NTA per share share paid sccaunting
pence pence relurn pence pence reurn
Total accounting return 79 16.94 14.8% 1125) 8.40 115.1%I
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3 Revenue and costs
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2022 2021
Capital Capual
Underlying and olher Total Underlying and ather Tatat
£m £m Em Em Em £m
Rent receivable 332 - 332 370 - 370
Spreading of tenant incentives and contracted rent increases 5 - 5 7 - 7
Surrender premia’ 1 (29} (28) - - -
Gross rental income 328 (291 309 377 - 377
Trading property sales proceeds - 9 9 - - -
Service charge incorme 62 - 62 b4 - 64
Management and parformance fees [¢rom Joint ventures] ? - 9 7 - 7
Other fees and commissions 21 - 21 20 - 20
Revenue 430 (20) 410 468 - 468
Trading property cost of sales - 9 (91 - - -
Service charge expenses (55] - (55} (591 - (59)
Property operating expenses 154) - (54} {45] - [45]
Release fprovisions} for impairment of trade debtors and accrued
income 7 - 7 {521 - 152)
Provisions for impairment of tenant incentives and contracted
renlingreases {1} - 1] 8 - (8
QOther fees and commissions expenses 17} - {171 {16] - [16)
Costs e L (120) 9 (129) (180} - .. (ol
310 {29) 281 288 - 288

. On 31 August 202§, the Group undertook a leasing transaction with two unrelaled parties in relation to one of its investmenl properties. The ransaction was commercially

beneficial and resulied in an overall increase in the net assets of the Group. Itinvalved a £29m payment to one party for the surrender of an agreement for tease, with a
subsequent premium of E29m received for the grant of a new agreement tor tease for the sarme property with another party meaning the transaction was cash neutral, Inline
with the requirements of IFRS 14, and due to the unrelaled parties in the transaction, the Group is required to account for the elements of the transaction separately, and as
such an associaled £29m surrender prermium payment was recognised in full through the income staterent in the year. Owing to the ynusuat and significant size and nature of
the payrnent and in line with the Group’s accounting palicies the paymeat has been included within the Capital and other column of the income statement. The £29m surrender
premivm received was inttially recognised as deferred income on the balance sheel, with the remeasured amount as at 31 March 2022 pringipally within other non-current

liabilnies fsee Note 15].

The cash element of net rental income [gross rental income less property operating expenses| recognised during the year ended
31 March 2022 from properties which were not subject ta a security interest was £232m (2020/21: £202m). Property operating expenses
relating to investment properties that did not generate any rental income were £nil (2020/21: £nill. Contingent rents of £6m (2020/21: £5m]

that contain a variable lease payment were recognised in the year.

Further detail on the provision for impairment of trade debtors, accrued income, tenant incentives and contracted rent increases is

disclosed in Note 10 and Note 13.

4 Valuation movements on property

2022 021
£m £m
Consolidated income statement

Revaluation of properties 471 (8861
Revaluation of owner-occupied properties - 2
Revaluation of properties held by joint ventures accounted for using the equity method* 162 [409]
433 11,2971

Consolidated statement of comprehensive income
Revaluation of pwner-accupied properties - (1]
633 {1.298l

1. Comprises net valuation moverment of £110m and realisation of gain on disposal of assets ino jeint ventures of £52m, disclosed infurther detailin Note 11
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Notes to th_e Accounts continued

5 Auditors’ remuneration
PricewaterhouseCoopers LLP

2022 2021
- im £m
Fees payable to the Company's auditors for the audit of the Company's annual accounis 05 05
Fees payabte to the Company's auditors for the audii of the Company's subsidiaries, pursuant to legislation 0.1 0.
Total audit fees 0.6 0.4
Audit-related assurance services 0.2 0.2
Total audit and audit-related assurance services 0.8 0.8
Cther fees
Dther services - -
Total 08 0.8
6 Netfinancing costs
W12 2021
£m Em
Underlying
Financing charges
Facilities and overdrafis 120} [22)
Derivatives 29 kil
Other loans 168] |74]
Obligations under head leases {3) 14
e . - (82) &N
Development interest capitalised 7 7
155) (62)
Financing income
Deposits, securities and liquid investments - -
Net financing charges - Underlying [55] [62)
Capital and other
Financing charges
Valuation movernent on fair value hedge accounted derivatives' (671 1831
Valuatien movemnent on fair value hedge accounited debt! 81 83
Fair value movement on converlible bonds - 13)
Valuation movement on non-hedge accounted derivatives f1i -
17 (3
Financing income
Reclassification of fareign exchange gifferences on disposal of subsidiary net investment from equity? 12 -
Valuation movement on non-hedge accounted derivalives 55 15
87 15
Net financing charges - Capital and other 40 12
Net financing costs
Total financing income 87 15
Total financing charges 162) (65)
Net financing costs 5 (50]

1. The diflerence between valuation movement an designaied fair vatue hedge accounted denvatives lhedging instruments) and the valuation mavemenit on fair value hedge
accounted debi [hedged item) represents hedge ineflectiveness for the year of £6m (2020/21: Enil).

2. E1Zm has been reclassified from the hedging and translation reserve to the income statement in the year ended 31 March 2022, relating to cumulative foreign exchange gains
on dispasal of the net investment in a foreign subsidiary,

Interest payable on unsecured bank loans and related inlerest rate derivatives was £13m [2020/21: £11m). Interest on development

expendiiure is capitalised at the Group's weighlad average interest rate of 2.4% (2020/21: 2.2%]. The weighted average interest rate

on a propartionately consolidated basis at 31 March 2022 was 2.9% (2020/21: 2.9%l.
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7 Taxation
2022 2021

£m £m
Taxation income |expense]
Current taxation
Underlying Profit -
Current period UK corporation taxation [2021/22: 19%:; 2020/21: 19%) 2| 12)
Underlying Profit adjustments in respect of prior periods'-2 L) 124)
Total current Underlying Profit taxation income [expense] ) 4 {28
Capitat and uther'proﬁl
Current period UK corporation taxation [2021/22: 19%: 2020/21: 19%I - -
Capital and other profit adjustrments in respect of prior periods . 2) 1
Total current Capital and other profit taxation income (2) 1
Total current taxation income |expense} 2 [25)
Detarred taxation on revaluations and derivatives - (5]
Group total taxation income lexpense) 2 (300
Altributable to joint ventures? - 1
Total taxation income (expense) 2 [29]
Taxatian reconciliation
Prafit [loss) an ardinary activities before taxation 958 (1,053]
Less: [profit] loss attributable to joint ventures 1244) 358
Group profit [loss} on ordinary activities before taxation - ’ yals 1495]
Taxaticn on {prafit] loss an ordinary activities at UK corporation taxation rate of 19% (2020/2t. 19%I| 1138} 132
Effects of:
- REIT exempiincome and gains 126 (134}
- Taxation losses ? -
- Deferred taxation on revaluations and derivatives - [5)
- Adjustrnents in respect of prior years 3 (23
Group total taxatien income [expense) 2 (30)

1. The credil in the current year includes E4m as an adjustment to the tax due in respect of the suspension on the dividend in 2020/21 and other credits relating to prior periods of
£2m relating to tax provisions in respect of historic taxation matters and painis of uncertainty.

2. The charge in the prior year includes the [28m corporation lax charge in relatian o the year ended 31 March 2020 of the agreed payment with HMRC for tempararily
suspending the dividend due te Covid-19, effsel by other credits in respect of prior periods of €4m relating to tax provisions in respect of historic taxation matters and paints
of uncertainty.

3. Acurrent taxation income of £nil [2020/21: £vrnl and a deferred taxation credit of €nil {2020/21: Cnill arese on profits attributable to jaint ventures.

Taxation income attributable to Underlying Profit for the year ended 31 March 2022 was £4m [2020/21: £26m expense). Taxation expense

attributable to Capital and other profit was £2m [2020/21: £1m incomel. Corporalion tax receivable as at 31 March 2022 was £3m

[2020/21: £7m payable] as shown on the balance sheet.

A REIT is required to pay Property Income Distributions { PIDs] of at least 90% of the taxable profits from its UK property rental business
within 12 months of the end of each accounting period.
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Notes to the Accounts continued

8 Staff costs
- 2022 2071
Staff costs lincluding Directors] m £m
Wages and salaries 5% 33
Sacial securily ¢osts 8 7
Pension cosis 5 3
Equity-settied share-based payments ‘ 7 3
79 bé

The average monthly number of employees of the Company during the year was 344 [2020/21: 324k. The average monthly number of
Graup employees, including those employed directly at the Group's properties and their costs recharged to tenants, was 636 {2020/21:
634). The average monthly number of employees of the Company within each category of persens employed was as follows: Campuses:
34; Retail & Fulfilment: 29; Developments: 41; Storey: ¢; Suppart Functions: 229. The average monthly number of employees of the
Group within each category of persons employed was as follows: Campuses: 36; Retail & Fulfilment: 29; Developmenis: 41; Storey- 9;
Support Functions: 229; Property Management: 292,

The Executive Directors and Non-Executive Directors are the key management personnei. Their emoluments are disclosed in the
Remuneration Report on pages 127-153.

Staff costs - —- -
The Group's equity-seltled share-based payments comprise the following:

Scheme Fair value measure

Long Term Incentive Plan [LTIP'} Monte Carlo model simulation and Black-Scholes option valuation madels

Resiricied Share Plan (RsP)—— — — — =77 . Market vaiue at grant date A oo
Save As You Earn schemes [SAYE) Black-Scholes option 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 against ihe relevant performance targets and service periods, which are discussed in further detail in the
Remuneration Report

During the year and the prior year the Group granted performance shares under its Long Term Incentive Plan scheme. Performance
canditions are measured over a three-year period and are a weighted blend of Total Shareholdér Return { TSR'), Total Property Return
['TPR’l and Total Accounting Return | TAR'] [see Directors’ Remuneration Report for detailsl. For non-market-based performance
conditions, the Group uses a Black-Scholes option valuation method to obtain fair values. For market-based performance conditions,

a Monte Carlo model is used as this provides a mare accurate fair value for these performance canditions. The key inputs used to abtain
fair vatues for LTIP awards are shown below.

1 September
22 June 2021 2 August 2021 01 22 Jume 2020

Awardswilth  Awards with Awards with  Awards with Awardswith  Awards with

holding no halding hotding no holding halding np holding

periad period period period periad perigd

Share price £5.17 £5.17 £5.20 £5.42 E£.0% £4.09
Exercise price £0.00 £0.00 £0.00 £0.00 £0.00 £0.00
Expected valatility 36.6% 36.4% 37.0% 37.4% 283% 28.3%
Expected term [years] 3 3 3 3 3 3
Oividend yietg . 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Risk free interest rate 0.2% 0.2% 0.1% 0.2% 0.0% 0.0%
Fair value - TSR Tranche FTSE 350 £2.36 £2.88 £2.75 £2.79 a.m £1.18
Fair value - TSR Tranche FTSE 100 £2.42 £2.95 £3.01 £3.20 £1.30 £1.51
Fair value - TPR and TAR Tranches £4.24 £5.17 £4.26 £5.42 £3.51 £4.09

Movernents in shares and options are given in Note 20.
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9 Pensions

The British Land Group of Companies Pension Scheme ['the scheme’] is the principal defined benefit pension scheme in the Group.
The assets of the scheme are held in a trustee-administered fund and kept separate from those of the Company. It is not contracted
out of SERPS [State Earnings-Related Pension Schemel, it is not planned to admit new employess ta the scheme and during the prior
year the scheme was closed to future accrual, effective 1 September 2020. Active members were therefore moved to deferred status in
the prior year with future pension contributions payable to the Defined Contribution Pension Schemes of the Group.

The Group has two other smatl defined benefit pension schemes. There are also twe Dafined Contribution Pension Schemes.
Contributions to these schemes are at a flat rate of salary and are paid by the Company.

The total net pension cost charged tor the year was £am 12020/21: £3ml, of which £5m [2020/21: £3m| relates to defined contribution
plans, £ail 12020/21: €1m relates to the current service cost of the defined benefit schemes and Enil [2020/21: credit of £3mi relates to
a curtailment gain, presented as a past service cost, as a result of the closure of the defined benefit schemes to future accrualin the
prior year, ’

The last full actuarial valuation of the scheme was performad by the scheme actuary, First Actuarial LLP, as at 31 March 2018. The
employer does not expect to make any payments during the year to 31 March 2023. The major assumptions used for the actuarial
valuation were;

2022 2021 2020 me 2008

% pa % pa % pa % pa % pa
Discounlrate 27 20 2.3 2.4 2.4
Salaryinflation - - 39 4.8 49
Pensions increase 37 3.4 25 33 33
Price inflation 39 35 25 3.4 3.4

The assumptions are that 8 member currently aged 40 will tive on average for a further 28.0 years if they are male and for a further
29.7years if they are female. For a member who retires in 2040 at age 40, the assumpticns are that they will live on average for a
furiher 29.4 years after retirement if they are male and for a further 31.1 years after retirement if they are female.

Composition of scheme assets

2022 00

£m Em

Equities 37 48
Diversified growth funys 20 42
Other assets 121 48
Total scheme assets 178 178

88.8% of the scheme assets are quoted in an active market. All unqueted scheme assets sit within equities.

The amaunt included in the balance sheet arising from the Group's obligations in respect of its defined benefit schemes is as follows:

022 2021 2020 017 2018

&m £m Em &m £m
Present value of defined scheme obligations 125) hs21 13i| (147) 147)
Fair value of scheme assets 178 178 161 140 192
Irrecoverable surplus! 153 {26] (30| 13 (5)

Amount recognised in the balance sheet - - - - -

1. The net defined benelil asset must be measured at the lower of the surplus in the defined benefit schemes and the asset ceiling. The assel ceiling is the present value of any
economic benefits availabie in the form of refunds from the schernes or reductions to fulure contributions to the schemes, The asset ceiling of the Group's defined benefit
schemesis £nit [2020/21: £nill, therefore the surplus in the delined benefit schermes of E53m {2020/21: {26m is wrecoverabte.

The sansitwities of the defined benefit obligation in reiation to the majar actuarial assumptiens used to measure scheme tiabilities are
as follows:

Increase ldecreasel in defined
scheme abligations

. Change in 022 nn
Assumption assumption €m £m
Discount rate +0.5% (8] (14)
Salary inflation +0.5% - -
RPI inflation +0.5% 7 12
Assumed life expectancy +1 year 4 b
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9 Pensions continued

Histary of experience gains and losses

2022 2021 2020 019 018
m im Em fm £m
Total actuariat [loss] gain recognised in the consolidated statement
of comprehensive income'? - {13 - - g
Percentage of present value on scheme liabilities - [8.6%I {0.3%] 0.1% 6.1%
1. Movemnents stated after adjusting for irrecoverability of any surplus
2. Cumulative toss recognised in the statement of comprehensive incorne is £53m [2020/21: £53mt,
Movements in the present value of defined benefit abligations were as follows:
2022 2021
£m m
At 1 Aprit : (152) 1131}
Current service cosl ., - Al
Curtailment gain - 3
interest cost k]| 141
Actuarial gain {loss)
Gain lloss| frem change in financial assumptions 15 (26)
Gain on schemne liabilities arising from experience - 1
Benelits paid 15 [}
At 31 March {1251 152]
“Moverments in the fair value of the scheme assets were as follows;
2022 2021
- £m Em
At 1 Aprit 178 161
Interest income on scheme assets 3 4
Contributions by emplayer - i
Actuarial gain . 12 9
Benefits paid [15) ié
At 31 March 178 178

Through its defined benefit plans. the Group is exposed to a number of risks, the most significant of which are detailed below.

Asset volatility

The liabilities are calculated using a discount rale set with reference to corporate bond yields: if assets underperform this yield, this wiil

create a deficit. The scheme holds a significant portion of growth assets lequities and diversified growth funds] which, although expected
to outperform corporate bonds in the long term, create volatility and risk in the short term. The allacation to growth assets is monitored

lo ensure it remains appropriate given the scheme’s long term objectives.

Changes in bond yields ]

A decrease in corparale bond yrelds will increase the value placed on the scherne’s liabilities for accounting purposes, although this will
be partially offset by an increase in the vatue of the scheme’s bond holdings.

Inflation risk

The majority of the scheme's benefit obligations are linked ta inflatian, and higher inflation will lead to higher liabilities (atthough, in most
cases, caps on the level of inflationary increases are in place to protect against extremne inflation]. The majority of the assets are either
unafiected by or only loosely correlated with inflation, meaning that an increase in inflation will alsc decrease the surplus.

Life expectancy

The majority of the scheme’s cbligations are to provide benefits for the lfe of the member, sa incraases in life expectancy will result
in an increase in the liabilities.
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10 Property
Property reconciliation for the year ended 31 March 2022
Investment
and
Retail & developmenl Owner-
Campuses Fullitment Developmenls praperties Trading Occupied
Level 3 Level 3 Level 3 Leveld Properties Level 3 Total
. Em £m fm &m £m £m Em
Carrying value at 1 April 2021 3,465 2,139 722 6,328 25 2 6,354
Additiens
- property purchasas 110 4B6 - 594 - - 596
- development expenditure! &4 3 124 19 - - 191
- .capilalised interest and staff costs z - & 8 - - B
- capital expenditure on asset management initiatives 5 12 - 18 - - 18
- right-of-use assets 4 - - 4 - - 4
185 502 130 817 - - B17
Dispesals (501) [o4) - [605) (8} i2) (515)
Reclassifications 181 - (181} - - - -
Revaluations included in incame statement 124 n 3 &N - - 47
Movement in tenant incentives and contracted rent uplift
balances 21 2 - 23 - - 21
Carrying value at 31 March 2022 3.477 2,850 705 7.032 18 - 7,050
Lease liabilities [Notes 14 and 15)2 (105]
Less valuation surplus on right-gf-use assets? 91
Valuation surplus on trading properties - e - - I -
Group property partfolio valuation at 31 March 2022 6,944
Non-controlling interests 115}
Group property partfalio valuation at 31 March 2022 attributable to shareholders 6,929

. Development expenditure includes government grants received for the develaprment of affordabte and social housing of E4m

. The £26m difference between lease Liabilities of C105m and £131m per Notes 14 and 15 relates 1o a E26m lease Liability where the right-of-use asset is classified as property,
plant and equipmeni.

. Relates 1o properiies held under leasing agreements, The fair vatue of right-of-use assets is deterrmined by calculaling the present value of net rental cash flows over the term
af the lease agreements. IFRS 16 right-of-use assels are not externally valued, their fair values are determined by management. and are therelare not included in the' Group
property portfolie valuation of £6.344m above.

Lo o e

Additions include capital expenditure in rasponse to climate change, in line with cur Sustainability Strategy to reduce both the embaodied
carbon in our developments and the operational carbon across the Group's standing property porifolio. For further details, refer to the
Sustainability section of the Strategic Repori on pages 38-59.

The Group entered into a Joint Venture agreement with AustralianSuper on 7 March 2022 in relation to the Canada Water Campus,
resulting in the Group disposing af £474m of investment and development properties and a resulting gain in the Capitat and other
column of the consalidated income statement of £44m.

As further explained in Note 21, from 1 April 2021, the Group now reports under two operating segments, Campuses and Retail &
Futfilment. in addilion ta Development properties which are disclosed separately due to the differing basis of valuation as discussed
ingfurther detail within this note. Within this note, the comparative figures have therefore been restated in the relevant disclosures.
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10 Property continued
Property reconciliation for the year ended 31 March 2021

tnvesiment

Restated and
Rastated Retail & development Cwner-
c Fulfil Develop properties Trading CGecupied
Leveld Level 3 Level J Lavel 3 Properiies Level3 - Tozal
£m £m £m Em im €m £m
Carrying value at 1 April 2020 4341 KR 659 8188 20 48 82746
Additions
- properiy purchases - 52 - 52 - - 52
- development expenditure 22 3 74 104 - 3 104
- capitalised interesl and staff costs 4 - 7 n - - N
- capital expenditure on asset management initiatives 9 19 b 34 - - 34
- right-of-use assets 2 - - 2 - - 7
37 74 89 200 - 3 203
Disposals (699 %A1 1] {1,130 - (66 {1.196)
Right-of-use assets disposals (38] - - 1341 - - (3¢)
Reclassificalions 16 - (22 (&} & - -
Revaluations included in income statement 1189} [703) 6 {886} - 2) (888)
Revaluations included in OC! - - - - - (1 i
Movement in tenant incentives and contracted rent uplilt
balances (5] 1 - (4] - - 14]
Carrying value at 31 March 2021 3,465 2,139 722 6.326 26 2 6,354
Lease ligbilifids [Natgs 16 and 15) -~ — ~"— oo ) ’ ’ (tog) —/— =~
Less valuation surplus on right-cl-use assets? (8)
Valuation surplus on trading properties 9
Group property portfolie valuation at 31 March 2021 4,247
Non-controlling interests (7]
Group property portfolio valuation at 31 March 2021 attributable to shareholders 6,110

1. The £25m difference between lease Gabilities of £108m and £133m per Nates 14 and 15 retates to the £25m lease bability where the right-of-use asselis classified as property,
plant and equipmen;,

2. Relates to properties held under leasing agreements. The fair value of right-ol-use assets is determined by calculating the present value of net rental cash flows over the term
of the tease agreaments. IFRS 16 right-of-use assels are nat externally valued, their fair values are deterrnined by management, and are therefore not included in the Group
property portfolio valuation of £6,247m above.

Property valuation
The different valuation method levels are defined below:

Level1:  Quoted prices [unadjusted) in active markets for identical assets or liabilities.

Level 2:  Inputs ather than quoted prices included within Level 1 that are observabte 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 spacified 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 portfolic as Level 3 as defined by IFRS 13, The inputs to the
valuations are defined as ‘'unobservable” by tFRS 13 These key unobservable inputs are net equivalent yield and estimated rental values
for investment and owner-occupied praperties, and costs to complete for development properties. Further analysis and sensitivity
disclosures of these key unobservable inputs have been included on the fallowing pages. There were no transfers between levels in

the year.

The Group’s total property portfotio was valued by external valuers on the basis of fair value, in accardance with the RICS Vatuation -
_Global Standards 2022, published by The Royal Institution of Chartered Surveyors.
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10 Property continued

The general risk environment in which the Group operates has remained heightened during the period due to the continued impact of
Covid-19, and the emergence of the UK economy from the pandemic, including related challenges in parts of the UK retail market and
macroeconamic headwinds through rising nflation. Despite this the general risk environment is considered to have improved during
the year, with the lifting of lockdown restrictions resulting in improvement in activity across the Group’s segments, rents stabilising,
improved rental collection rates and footfall and sales in retail parks returning ciese ta, and in Some cases above, pra-pandemic levels.

The emergence of the conflict in Ukraine in February 2022 has led to increased global economic uncertainty with sanctions imposed
upon Russia and heightened political and diplomatic tensions. The Birectors do not consider the conflict at this stage to have had a
material impact on the Group's financial staterments, owing to the nature of the Greup's UK focused operations and limited exposure

to Ukrainian and Russian businesses, Additionally, aur valuers consider there to be no current evident impact of the conflict on the UK
property sector. The Directors and our valuers are closely monitoring the conflict for any future develepments that may change the risk
environment in which the Group operates,

In preparing their valuations during the pandemic lackdown periods in 2020/21, our valuers had considered the impact of concessions
agreed with tenants at the relevant balance sheet date, which mainly related te rent deferrals and rent-free periods, on valuatians,
primarily of retail assats. With the lifting of tockdown restrictions during 2021/22, the number of concessions agreed with tenants

has decreased and following the cessation of the general moratariurn on comrnercial evictions and restrictions on commercial rent
arrears recovery on 25 March 2022, the valuers have assumed that rental income will be received, unless there are specific concession
agreernents in place. The valuers 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 apoly.

The information provided to the vaiuers, and the assumptions and valuation models used by the valuers, are reviewed by the property
partfolio team, the Head of Real Estate and the Chief Financial Officer. The valuers meet with the external avditers and also present

“directly to the AGdit Committee at the intérim and year-end review of results. Further details of the Audit Committee’s respensibitities
in relation te vatuations can be found in the Report of the Audit Committee on pages 120-126.

Investment praperties, excluding properties held for development, are valued by adapting the ‘investment methad’ of valuation.

This approach involves applying capitalisation yields to current and future rental streams net of income voids arising from vacancies or
rent-free periods and asscciated running costs. These capitalisation yields and future rental values are based on comparable property
and leasing transactions in the market using the valuers’ professional judgement and marke! cbservation. Other factors taken into
account in the valuations include the tenure of the property, tenancy details and ground and structural conditions.

In the case of ongoing developments, the approach applied is the ‘residua! methed’ of valuation, which is the investment method of
valuation as described above, with a deduction for all costs necessary to complete the development, including a notional finance cost,
together with a further allowance for remaining risk. Properties held for development are generally valued by adopting the higher of
the residual method of valuaticn, allowing for all associated risks, or the investmant methad af valuation for the existing asset.

The valuers of the Group’s property porifalio have 2 working knowledge of the various ways that sustainability and Environmentat, Social
and Governance factors can impact value and have considered these, and how market participants are reflecting these in their pricing, in
arrwing at their Opinion of Value and resulting valuatiens as at the balance sheet date. These may be:

- physical risks;
- transition risk related to policy or legislation to achreve sustainability and Environmental, Social and Governance targets; and
- risks reflecting the views and needs of market participants.

The Group has shared recently conducted physical climate and transitional risk assassments with the valuers which they have reviewed
and taken into consideration ta the extent that current market participants would.

Valuers observe, assess and monitor evidence from market activities, including market linvestor] sentiment on issues such as
longer-term obsoclescence and, where known, future Environmental, Social and Governance related risks and issues which may
include, for example, the market's approach ta capital expenditure required to matntain the utility of the asset. In the absence of reliable
benchmarking data and indices for estimating costs, specialist advice on ¢cost management may be required which 1s usually agreed
with the valuer in the terms of engagement and without which reasonable estimates/assumptions may be needed to properly reflect
market expectations in arriving at the Opinion of Value.
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Copies of the valuation certificates of Knight Frank LLP, CBRE, Jones Lang LaSalle and Cushman & Wakefield can be found at
oritishland.com/reports.

A breakdown of valuations split between the Group and its share of joint ventures i$ shown below:

2022 2021
Joint Joinl

Group ventures Total Group venlures Total
m £m m m Em Em
Knight Frank LLP 1,387 37 1,424 1.375 &0 1.415
CBRE 1,904 448 2,354 1,642 124 1,766
Jones Lang LaSalle 3,330 638 3,948 84§ 504 1,355
Cushman & Wakefield kFy] 2,415. 2,738 2.381 2378 4759
Total property portfolio valuation 6,544 3,538 10,482 5,247 3.048 9.295%
Non-centroliing interests {15 - {15) 1137} 125] {163)
Total property portfolio valuation attributable to shareholders® 6,929 31538 10,447 6,110 3.022 9.132

1. The total property pertiolio valualion for joint ventures is £3,538m, compared to the tolal investment and trading properties of £3,545 disclosed in Note 11, The £3.545m
includes £12m of rading properties and excludes £19m of headleases, both at Group share.

information about fair value measurements using unobservabte inputs [Level 3] for the year ended 31 March 2022

Fair value at ERV parsq it Equivalent yield Losts ta campleie per sq ft
31 March 2022 Valuation Min Max Average Min Max  Average Min Max  Average
Investment £m technique [4 € E % % % [4 i €
Campuses Investment
- 3,419 methodology ¥ 159 56 37 7 [A - 234 24
Retail & Fulfilment Investment '
2,794 methadology 2 a0 17 2 13 [ - 34 7
Qevelopments Residual
705 methodology 27 88 75 & 5 4 214 812 M
Total 6,918
Trading properties
al fair value 25
Group property
portfolio vatuation 6,944 N

Information about fair value measuremants using unobservable inputs [Level 3) for the year ended 31 March 2021

Restated ERV per sq It Equivalent yield Casts lo complele per sq It
Fair value at
3t March 2021 Yaluation Min Max Average Min Max Average Min Max Average
Investment £m technique 1 £ £ % % % 4 £ £
Campuses’ tnvestrnent
3.005 methadology Z 176 58 4 é 5 - 475 97
Retail & Fulfitment Investment
2,080 methodology 2 32 17 5 14 8 - 46 10
Developments Residual
1,127 methodology 65 &2 17 4 14 6 P 89 48
Total . 6,212
Trading properties
at fair value 35
Group property
partfolio valuation 6267

1. Includes owner-gecupied.
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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 portfolio for the
year ended 31 March 2022

Fair value at Impact on valuaions Impact on valualions Impact on vatuations
1 March 2022 +5% ERY -5% ERV -25bps MEY  «25hps NEY -5% costs +5% costs
£m £m €m £m £m Em £m
Campuses! 3,445 137 1134] N 1206) 3 {3
Retail & Fulfilment 2,794 115 1114} 144 [127) 2 {21
Developments 705 59 [59} 85 [76) 39 {38)
Group property portfolio valuation 6,944 311 130%) 440 [409] 44 {431

1. Includes trading properties at fair value.

Information about the impact of changes in unobservable inputs [Level 3] on the fair value of the Group's property portfolio for the
year ended 31 March 2021

Resiated Impact an valuatiars Impact on valuatwons Impact on valuations
Fair value at
31 March 2021 «5% ERV -5% ERV -25bps NEY  +25bps NEY -5% costs +5% cosis
£m Em £€m fm £m £€m im
Campuses’ 305 130 [151) 199 11771 7 7
Retail & Fulfilment 2,080 79 1781 73 i&9) - -
Developments 1116 105 [107] 153 (137 96 (98}
Group property partfolio valuation 6,247 34 (334] 425 [383) 103 [105)

1. Includes trading properties al fair value.
All other factors being equal:

- & higher equivalent yield or discount rate would lead to a decrease in the-valuation of an asset;
- anincrease in the current or estimated future rental stream would have the effect of increasing the capital value, and
- anincrease in the costs to complete woutd lead to a decrease in the valuation of an asset.

However, there are interrelationships between the unobservable inputs which are partially deterrmined by market conditions. which
wouid impact on these changes.

Provisians for impairment of tenant incentives and contracted rent increases

A provision of £23m [31 March 2021: £23m] has been made for impairment of tenant incentives and contracted rent uplift balances
[contracted renis). The charge ta the income statement in relation to write-offs and provisions for impairment for tenant incentives
and contracted rents was £1m (2020/21: £8ml {see Note 3} The Directors consider that the carrying amount of tenant incentives is
approximate to their fair value. '

The tables below summarise tenant incentives and contracted rent increase balances and associated expected credit losses grouped by
credit risk ratings. The split between Campuses and Retail & Futfilment has been disclosed on the basis that Campuses balances have a
lower assumed credit risk as a result of the impact of Cowd-19 in companison to Retail & Fulfilment tenants and relate to the significant
majorily af tenant incentive balances at year end with an immaterial provision for impairment applied.

2022
Campuses Relail & Fulfilment Tolal
Tenant Net tenant Tenant Neltenant Tenant Nel lenan!

o incentives! Provisian incentives incentives!  Provision incentives incentives'  Provision incentives Percentage
Credit risk €m £m £m £m £m €m £m £m im provided?
CVAZ/ Administration - - - & |4} - 4 {41 - 100%
High 1 {1 - 19 1171 2 20 {18l 2 0%
Medium | - 1 g mn 8 10 {1 9 10%
Low 84 - B4 51 - 51 135 - 135 -
Total Group 85 {1 85 83 122} 41 169 {231 146 14%
Joint ventures 77 {3) 74 23 16} 17 100 (9] 9 9%
Total 143 14) 159 106 128} 78 269 {32] 237 12%

1. The tenant incentives balance includes contracted rent increases.
2. Carmpany Voluntary Arrangernents.
3. The percentage praviged is catculated using the unrounded tenant incentive and provision balance.
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2020
Campyses Reiail & Fulfilment Total
Restaled Reslated

Tenanl Restated Restated Tenant Resialed Restaied Tenani Percenlage
. incentives’ Provision Nel incentives' Provision Net ingentives! Provision Met  prowided?

Credit risk £m £m £m £m £m Em £m £m tm
€VAZ/ Administration - - - 4 4) - 4 14] - 100%
High 1 {1 - 22 | 5 3 118] 5 9%
Medium 1 - 1 8 (11 7 9 (i1 8 15%
Low 43 - 63 50 - 50 113 - 13 -
Total Group 45 (1) b, B4 122) 42 149 i23) 126 15%
Joint ventures 45 13] 82 14 13) 11 79 16) 73 8%
Total 139 (4] 126 98 123 73 228 (29 199 13%

1. The tenant inceniives batance includes contracied rent increases.
2. Company Voluntary Arrangernents.
3. Tha percentage provided is caleulated using the unrounded tenant incentive and provision batance,

The tenant incentive balance does nat relate to amounts billed ang therefore there s no cancepl of being past due. The expecied credil
losses are delermined in line with the provisioning approach detailed in Note 1, with the key assumptions being the absolute probability
of loss assumed for each credit risk rating and a tenant’s assigned credit risk rating. & 10% increase/decrease in the loss rates assumed
for each credit risk rating would result in a £2m increase/decrease to provisions for impairment of tenant incentives (2020/21: £2m). This
sensitivity analysis has been performed on medium and high risk tenants and tenants in C¥A 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 & Fulfilment tenants’ incentives anly, i.e. assuming

10% of tenant incentives move from medium to high risk and 10% of tenant incentives move from low to medum risk and vice versa,
would result in a £2m increase/decrease in provisiens for impairrnent of tenant incentives [2020/21: £5m). A movernent in the share of
Campuses tenant incentives within each credit risk rating has not been considered as management believes there is less uncertainty
assaciated to the assumption on Campuses tenants’ credit risk ratings. A 10% increase or decrease represents managerment’s
assessment of the reasonable possible change in lass rates and mavement in the percentage share of tenant incentives within

each credit risk rating.

The table below shows the movernent in pravisions for impairment of tenant incentives during the year ended 31 March 2022 on a Group
and on a preportionally consolidated basis.

Propertianally

. . R . . R Group cansolidated
Movement in provisions for impairment of tenant incentives £m m
Provisions for impairment of tenant incentives as at 31 March 2021° 23 29
Increase in provisions far impairment of tenant incentives due to acquisition on T April 2021 . - 2
Provisigns for impairment of tenant incentives as at 1 Agril 2021! 23 N
Write-offs af tenant incentives 11 (4)
Mavernent in provisions fer impairment of tenant incentivas 1 5
Total provision mavement recognised in income statement 1 5
Provisions far impairment of tenant incentives as at 37 March 2022 23 kY

1. The provisions for impairment of lenant incentives as at 1 Apal 2021 on 3 proporiionately consolidated basis is £2m higher than the proporticnately consolidated prowsion recognised
a3 at I} March 202). This is as a resull of the acquisition of the remaining 21.9% units of Hercules Unil Trust on 1 April 2021,

Additional property disclosures - including covenant infarmation

At 31 March 2022, the Group property partfolio vatuation of £6,944m [2020/21: £6,247ml comprises freeholds of £3,755m (2020/21: £3.127m:
virtyal freeholds of £1,171m [2020/21: £1,055m|; lang leaseholds of £1,782m [2020/21 £1,945m|. and short leaseholds of £236m [2020/21:
£120m]. The historical cost of properties was £5.020m (2020/21: £4.812m).

Cumutative interest capitalised against investrnent, developrment and trading properties amounts ta £111m [2020/21: £104ml.

Praperties valued at £1,266m [2020/21: £1.017m) were subject to a security interest and other properties of non-recourse companies
amounted to £649m [2020/21: €575m), totalling £1,915m (2020/21: £1,592m)
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10 Property continued

Included within the property valuationis £3m (2020/21; E7m) in respect of accrued contracted rental uplift income and £166m (2020/21:
£142ml in respect of other tenant incentives. The balance arises through the IFRS treatment of leases containing such arrangements,
which requires the recognition of rental income on a straight-line basis over the lease term, with the difference between this and the
cash receipt changing the carrying value of the proparty against which revaluations are measured.

11 Joint ventures
Summaty movement for the year of the investments in joint ventures

Equity Loang Total
Emn tm £m
At1 Aprit 2021 1,459 581 2,120
Additions 252 57 309
Disposals {34) |701 (104]
Share of profit on ordinary activities after taxation! 264 [20] 244
Bistributions and dividends:
- Capital - - -
- Revenye [59) - {591
Hedging and exchange movements 1 - L
At 31 March 2022 1,883 628 2,51

. The share of prolit on ardinary activities after taxation compnses equity accaunted profits of £266m and IFRS 9 impairenent charges against equity invesiments and loans of
£22m, refating to MSC Property Intermediate Holdings Limited [loan impairment af £17m], WOSC Partners Limited Partnership lloan impairment of E3mi and The Southgate
Limited Partnership (equity impairment of £2ml. In accordance with IFRS ¢, management has assessed the recoverability of loans lo joint ventures and assessed the carrying
value of investmenits in jeint ventures against the net asset value Amounts due are expected (o be recovered by a joint venture selling its preperties and investments and
seiiling financial assess. net of financial Uabilities. The net asset value of 3 joint venture is considered to be a reasonable approximation af the available assets that could be _
realised tg recover the amounts due and the requirement to recognise expected credil losses. '

The Group entered into a new Joint Venture agreement with AustratianSuper on 7 March 2022 in relation {o the Canada Water Campus.
The Group has recognised a share of the joint venture’s loss of £6m in addition tc the realisation of the gain an disposal of assets into the
joint venture of £52m. Therefore the Group has recognisad a share of total comprehensive income of £46m and share of net assets less
shareholders loans of £294m in relation ta this new joint venture in the year.
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The British Land Company PLC 00421920

The summarised income statements and balance sheets belaw and on the following page show 100% of the resulls, assets and Labilities

of joini ventures. Where necessary, these have been restaled to the Group's accounting policies.

Joint ventures’ summary financial statements for the year ended 31 March 2022

Broadqate MSC Property
REIT Inlermediate WOSC Pariners Limited BL West End
Ld Holdings L1g? Parinership’ Olfices Limiied
Partners Norges 8ank MNorges Bank
Euro Bluebell LLP Investrment Investrent
[GiCI Management Management Allianz SE
Property sector City Offices  Shopping Cenltres West End West End
Broadgate Meadowhall Offices Qffices
Group share 50% 50% 25% 25%
Summarised income statements
Revenuet 228 5 10 26
Costs [74) (14} {4] 17)
152 59 [ 19
Administrative expenses (1 - - -
Net interesi payable (621 127) - (5]
Underlying Profit 89 32 [ 14
Net valualion movement 220 {201 [15) 4
Capital financing lcosts) income - 113l N - - ?
Profit [lass] on dispasal of investmenl properties and investments - - - -
Profit [lass] on ordinary activities before taxation 296 12 191 27
Taxation - - - -
Profit {loss) on ordinary activities after taxation 294 12 9] 27
Other camprehensive income - 3 - ~
Total comprehensive income |expense) 294 15 % 27
Realisation of gain on disposal of assels into joint ventures - - - -
British Land share of total comprehensive income (expense| 148 ] 2 7
British Land share of distributions payable 4 2 - 4
Summarjsed balance sheets
Investrment and trading properties 4829 760 149 525
Qther non-current assets 0 - - 9
Current assets i7 8 3 3
Cash and deposils 126 34 4 7
Gross assets 5,002 B02 156 544
Current liabilities [89) 145) 14) 11}
Bank and securitised debt {1,5701 1517 - [159]
Loans from joint venture partners {845l 1523) 1211 s
Other non-current liabitities - 12) (4] inj
Gross liabilities (2.504) 1,097} i219) 1194)
Net assets (liabilities) 2,498 [295) (63) 348
British Land share of net assets less shareholder loans 1,249 - - 87

(28] N o—

- USS joint ventures include the Eden Walk Shopping Centre Unit Trust and the Fareham Property Partnership.

. Hercules Unit Trust joint ventures includes 50% of the results of Deepdale Co-Ownership Trust, Fort Kinnaird Limited Partnership and Valentine
Co-Dvenership Trust and 41.25% of Birstall Co-Ownership Trust. The balance sheet shows 50% ol the assels of these joint vantures,

. Included in the column headed Other joint ventures’ are contributions from the following: BL Goodman Limited Parinership. Bluebution Property Management UK Lirnited,

City of London Office Unit Trust, BL Sainsbury's Superstores Limited and Reading Gate Retail Park Co-Ownership. The Reading Gate Retail Park Co-Ownership was acquired
during the year ended 31 March 2022, with the Group acquiring a 50% share from Reassure Limited, and The National Farmers Union Mutual Insurance Seciety Limited owning

the remaining 50% share.
. Revenye includes gross rental income at 100% share of £290m (2020/21: £262m}.

o~

- In accyrdance with the Group's accounting policies detailed in Note 1. the Group recognises 2 nil equity investment in joint ventures in a net liability position at peried end.
. The Group entered into 3 new Jaint Venture agreernent with AustralianSuper on 7 March 2022in relation to the Canada Water Campus. The transaction value of the assels

transterred by the Group en larmation of the joint venture at 100% was £580m. On disposal of the assels into the joint venture and in accordance with 1AS 28, the Group
recognised a gain of £44m inet of transaction costs of £9m] representing the gain realised ta the extent of AustralianSuper’s interest in the jaint veniure. Al the dispasal date.
the remaiming gain of £52m relating to the Group's interest in the joint venture was unrealised and included within ihe Group’s investment in the joint veniure which was based
on the carrying value of the assets ransferred al the disposat date. As Lhe assets transierred reiate 1o investment property reasured at fair vatue, this gain was subsequently
realised and recognised when the jaint venture remeasured these assets 1o fair value at 31 March 2022. The Group has also recognised its share of the joint venture’s Loss of

£6m compared to the joint venture’s total loss of [12m, from 7 March 2022 i0 31 March 2022

7. Yatal Group share of £245m comprises of the Group's share of tatal comprehensive sncome of £193m and the realisation of gain on disposal of assets inlo joint ventures

of £52m,
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uss Totat
Bt CW Upper Limited The SouthGate Limited joint Hercules Umit Trust Other Tatal Group share
Partnership* Partnership venlures! joinl vantures? jaint veniurest 19322 2022
Universities
Aviva Superannuation
AustralianSuper Investors Scheme Group PLC
CanadaWaler Shapping Shopping Retail
Campus Centres Centres Parks
0% 50% 0% Various
1 13 12 26 2 393 189
(1 [3l 2] () - (4l (55}
- 10 10 21 2 279 134
- - - - - (1 0"
- il - - - (95) 147)
- 9 10 Z1 F) 183 86
(2] 17 g 23 15 217 110
- - - - - 14 j4)
(2} 2 19 44 17 3%6 192
12| 2 19 44 17 376 192
- - - - - 3 1
{12] 2 19 113 17 339 193
32 - - - - 52 52
46 1 10 22 245
- 3 4 12 - 59
565 139 140 261 83 7.451 3,545
- - - - - 39 17
6 2 - 1 1 41 |
3% 8 7 12 3 240 117
510 149 147 274 87 7771 3,710
[23) (8] 18] (6] - (190] %3
- - - - - 2,246) (1,083
- - 31] - (71l 1,698) (792)
- 28] - - - [55) 23)
123) 134) (37 (6] 171) (4,187] (1,991)
587 115 110 268 , 16 3,584 1,719
294 58 55 133 7 1,881

The borrowings of joint ventures and their subsicharies are non-recourse to the Group. All joint ventures are incorperated in the United Kingdom, wilh the exception
of Broadgate REIT Limited. the Eden Walk Shopping Centre Unit Trusst and the Hercules Unit Trust joint ventures which are incorparated in Jersey.

These linancial stalements include the results and financial position of the Group's interest in the Fareham Property Partnership, the BL Goedman Limited Partnership and the

Gibradtar Limited Partnership. Accordingly, advantage has been taken of the exemptions provided by Regulation 7 of the Partnership [Accounts! Regulations 2008 not to attach the
partnership accounts to these financial stalements. '
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11 Joint ventures continued

The summarised income staterents and balance sheets below and on the following page show 100% of the results, assets and liabilities
of joint ventures. Where necessary, these have been restated to the Group's accounting palicies.

Jaint ventures’ summary financial statements for the year ended 31 March 2021

Broadgale MSC Praperty
REIT Imermediate WOSC Partners Limited
Lid Holdings Lid* Parinership?
Pariners Norges Bank Norges Bank
Euro Bluebell LLP Investment Investment
(6Ic) Management Management
Progerly sector City Cifices  Shopping Centres West End
Broadgate Meadowhall Offices
Group share : 50% 50% 25%
Summarised income statements £m £m £m
Revenuet 216 B5 12
Costs (79) (491 {6)
137 36 6
Administrative expenses - - -
- Netinteres! payable [61) (29) -
Underlying Profit |loss] 76 ? &
Net vatuation movement {172} {621 {571
Capital financing costs - - -
Pratit [loss) on dlsposa'l of investment proper[les and invesimenis - -
Loss on ordinary activites before taxation 98] [414) [51]
Taxation - -
Loss on ordinary activities after taxation 198) 1414) [51)
Other comprehensive income - 3 -
Total comprehensive expense 198) (411} 151}
British Land share of total comprehensive expense (48] {205) 113)
British Land share of distributions payatle 22 1 -
Summarised balance sheets
Investment and trading properties 4501 . 779 1463
Current assets 13 17 4
Cash and depasits 160 20 5
Gross assets 4,674 B1é 172
Current liabilities 194 1371 (3l
Bank and securitised debt (1.306 1552}
Loans from jaint venture partners 1588l 1472) 1218}
Qiher nan-current liabilities - 17 14)
Gross liabitities [2,388) 11,078) [225)
Net assets [liabilities] 2,284 (262) 521
British Land share of net assets [liabilities) less shareholder loans 1,143 - -

. USS joint ventures inchude the Eden Walk Shopping Centra Unit Trust and the Fareham Property Partnership,

2. Hercules Unit Tryst joint veritures includes 50% ol the results of Deepdale Co-Cwnership Trust, Fort Kinnaird Limited Partnership and Valenting
Co-Ownershig Trust and 41.25% of Birstali Co- Ownershwp Trusl. The balance sheet shows 50% of the assets of these jcint ventures

. Included in the colurmn headed "Other joint ventures’ are contributions from the fellowing: BL Goodman Limited Parlnersh\p Bluebutton Property Management UK Limited.
City of Landgn Qlfice Unit Trust and 81 Sainsbury’s Superstares Limited.

. Revenue includes gross rental income at 100% share of £262m (2020/21: €284m.

. In accordance with the Group's accounting policies detaited in Note 1, the Graup recognises a nil equity investment in joint ventures in a net kability position at period end.
During the year ended 31 March 2021 the Group entered into 2 joint arrangerment with Allianz SE. the new joint venture holds properties which were previously whally ewned by
the Group.

[

o
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uss Total
BL West End The SeuthGate Limited jorat Hercutes Unit Trust Other Total Graup share
Oilices Limited® Parinership venlyres' joint ventures? joinl ventures? w01 2021
Universities
Aviva Superannuation
Allianz SE Investors Scheme Group PLC
Wesl End Shopping Shopping Retait
Oftices Centres Centres Parks
25% 50% 50% Various
£m Em Em £m tm fm  Im
[ i0 12 30 - 3N 182
1) 110l 141 (14 - [1569) (85)
5 - 2 14 - 202 97
1) (1} - 1) [} (94) [45)
4 (1} 2 15 0l 108 52
(28] 621 157 [65) - (8601 {409]
8 - - (7] - 1 -1
{14 163} 155] 157) 1l {751) (358}
- - - - 3 3 1
[14) 163) (55) 57} 2 17481 13571
- - - - - 3 1
(14) (63) (55) [57) 2 {745] (356)
13) {32) 1271 29] 1 [358]
- - 3 8 4 38
520 144 13 234 - 6,474 3,047
4 3 1 1 1 1A 22
b 5 5 12 1 214 104
530 152 137 249 2 6,732 3,193
{91 (4] 5] {2l - 11811 {78)
[158] - - - - 12,014) {948)
115 - (31 - 13] [1.727] {805)
| 128 - - - 150) 27]
{1931 (3 (361 7 13} [3,964) [1,878)
337 120 101 240 1} 2,748 1,315
B4 60 50 122 - 1,659

The barrowings of joint ventures and their subsidiaries are non-recourse to the Group. All joint ventures are incorporated in the United Kingdom, with the exceptian
of Broadgate REIT Limuted, the Eden Watk Shopping Cerdre Unit Trust and Lhe Hercules Uit Trust joint ventures which are incorperated in Jersey.

These financia! slatements include the resulis and financial pasition of the Group's interest in the Fareham Property Partnership, the BL Goadman Limited Partnership and the
Gibraliar |imited Partnership. Accordingly, advantage has been faken of the exemptions provided by Regulatien 7 of the Partnership laccounts) Regulations 2008 not io attach the

partnership accounts to these financial staternents,
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11 Joint ventures continued
Dperating cash flows of joint ventures [Group share)

The British Land Company PLC 004621920

nn 2021

£m fm
Rental income received from tenants 153 19
Operating expenses paid to suppliers and employees 1281 126}
Cash generated from operations 125 3
Interest paid [£24] (47
Interest received - -
UK corparation tax received (paid] 2 2]
Cash inflow from operating activities 83 4t
Cash inflow from operating activities deployed as:
Surplus cash retained within joint ventures 26 10
Revenue distributions per censolidated statement of cash flows 57 34
Revenue distributions split between contralling and nen-controiling interests
Altributable 1o non-controlling interests - 2
Attributable to shareholders of the Company 57 32
12 Qther investments

2022 200
Fair vatue Fair value
through Amorlised Inlangibite through Amortised Intangible
profit or tass cost asseals Tetat prodil or loss cost 3558is Toal
im £m im £m £m Em Em Em

At 1 April [ 2 12 20 m 3 11 125
Additions 14 2 2 18 3 - 5 8
Transfers / disposals - - - - [109) m - 1110}
Revaluation 8 - - 8 1 - - i
Amgriisation - - (51 (5] ~ - 14) 14)
At 31 March 28 [ 9 41 [ 2 12 20

The amount included in the fais value through profil or loss relates to private equity/venture capital investments of £28m (2020/21: £6ml
which are categorised as Level 3 in the fair value hierarchy. The fair values of privaie equity/veniure capital investments are determined

by the Dwrectors.
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13 Debtors
2022 2021
Lm £m
Trade and other debtars 2 38
Prepayments and accrued income n 14
Rental deposits [ 4
39 56

Trade and other debtors are shown after deducting a provision for impairment against tenant debtors of £47m (2020/21: £57ml. Accrued
income is shown after deducting a provision for impairment of £1m 12020/21: £5m). The provision far impairmeant s calculated as an
expected credit loss on trade and other debtars in accordance with IFRS 9 as set out in Note 1,

The credit to the income statament for the year in relation to prowisions for impairment cf trade debters and accrued income was E7m
{2020/21: £32m chargel, as disclosed in Note 3. Within this credit, E8m (2020/21: £9m] represents a charge for provisions for impairment
made against receivable balances retated to billed rental income due on 25 March rent guarter day. Rental income is recognised on

a straight-line basis over the lease term in accordance with IFRS 16. The majority of rental incomie relating to 25 March rent quarter

day has, therefore, not yet been recognised in the income statement in the current year and is instead recognised as deferred incorne,
wilthin current liabilities as at 31 March 2022, As the rent due on 25 March has been billed to the tenant, however, the Group is required
to provide for expected credit losses at the balance sheet date in accordance with IFRS 9. This creates a mismatch in the period between
the recagnition of rental income and the impairment of the associated rent receivable.

The decrease in provisions for impairment of trade debtors and accrued income of £15m (2020/21: £48m increase) is equal to the
refease to the income statement of £7m [2020/21: £52m chargel, less write-offs of trade debtors of £8m (2020/21: E4m}.

_Forthe year ended 31 March 2022, the Group has made amendments in the expected credit lass model that calculates the provision far
tenant debtors. As the UK economy emerges from the impact of the Covid- 19 pandemic, the arended model places greater emphasis en
the historical experience collection rate, in addition to the ageing profile and tenant risk ratings. This amendment has led to a release in the
tenant debtor provision of £7m.

The Directors consider that the carrying amount of trade and other debitors is apgroximate to their fair value. Further details about the
Group's credit risk management practices are disclosed in Note 17.

The tables balow summarise the ageing profile for tenant debtors and associated expected credit losses, grouped by credit risk rating. The
expected credit losses are determined in line with the provisioning approach detailed in Note 1. The majority of outstanding tenant debtars
relate to lenants in the Retail & Fulfilment sector.

Provisions for impairment of tenant debtors

37T March 2022 Per

Tenant debtors Pravision Net ienant debtar pruvid:d‘
<90 90- 183 - > 385 <90 0 - 183 - > 345 <90 90~ 183 - » 385
. days 182days 385days days Total days 182 days 355 days days Total days 182days 185days days Total Total
Credit risk £m Em tm  fm  m £m m £m £m Em £m €m £€m €m €m
cva/
Administration 2 2 5 17 26 {2) [2) [5) 17)  (26] - - - - - 100%
High 3 1 1 2 7 {2) (1 1] 12i (&t 1 - - - 1 B&%
Medium 1 - 1 3 5 - - 1] (3 14} 1 - - - 1 80%
Low 5 2 J 5 15 {2) 3)] (3) 150 {111 3 1 - - 4 73%
Total Group " 5 10 27 53 [6) (4) (0] 1270 {47 5 1 - - & 858%
Joint ventures 7 2 2 6 17 [3) (21 (2] 16) {131 4 - - - 4 T6%
Total 18 7 12 33 70 (9] (6] (120  {33) {40} 9 1 - - 10 88%

1. The percentage provided is calculated using the unrounded temant debter and provision balance.
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13 Debtors continued

31 March 2021

Parcentage
Tenant deblors Pravision Net fenani debtar provided'
« 90 S0 - 193 > 25 <50 90 - 183 - » 365 <90 0 - 183 - > 365

L days 182days JsSdays days Telal days 182days 363 days days Total days 182days Ja5days days  Total Totat

Credit risk tm £m fm_ Em  fm tm £m £m £m £m £m £im £ Em  Em

Cva/

Administratian & 7 14 6 33 {41 7r 4l 161 331 - - - - - 100%
High 8 3 4 1 17 (4] (4] 14} Al [13] 4 - - - 4 75%
Medium 4 2 2 - 8 m nl 12l - 14) 3 i - - 4 7%
Low 15 [ [A 1 24 Ll 11} 14) [1) 17] 14 3 - - 17 28%
Total Group B3 17 2 8 82 N2 N3 24 8 BA 2 ) - T 5%
Joint ventures 17 3 7 5 27 [F] 1 17 51 5] 10 2 - - 12 96%
Total 49 20 31 13 1909 (14) TE N E 172} 31 b - - 37 66%

1. The percentage provided is calculated using the unrounded tenani debtor and provision batance

Provisions for impairment of accrued income

Accrued income relates 1o concessions offered to tenants in the form of the deferral of rentai payments. Rental income relating to the
year ended 31 March 2022, which has nat yet been invoiced, is recognised on an accruals basis in accordance with the underlying lease.
The gross accrued income as at 31 March 2022 was £2m (2020/21: £9m) with a pravision of £1m [2020/21: £5m)] leaving a nel accrued
income balance of £1m [2020/21: £4m). The percentage of gross accrued income provided for is 57% [2020/21: 60%].

The table below summarises the movemnent in provisioning for impairment of tenant debtors and accrued income during the year ended
31 March 2022.

Propaortianally

. _— - _ Group consaolidated
Movement in provisions for impairment of tenant debtors and accrued income m €m
Provisions fer impairmenit of tenant deblors and accrued income as at 31 March 20217 62 78
Increase in provisions for impairment of tenant dehtors and accrued income due te scquisiion on 1 Apnil 20214 ° - 5
Provisions for impairment of tenant debtors and accrued income as at 1 April 2021 62 83
Write-offs af tenant debtors 18l 19
Movement in pravisians far impairment of tenant debtors [8) (121
Movement in provisiens for impairment of accrued income (1 4]
Total provision movement recognised inincome staiement 7) 113)
Pravisions for impairment of tenant debtors and accrued income as at 31 March 2022 47 61

1. The provisions for impairment of tenant debtors and accrued income as at 1 Apnil 2021 en a preportionately consalidated basis is £5m higher than he propartionately
cansolidated provision recognised as at 31 March 2021. This is as a result of the acquisilion of the rernaining 21.9% units of Heccules Unit Trust on ¥ April 2023,
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13 Debtors continued

The impact of Covid-19 has given rise to an increase in trade debtors due from lenants as a result of delays in receiving payment,
however this has decreased for the year ended 31 March 2022, as the UK economy emerges from the pandermic. Provisioning for
impairment of trade debtors is considered to be a key source of estimation uncertainty at the balance sheet date and, as a result, we
include sensitivity tables, below, to illustrate the impact of changes in assurmptions on provisions for impairment of trade debtors and
accrued income recognised at the balance sheet date.

The key assumplions within the expected credit loss modet include the loss rates assumed for each credut risk rating, ageing
combination, historic experience collection rates and a tenant’s assigned credit risk ratings. The sensitivity table, below, iltustrates

the impact on provisions as a result of firstly, changing the absolute loss rate percentages for each ageing and credit risk category and
secondly, the impact of changing the percentage share of high and low risk debtors for Retail & Fulfitment tenants only, i.e. assuming
10% of debtors move from medium 1o high risk ang 10% of debtors move from low to medium risk and vice versa. A 10% increase or
decrease represents management’s assessment of the reasonable possible change in loss rates.

Impact an pravisions Impact an provisions
0% tncreaseln % 10% Decreasain %
Provision at 10% Increase in 10% Decrease in share of high risk share of high risk
31 March 2022 loss rates! loss rates' tenant debtors! tenant dehtors?
£m £m £m fm £m
Previsions for impairment of tenant deblers 48 1 ) 2 12}
Provisions for impairment of accrued income 1 - - - - -
Group total provision for impairment of tenant debtors
and accrued income 47 1 1) 2 12)
- . - . . Impagl on provisians Impact an provisions
o 10% Increase in % 10% Decreasein %
Provision at 10% Increase in 0% Decrease in share of high risk share of high risk
31 March 202! {oss rates' Logs rates! lenani deblors? tengnt debtors !
Em £m £m £m £m
Pravisions for impairment of tenant debtors 57 1 16] 5 19l
Pravisions for impairment of accrued income 5 - 1] 1 (1)
Group total provision for impairment of tenant debtors
and accrued income 62 1 [7) & (8)

1. This sensitivity anakysis has been perfarmed on high and law risk tenants and tenants in CYA or Administration only as the significant esumation uncertainty is wholiy related o
these.

2. This sensilivity anatysis has been performed on Retait & Fulfilment tenants enly, A movernent in the share of Campuses tenant debtars within each credil risk raling has not
been considered as rnanagement believes there is fess uncertainty associated 10 the assumption on Campuses tenants’ credit risk ratings.

14 Creditors

2022 2021

&m £m

Trade creditors 74 95
Accrials 70 48
Deferred income (1] 42
Other taxaticn and social security 25 25
Lease liabilities [ 5
Rental depasils due 1o tenants 4 4
245 219

Trade creditors are interest-free and have settlement dates within one year. The Directors consider that the carrying amount of trade
and other creditars 1s approximate to their fair value.

15 Other non-current liabilities

022 2€21

£m £m

Lease liadilities 125 128
Deferred income 27 -
152 128
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16 Deferradtax
The movement an deferred tax is as shown below:

Deferred tax assets year ended 31 March 2022

The British Land Company PLC 00621920

1 April Dehited to Credited 31 March
Fiiril incame to equily 2022
im im £m £m
Temporary differences - - - -
Deferred tax liabilities year ended 31 March 2022
m £m £m £m
Praperty and investment revafuations - - - -
Net deferred tax liabilities - - - _
Deferred tax assets year ended 31 March 2021
1 April Debited to Credited 31 March
2020 incoma 1o equily 2021
£m £m £m Em
Temporary differences 5 15) - -
T B 5 7 TlEf T - - o
Deferred tax liabilities year ended 31 March 2021 f
tm €m E€m Em
Properly and inveslment revalualions ] s 6 . _
[6) - [ -
Net deferred tax assets {Liabilities) (1] 6] 3 - !

The following corporation lax rates have been substantively enacted; 19% effective from 1 April 2017 and 25% effective 1 April 2023
The deferred tax assets and liabilities have been calculated at the tax rate effective in the period that the tax is expected to crystallise.

The Group has recognised a deferred tax asset catculated at 19% [2020/21: 19%) of £nil {2020/21: Enil) in respect of capital losses fram
previous years available for affset against future capital profit. Further unrecognised deferred tax assets in respect of capital losses of

£137m (2020/21: £137m) exist at 31 March 2022,

The Group has recognised deferred tax assets on derivative revaluations to the extent that future matching taxable profits are expected
to arise of £nil (2020/21: £nill. At 31 March 2022 the Group had an unrecognised deferred tax asset calculated at 19% [2020/21: 19%)] of

£47m [2020/21: £45m in respect of UK revenue tax losses from previous years.

Under the REIT regime development preperties which are sold within three years of completion do not benefit fram tax exemnption. At
31 March 2022 the value of such properties is £1,429m (2020/21: £801ml and if these properties were to be sold and no tax exemption

was available the tax arising would be £21m [2020/21: £0.3m).
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17 Net debt
2022 2021
Fealngte im Em
Secured on the assets af the Group
5.264% First Mortgage Debenture Bands 2035 347 361
5.0055% First Morigage Amortising Debentures 2035 88 89
5.357% First Mortgage Debenture Bonds 2028 227 241
Bank loans 1 347 358
1,009 1,049
Unsecured
4.635% Senior US Ootlar Notes 2021 P4 - 157
4.766% Senior US Oollar Notes 2023 2 1m 102
5.003% Senior US Dollar Notes 20246 2 &6 67
3.81% Senior Nates 2024 102 1
3.97% Senior Nates 20246 103 12
2.375% Sterling Unsecured Bond 2029 298 298
4.14% Senior US Dollar Notes 2025 2 7 77
2.67% Senior Nates 2025 37 37
2.75% Senior Nates 2026 7 37
Floating Rate Senior Notes 2028 80 80
Floating Rate Senior Notes 2034 102 102
Facilities and gverdrafts 404 181
1,607 1,361
Gross debt” 3 2,616 2,410
Interest rate and currency derivative liabilities 94 128
Interest rate and currency derivative assets (971 {135]
Cash and short lerm deposils 45 741 (154)
Total net debt 2,541 2,249
Net debt attributable to non-controlling interests 1 (78]
Net debt attributable to shareholders of the Company 2,542 2179
Total net debt 2,541 2,249
Amounts payable under teases [Notes 14 and 15) 131 133
Total net debt (including lease liabitities) 2,672 2.382
Net debt aitnbutable to non-conirolling interests [including lease liabilities} 4 1 (75)
Netdebt attributable to shareholders of the Company {including lease liabilities] 2,673 2.307
1. These are non-recourse borrowings with no recourse for repayment to ather companies or assets in the Group.
2022 2020
£m £m
Hercules Unit Trust JL7 358
347 358

. Principal and interest on these borrowings were fully hedged into Sterting a1 a floating rate at the time of issue.

L ora

non-recourse companies of £985m.

LR

. Cashand deposits not subject to a security interest amount to £64m [2620/21: £145m,
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. The prircipal amount of gross debt at 31 March 2022 was £2.562m (2020/21: £2,291m]. Included in this is the principal amount af secured borrowings and other barrowings of
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17 Net debt continued
Maturity analysis of net debt

2022 2021

Em £m

Repayable: within ene year and on demand 189 161
Between: opne and two years 27 169
two and five years 854 846

five and ten years 659 738

ten and fifteen years 485 4%

fifteen and lwenty years 150 -

- 2,427 2,249

Gross debt 2,616 2,410
inlerest rate and currency derivalives 8] 7
Cash and short term deposits 174) 1154)
Net debt . 254 2249

Fair value and book value of net debt
022 2021

Fair value Baok value Dillerence Fair vatue Book vatue Dilferance

im £m £m £m Em £m

Debentures and unsecured bonds 1,745 1,665 80 1.978 187 107
Bank debl and gther floating rate debt 955 951 A Séb 53¢ 7
Gross debt 2,700 2,616 1A 2526 2410 114
Interestrate and currency denvative liabilities - - 96 96 - 128 128 -~
Interest rale and currency derivative assets 97 197) - £139) 11391 -
Cash and short term deposits (74] (74) - 1154] 1154] -~
Net debt 2,425 2,541 84 2,363 2,249 114
Net debt atiributable to nen-cantrolling interests 1 1 - (70l {701 ~
Net debt attributable to shareholders of the Company 2,626 2,542 84 2293 2179 114

The fair values of debentures and unsecured bonds have been established by obtaining quoted market prices from brokers

The bank debt and other floating rate debi 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.

Shart termn 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 value hierarchy level of debt held at amortised costis Level 2 [as defined in Nate 18],
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17 Net debt continued

Loan to Value (LTV)

LTV is the ratio of principal value of gross debi less ¢ash, shart term deposits and liquid investments to tha aégregate value of properties
and investments, excluding non-controlting interests.

Group LTV
022 2021
m £m
Group LTV 26.2% 25.1%
Principal amaunt of gross debt 2,562 2.9
Less debt attributable to non-cantrolling interests - {73
Less cash and short term deposits [balance sheet] 74) ti34f
Plus cash atiributable to non-controlling imerests 1 8
Total net debt for LTV calculation 2,489 2,066
Group property portfolio valuation [Nete 10 6,944 6,267
tnvestments in joint ventures {Note 11) 2,5M 2120
Other investments and property, plant and equipment [balance sheet]’ 46 26
Less property angd investments aitributable 1o non-controlling interests 15) [163)
Total assets for LTV calculation 9,488 8,230

1. The E22m difference hetwean olher investments and plant, property and equiprnent ger the balance sheet totatting E58m., relates to a right-of-use asset recognised under 3
lease which is classilied as property, plant and equipment which i ot included within Total assets for the purposes of the LTV calculation.

Proportionally consolidated LTV

1022 021

£m £m

Proportionatly consolidated LTV 32.9% 32.0%
Principal amount of gross deblt 3,648 3.262
Less debt attributable to non-controlling interests - (79]
Less cash and short term deposits 1191 (258)
Plus cash altributable te non-controlling interests 1 10
Total net debt for proportional LTV calculation - 3,458 2935
Group property portfolio valuation INote 10| 5,944 5,247
Share of property of joint ventures [Note 10} 3,538 3.048
Other invesiments and property, plant and equipment [balance sheet)! 46 26
Less property attributable to non-controlling interests {15) 1163}
Total assets for gropertional LTV calculation 10,513 2.158

1. The £22m dilference between giher investments and plant, property and equipment per the balance sheet tatalling £8m, relates 1o a right-of-use assei recogmised under a
lease which is classified as property, plant and equipment which s nol inctuded within Total assels for the purposes of the LTV catculation,
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17 Net debt continued
British Land Unsecured Financiat Covenants
The two financiat.covenants applicable to the Group unsecured debt are shown below:

2022 20721

fm Em

Net Borrowings not to exceed 175% of Adjusted Capital and Reserves 36% 3%
Principal amount of gross debt 2,562 229
Less the ralevant propartion of barrowings of the parily owned subsidiary/non-controlling interesis - (791
Less cash and deposits fbalance sheet) 174) [154]
Plus the relevant proportion of cash and depasits of the partly owned subsidiary/nen-controlling interests 1 8
Net Borrowings 2,489 2.066
Share capital and reserves [balance sheet) 6,723 5,983
Trading property surpluses [EPRA Table A) 8 9
Exceptional refinancing charges [see below| 176 163
Fair value adjustments of financial instruments {EPRA Tabie A) 4Lb 118
Less reserves atiributable to non-contralling interests lbalance sheet) (15} 1591
Adjusted Capitat and Reserves 4,946 6,234

In calculating Adjusted Capital and Reserves for the purpose of the unsecured debt financial covenants, there is an adjustment of £174m
[2020/21: £188m) to reflect the cumulative net amortised exceptional items relating to the refinancing’s in the years ended 31 March
2005, 2006 and 2007.

w22 2024

im £m
Net Unsecured Barrowings not to exceed 70% of Unencumbered Assets 0% 25%
Principal amount of gross debt 2,562 2291
Less cash and deposits not subject to a security interest (64) {1394
Less principat amount of secured and non-recourse borcawings [985] [998]
Net Unsecured Barrowings 1,513 1,154
Group property portfolio valuation (Note 10) 6,944 6,247
Investments in joint ventures and funds [Note 11] 251 2,420
Other investments and property. plani and equiprment [balance sheet)! 45 26
Less investments in joint ventures 12,511 {2,120
Less encumbered assets [Note 10) (1,915) [1.592)
Unencumbered Assets 5,075 4,681

1. The £22m diflerence between other investments and plant, groperty and equipment per the balance sheet totalling £48m, reiates to a nght-of-use asset recognised under a
tease which is classifiad as property, plant and equipment which is nat inctuded within Total assets far the purpases of the LTV calculation.
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17 Net debt continued

Reconciliation of movement in Group net debt for the year ended 31 March 2022

The British Land Company PLC 00621920

Arrangement
Fareign casts
on Cash flows Transters? exchange Fair vatue  amortisalion 2622
im £m £m £m &m £m £m
Short term borrowings 161 {159] 189 - (& 2 18%
Long term barrowings 2,249 429 [1891 17 {761 (3] 2,427
Derivatives' (7 7 - (17 16 - 1)
Total liabilities from financing activitiest 2,403 277 - - [64) 1) 2,615
Cash and cash equivalents {154) 80 - - - - {74)
Net debt 2,249 357 - - [64) 1] 2,541
Reconciliation of moverment in Group net debt for the year ended 31 March 2021
Arrangement
Foreign Costs
2020 Cash flows Transters? exchange Fair value amartisalion 2021
£m m Em Em £m £m fm
Shart term borrowings 437 16371 161 - 12 2 161
Lang term borrowings 2,865 13671 a1l |44} [461 2 2.249
Derivatives? (62) 14 - 4h 13) - {7
Total liabilities from financing activities® 3,440 1990] - - 1511 & 2.403
Cash and cash eguivalents 1193) 39 - - - {194
Net debt 3,247 [951) - - 151] 4 2249

1. Cash fows on derivatives include E15m of net receipts on denvative interest,
2. Cash flows on derivalives include £24m of net receipts on derivative interest,
3. Transters comprises debt maturing from lang term ta short lerm borrowings.
4.

Cash flows of £277m shown above represents net cash Hows on capital payments in respect of interest rate derivatives of £8m, decrease in bank and other borrowangs of

£213m and drawdowns on bank and other barrowings of £483m shawn in the consclidated statement of cash flows, atong with £15m of net receipts on derivalive interest,
5. Cash flows of £390m shown abave represents net cash flows on capitat paymenits in respect of interesi rale derivatives of £ 10m, decrease in bank and other borrowings of

E1.218m and drawdowns on bank and other barrowings of £234m shown in the canselidated statement of cash llows, along with £24m of net receipis on derivative interest.

Fair value hierarchy

The table below provides an anslysis of financial instruments carried at fair vatue, by the valuation method. The fair value hierarchy

levels are defined in Note 10.

2622 2021

Level | Level 2 Level 3 Tatal Levei 1 Level 7 Lewel 3 Total

£m £m £m £m £m Em Lm £m

Interast rate and currency derivative assets - 197 - 97 - [139] - {135]
Other investments - fair value through prefit

or loss [Note 12| - - t28) {28) - - 16) {6)

Assets - (971 (28] 1125) - [135] (6] {141]

Interest rate and currency derivative liahilities - 96 - 96 - 128 - 128

Liabilities - 96 - 9% - 128 - 128

Total - 1) (28] (29) - (7] (&} 113l
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17 Net debt continued
Categories of financial instruments

2022 2021
£im £m
Financial assets
Amortised cost
Cash and short term deposits 74 154
Trade and other debiors [Note 13} 28 42
Other investments (Note 12) [ 2
Fair value through profit or loss
Derivatives in designated fair value hedge accounting relationships’? 59 126
Derivatives not in designaled hedge accounting relationships 3 9
Qther invesimenis {Note 12| 28 [
231 339
Financial liabilities
Amaortised cost
Creditars [Note 14) (157 [41]
Grass debt . C (2,418 [2.4101
Lease liabilities (Notes 14 and 15| (131 {1334
Fair value through profit or loss
Derivatives not in designated accounting relatianships 195) {128}
(3,000 [2,812)
Total (2,789] 12.473)

§. Jerivative assels and liabilities in designaied hedge accounting relationships sit within the derfvative assets and derivative Gabilities balances of the consolidated balance sheet.
2. The fair value of derivative assets in designated hedyge accounting relalionships represenis the accurmulated amount of fair value hedge adjustrments on hedged ilems.

Gains and losses on financial instruments, as classed above, are disclosed in Note 6 [net linancing casts), Note 13 (debtors),

the consolidated income statement and the consolidated statement of cornprehensive income. The Directors consider that the

carrying amounts of other investments are approximate to their fair value, and that the carrying amounts are recoverable.

Capital risk management

The capital structure of the Group consists of net debt and equity attributable to the-equity holders of The British Land Company PLC,
comprising issued capital, reserves and retained earnings. Risks relating to capital structure are addressed within Managing risk in
delivering our strategy on pages 84-96, The Group's objectives, policies and processes for managing debt are set out in the Financial
policies and principles on pages 81-83.

Interest rate risk management
The Group has transitioned its existing LIBOR based debt and derivalives to SONIA. The transition and the assaciated casts have not had
a material impact upon the Group.

The Group uses interest rate swaps and caps 1o hedge exposure to the variability in cash liews an floating rate debt, such as revalving
tank facilities, caused by movements in market rates of interasl. The Group's cbjectives and processes for managing interest rate risk
are set out in the Financial policies and principles on pages 81-83.

At 31 March 2022, the fair value of these derivatives is a net liability of £45m [2020/21: £124ml. Interest rate swaps with a fair value of £nil
have been designated as cash flow hedges under IFRS 9.

The inaffectiveness recogaised in the income statement on cash flow hedges in the year ended 31 March 2022 was £nil [2020/21: €nill.
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17 Net debt continued

The cash flows occur and are charged to profit and loss until the maturity of the hedged debt. The table below summarises variable rate
debt hedged at 31 March. )

Variable rate debt hedged

2022 2021

£m £m

Outstanding:  at one year a00 875
at two years 550 1,050

a1 five years s00 250

at en years 250 250

Fair value hedged debt
The Group uses interest rate swaps {0 hedge exposure on fixed rate financial liabilities caused by movements in market rates of interest.

At 31 March 2022, the fair vaiue of these derivatives is a net asset of £38m [2020/21: £132m). Interest rate swaps with a fair value assel of
£59m have been designated as fair value hedges under IFRS 9 (2020/21: asset of £126m].

The cross currency swaps of the 2023/2025/2026 US Private Placements fully hedge the foreign exchange exposure at an average
floating rate of 159 basis points above SONIA. These have been designated as fair value hedges of the US Private Placements.

Interest rate profile - inciuding effect of derivatives

2022 2071

£m £m

Fixed or capped rate 2,541 2,249
2,541 2249

All the debt is effectively Sterling denaminated except for £15m of USD debt of which £15m is at a variable rate (2020/21: Eé6m.

Al 31 March 2022 the weighted average interest rate of the Sterling fixed rate debt is 4.2% [2020/21: 4.2%). The weighted average period
for which the rate is fixed is 8 3 years (2020/21; 9.2 yearsl.

Proporticnally consolidated net debt at fixed or capped rates of interest

2022 2021
Spot basis 100% 100%
Average over next five-year forecast pericd 79% 78%
Sensitivity table - market rate movements
w22 202}
Increase Decrease Increase Decrease
Movemenl in interest rates [bps)’ &7 &7 78 (78]
Impact on underlying annual profit [Em) {4} 9 19] t0
Movement in medium and long term swap rates [bps|? 139 113%) 151 (161)
Impact on cash {low hedge and non-hedge accounted derivative
valuations [Em] 75 [72] 74 (60)

I. The movement used for sensitivity analysis represents the largest annual change in SONIA avar the last 10 years. The 2070/21 comparative used the largesi annual change in
the three-month Sterling LIBOR over the last 10 years.
2. Thas movemnent used for sensitivity analysis represents the largesl annual change in the seven-year Sterting swap rate over the last 10 years.
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17 Net debt continued

Foreigh currency risk management

The Group’s policy is to have na material unhedged net assets or liabilities denomimated in foreign currencies, The currency risk

on overseas investments may be hedged via foreign currency denominated borrowings and derivatives. The Group has adopted net
investment hedging in accordance with IFRS ¢ and therefore the partion of the gain or loss on any hedging instrument that is determined
to be an effective hedge is recognised directly in equity. The ineffective portion of the gain or loss on any hedging instrument is
recognised immediately in the income statement.

The table below shows the carrying amounts of the Group’s foreign currency denominated assets and liabilities. Provided contingent tax
on overseas investments is not expected to occur it will be ignored for hedging purposes. Based on the 31 March 2022 position & 27%
appreciation [argest annual change over the last 10 years) in the USD relative to Sterling would result in a £nil change [2020/21: Enill

in reported praofits.

Assets Lishilities
1022 2021 022 2021
£m L m Lin
USD dengminated 20 8 20 b

Credit risk managemant

The Group's approach to credit risk management of counierparties is referred to in Financ:al policies and principles on pages 81-83
and the risks addressed within Managing risk in delivering our strategy on pages 84-96. The carrying amount of financial assets
recorged in the financial statements represents the Group's maximum exposure to credit risk without taking account of the value
of any collateral obtained.

Banks and financial institutions:
Cash and short term deposits at 31 March 2622 amounted to £74m [2020/21: £154m). Cash and short term deposils were placed with
financial institutions with BBB+ or better credit ratings. :

At 31 March 2022, the fair value of all interest rate derivative assels was £97m (2020/21: £135ml.

At 31 March 2022, prior to taking into account any ofiset arrangements, the {argest combined credit exposure ta a single counterparty
arising from money market deposits, liquid investments and derivatives was £43m (2020/21: £47m). This represents 0.4% (2020/21: 0.8%l|
of gross assets.

The deposit exposures are with UK banks and UK branches of internationat banks.

Trade debtors:

Trade debtars are presented net of provisions for impairment for expected credit losses. Expected credit losses are calculated on initial
recognition of trade debtors and subsequently in accordance with IFRS 9. taking into account historic and forward-looking information.
See Note 13 for further details and credit risk related disclosures.

Lease incentives:

Lease incentives are included within the investment property balance and provisions far impairment for expected credit losses for lease
incentives are recognised within trade debtors. Expected credit losses are calculated on initial recognition of tenant incentives and
subsequently in accordance with IFRS 9, taking into account histaric and forward-looking information. See Note 10 for further details
and credit risk related disclosures.

Liquidity risk management
The Group’s agproach to liquidity risk management is discussed in Financial policies and principles on pages 81-83, and the risks
addressed within Managing risk in detivering our strategy on pages 84-94.

The following table presents a maturity profile of the contracted undiscounted cash flows of financial liabilities based on the earliest date
on which the Group can he required to pay. The table includes both interest and principal flows. Where the interest payable is not fixed,
the amount disclosed has been determined by reference to the projected interest rates implied by yield curves at the reporiing date.

For derivative financial instruments that settle on a nel basis (e.g. interest rate swaps) the undiscounted net cash flows are shownand  *
for derivatives that require gross settiement (e.g. cross currency swaps| the undiscounted gross cash flows are presented. Where
payment obligations are in foreign currencies, the spot exchange rate ruling at the balance sheet date is used. Trade crediters and
amounts owed {o joint ventures, which are repayshle within one year, have heen excluded irom the analysis.

The Group expects to meet its financial liabilities through the various available liquidity sources, including a secure rental income profile,
assel sales, undrawn committed barrowing facilittes and, in the longer term, debt refinancing’s.
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17 Net debt continued
Liquidity risk management continued

The British Land Company PLC 00621920

The future aggregate minimum rentals receivable under non-cancellable operating leases are shown in the table on the following page.
Income from jaint ventures is not inctuded on the following page. Additicnal liquidity will arise from letting space in properties under

construction as well as from distributions received from joint venlures.

2022

Within

Fallowing

Three to Qver live

one year year five years years Total
m £m £m £m im
Debt! M 282 830 1.288 2,51
Interest on debt B9 87 195 227 598
Oerivaiive payments 1 102 187 77 357
L_ease liahility paymenis 9 10 29 325 373
Total payments 300 481 1,221 1,917 3,919
Derivative receipts (29} 1136} [145) {5) 1335)
Net payment 271 345 1,094 1,912 3,584
Operaling leases with tenants 282 239 450 470 1,481
Liquidity surplus [deficit) " (106) [566) 1,462} 12,103)
Cumulative liquidity surplus [(deficit) 11 [95) [661] (2,103)
2021
Within Fallawing Three to Quer five
ene year yaar live years years Total
Em £m £m £m {m
Debt! 161 i71 785 1.233 2,330
Interest on debt 76 7 189 270 408
Derivative paymenits 148 15 199 145 507
Head lease payments 8 g 29 329 © 375
Total payments 393 268 1,202 1,957 3.820
Derivative receipts 1191) 125) (221} (74] (5111
Net payment 202 261 981 1,883 3.309
Operating leases with tenanis - 290 241 505 555 1,591
Liguidity surplus [deficit] 88 (21 [476) (1,328] {1.718)
Cumulative liquidity surplus {deficit) 88 86 [390) {1,718}

1. Gross debt of £2,616m [2020/21: £2,410ml represents the tatal of £2.5%1m [2020/21: £2,330m), less unamertised issue costs of €9m 12020/21; £10m, plus fair value

adjustments to detd of £34m [2020/21: £90m].

Any short term liquidity gap between the net payments required and the rentals receivable can be met through cther liquidity sources
available to the Group, such as committed undrawn borrowing facilities. The Group currently holds cash and short term deposits of
E74m of which £64m is not subject to a security interest [see footnote 5 to net debt table on page 203} Further liguidity can be achieved

through sales of property assets or investments and financing activity.

The Graup’s property portfolio is valued externally at £6,944m and the share of joint ventures’ property is valued at £3,538m.
The committed undrawn borrowing facilities availabte to the Group are a further source of liquidity. The maturity profite of commutted

undrawn borrowing facilities is shown below.

Maturity of committed undrawn borrowing facilities

2022 2021

£m Em

Maturity date. over five years 70 47
betwaen four and five years [An)] 1.04%9

between three and four years 406 294

Total facilities available for more than three years 877 1,690
Between lwo and Lhree years 340 -
Belween one and two years 50 -
Within one year - -
Total 1,287 1,690

The undrawn facilities are comprised of British Land undrawn facilities of £1,287m.
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18 Leasing

Operating leases with tenants

The Group leases oui all of its investment properties under operating leases with a weighted average lease length of six years
{2020/21: five years). The future aggregate minimum rentals receivable under non-cancellable operating leases are as follows.

2022 2021

£m Em

Less than ane year 282 290
Between one and two years 239 241
Between three and five years 490 505
Between six and ten years 349 392
Berween eleven and fifteen years T4 10
Between sixleen and twenty years kli} 33
Altar twenly years 17 20
Total 1,481 1,591

Lease commitments

The Group's leasehold invesiment properties are typically under non-renewable leases without significant restrictions. Lease liabilities
are payable in line with the disclosure below and no contingent rents were payable in either period. The lease payments mainly relale
to head leases where the Group does not own the freehold of a property.

2022 2021

* Minimum Minimum

lease lease
payments tnterest Principal payments Interast Principal
fm im m £m fm fm

British Land Group

Less than one year ‘ 9 3 [ ] 3 5
Between one and two years 10 3 7 El 3 6
Between two and five years 29 ] 21 29 9 20
Mare than five years 325 228 97 329 227 102
Tatal 373 242 131 375 262 133

Lass future finance charges [242) [242)

Present value of lease obligations 131 133
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19 Dividends

The Final dividend payment for the six-month period ended 31 March 2022 witl be 11.60p. Payment will be made on 29 July 2022 to
shareholders on the register 3t close of business on 24 June 2022. The Final dwidend wilt be a Praperty Income Distributien and no
SCRIP alternative will be offered.

PIO dividends are paid, as required by REIT legislatian, aftar deduction of withholding tax at the basic rate lcurrenily 20%I, where appropriate.
Certain classes of shareholders may be able te elect to receive dividends gross. Please refer to our website britishland.comy/dividends
for details.

Peance per 2022 2024

Payment date Dividend share £m Em
Current year dividends
29.07.2022 2022 Final : 11.50
07.01.2022 2022 Interim 10,32 95

21.92
Prior year dividends
06.08.2021 2021 Final 664 62
19.02.2021 2021 tnterim 8.40 78

15.04
Dwidends in consolidated slatement of changes in equity 157 78
Diidends settled in shares - -
Dividends settled in cash 157 78
Timing difference relaiing lo payment of withholding tax i12) i2)

" Oividends in.cash flow statement 155 174)

20 Share capital and reserves

i 2022 2021
Number of grdinary shares inissue at 1 April 937,981,992  937,938.097
Share issues 127,441 43,895
At 31 March : 938,109,433 937981992

Of the issued 25p ordinary shares, 7,376 shares were held in the ES0OP trust (2020/21: 7,3746), 11,264,245 shares were held as treasury
shares (2020/21:11,266,245) and 926,835,812 shares were in free issue (2020/21: 926,709.543). No treasury shares were acquired by the
ESOP trust during the year. All issued shares are fully paid.

Hedging and translation reserve

The hedging and translation reserve comprises the effective portion of the cumulative net change in the fair value of cash flow

and foreign currancy hedging instruments, as well as all foreign exchange differences arising from the transiation of the financial
statements of foreign operations. The foreign exchange differences also include the translation of the liabilities that hedge the
Company's net investment in a foreign subsidiary. £12m hzs bean reclassified from the hedging and translation reserve to the
inceme statement in the year ended 31 March 2022. relaling to cumulstive foreign exchange gains on disposal of the net investment
in a foreign subsidiary.

Revaluation reserve

The revaluation reserve relates to owner-cccupied propertias and investments in joint ventures. £30m was transferred from the
revaluation reserve to retained earnings in the year ended 31 March 2021, relating to the disposal of owner-cceupied properties.
There were no transfers for the year ended 31 March 2022.

Merger reserve
This comprises the premiurn on the share placing in March 2013, No share premiurm is recorded in the Company’s financial statements,
through the operation of the merger relief provisions of the Companies Act 2004,
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20 Share capital and reserves continued

Ab31 March 2022, options cver 1,450,784 ordinary shares were outstanding under employee share eption plans. The options had a
weighted average life of 2.7 years. Details of outstanding share options and shares awarded ta employees including Executive Directors
are set out below and on the following page:

Exgreise dates

At 31 March ) Vested but Exercisec/ AV 31 March Exercise
Date of grant 2021 Granted  nol exercised Yested Lapsed 2022 price [pencel Fram Te
Share options Sharesave Scheme
20.06.14 i 5230 - - - {5,236} - 808.00 0i.09.21 010322
21.06.17 13,049 - - - 12,342 10,687 508.00 01.09.2t 01.03.23
29.06.18 23,626 - - - (23.428) - 549.00 01.09.21  01.03.22
29.06.18 23.601 - - - {1.43% 21,382 549.00 01.09.23 010324
18.06.19 120,621 - - 11.172} (18,187) 101,262 435.00 01.0922 01.03.23
18.06.19 19,580 - - [3.103} 17,2391 9.238 435.00 01.09.24 010325
07.07.20 469,065 - - [2,55%9) [58,291) 40B,215 336.00 01.09.23 01.03.24
07.07.20 350,147 - - [1.785) 241061 324,256 336.00 01.09.25 01.03.26
06.07.21 - 114,643 - - 102111 104,432 414,00 0109.24 01.03.29
06.07.21 : - 93.964 - - [7,100] 86,864 4£14.00 01.09.26 01.03.27
1.026119 208.607 - 18,6191 11577911 1,066,316 '
Long Term Incentive Plan - options vested, not exercised
28.06.11 791.304 - - - 1791,304] - 575.00 2806.14 28.06.21
19.12.11 47509 - ~ - {47,509 - 451,00 191204 19.12.21
14,0912 785,719 - - - 1743.494) 42,225 538.00 140915 14.09.22
20.12.12 33.095 - ~ - - 33,095 563.00 201245 2012.22
0508.13 108.588 - - - - 108,588 601.00 05.0816 050823
0512.13 114,618 - - - - 114,618 400.00 05.12.14 05.12.23
1882833 - - - {1,562,307] 100,526
Long Term Incentive Plan - unvested options
260618 83,942 - - - - 81,942 682.20 250621 25.06.28
83.942 - - - - 83,942
Total 2,990,894 208,607 - 18,619) 11,740,098) 1,450,784
Weighted average exercise
price of options [pence) 495 [ATA - 385 540 430
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20 Share capital and reserves continued

Share price
Al 31 March Exercised/ . Al 31 March  algrani date
Date of grant 2023 Granted Vested Lapsed 2022 Ipence]  Vesting date
Performance Shares Long Term Incentive Plan
2606.18 752,346 - - 1752.348) - 481.40  25.06.21
23.07.19 825,295 3515 - - 828,810 53560  23.07.22
220620 849,790 4137 - - 853,927 408.90  22.06.23
22.06.21 - 883644 - - BBBALS 51680 220624
020821 - 238945 - - 238,945 519.40 020824
01.09.21 - 61,294 - - 41,294 542.00 010924
19.07.21 - 60,944 160,944} - - 48250 09.10.21
19.07.21 - 19.612 - - 19,612 48250 13.05.22
19.07.21 - 9.403 - - 9.403 48250 21.0522
19.67.21 - 44,273 - - 44,273 48250 12.05.23
19.67.21 - 28,209 - - 28,209 482.50 12.05.24
19.07.21 - 9,403 - .- 9,403 482,50  12.05.25
19.07.21 - 6,057 14,015) (2.042) - 48250 210522
19.07.21 - 124,948 - - 123,948 48250 03.07.23
19.07.21 ' - 121,787 - - 121,787 482.50 020824

2427431 1,601,171 164,959)  [754.408) 3,209,255

Restricted Share Plan

260618 - o T 551,313 - 551813 - = 681.40 250621
19.06.19 739,300 - - (34,374) 704,926 538.00 19.06.22
220620 842,062 - [51,242) 790,820 41240 720623

22.06.21 - 947935 - 156,832) 891,103 51680 220624
2,133,175 947935  {851,813] 1142 448) 2,386,849

Total 4,960,626 2549106  [616,772] [B96.858) 5,596,104
Weighted average price of shares (pence) 531 512 460 450 489

21 Segment information

The Group allocates resources to investment and asset management according to the sectors it expects te perform over the medium
term. The Group previously reported under three operating segments, being Offices, Retail and Canada Water. From 1 April 2021,

the Group changed its reporting, to report under two operating segments, Campuses and Retail & Fulfilment. The Campuses sector
includes the former segments of Offices and Canada Water in addition to residential praperties. These changes are in line with our
revised strategy and how Management now reviews the performance of the business. ODue to the changes in the segments, the
comparative figures have been restated in the below segmental disclosures.

The relevant gross rental income, net rental income, aperating result and property assets, being the measures of segmenl revenue,
segment result and segment 2ssets used by the management of the business, are set out on the following page. Management reviews
the performance of the business principally on a proportionally consolidated basis, which inctudes the Group's share of joint ventures
on a line-by-line basis and excludes non-controlling interests in the Group's subsidtaries. The chief operating decision maker for the
purpose of segment infarmation is the Executive Committee.

Gross rental income is derived from the rental of buildings. Operating result is the net of nat rental incame, fee income and
administrative expenses. No customer exceeded 10% of the Group's revenues in either year.
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21 Segmentinformation continued

Segment result

The British Land Company PLC 00621920

Campusaes Retail & Fulfilment Unallacated Total
Restated Reslated Restated Restated
2022 2021 2022 021 2022 202) 2022 2021
£m £m £m £€m €m Em im Em
Gross rental income
British Land Group 143 144 193 195 - - 336 k13
Share ¢f joint ventures N 86 54 56 - - 147 142
Tatal 234 252 249 251 - - 483 503
Net rental income
British Lang Group 117 139 174 126 - - 293 265
Share of joint venlures 77 &9 52 28 - - 129 97
Total 194 208 228 154 - - 422 342
Operating result
British Land Group 120 134 1M 121 (60 148 231 207
Share of joint ventures 73 49 51 28 121 - 122 97
Total 193 203 222 149 [(62] {48) 353 304
’ . N 1022 2021
Recaonciliation to Underlying Profit £m m
Operating result 352 304
Nel financing costs (102] (103
Underlying Profit 251 201
Recenciliation to profit lloss) on ordinary activities before taxation
Underlying Profit 251 20
Capital and other 705  {1,257)
Underlying Profit attributable to non-controlling interests 2 3
Total profit {loss) on ordinary activities before taxation 958 [1,053]
Reconciliation to Group revenue
Gross rental incomne per operating segment result 483 503
Less share of gross rental income of joint ventures 147) 142]
Plus share of gross rental income attributable to non-controlling interesis 2 16
Gross rental income (Note 3) 338 377
Trading properiy sales proceeds 9 -
Service charge income 62 b4
Management and performance fees [from joint ventures) 9 7
Other fees and commissions 2] 20
Surrender premium payable [29) -
Revenue {consolidated income statement] 410 468

A reconciliation between net financing costs in the consolidated incorme statement and net financing costs of £102m [2020/21: £103ml
in the segmental disclosures above can be found within Table A in the supplementary disclosures. Of the total revenues above,

£nil (2020/21: £nil) was derived from outside the UK.
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21 Segment information continued
Segment assets

Campuses Retail & Fulfilment Tatal
Restated " Restated ‘Restated
022 2021 2022 2021 2022 02

£m Em im Em Em £m
Property assets
British Land Greup 4,150 4,130 2,788 1,988 6,938 4118
Share of joint venturas 2,826 2418 Ti2 4604 3,538 3.022
Totat 6976 5548 3500 2592 10,476 9.140
Reconciliation to net assets

2022 2021

British Land Group £m £m
Property assels 10,476 2140
Qther non-current assets 69 51
Non-current assets ' 10,545 9.191
Qther net current Liabilities (318) {203)
Adjusted net debt 13,4581  (2,938)
Other non-current liabilities - -
EPRA NTA |diluted] 6,71 6,050
Non-controlling interests 15 59
EPRA adjusiments - {53 - [12¢)
Net assets 6,733 5.983

22 Capital commitments
The aggregate capital commitments to purchase, construct or develap investment groperty, for repairs, maintenance or enhancements,
or for the purchase of investments which are contracted for but not provided, are set out below:

2022 2021

£m Em

British Land and subsidiaries 222 282
Share of joint ventures 332 51
854 333

As part of the Group’s 2030 Sustainability Visien published in 2020, the Group committed to a target of net zero carben emissions by
2030, through offsetting any remaining emissions which have not been mitigated from that date. As part of this, the Group announced
a transition vehicle, funded at a rate of £60 per tonne of embodied carbon generated through its development programme. In relation
to the transition vehicle commiiment, as al 31 March 2022, the Group has committed to spend £15m {31 March 2021: €9m| on carbon
mitigation activities on its standing pertfolio.

23 Related party transactions

Details of transactions with joint ventures are given in Notes 3, 6 and 11. Ouring the year the Group recognised jeint venture
management feas of £9m [2020/21- £7m). Directors are the key management personnel and have the authority and responsibility for
planning, directing and controlling the activities of the entity. Detzils of Directors’ remuneration are given in the Remuneration Report
on pages 127-153. Details of transactions with The British Land Group of Companies Pension Scheme, and other smaller pensicn
schemes, are given in Note §.

24 Contingent liabilities

Group and joint ventures

The Group and joint ventures have contingent liabilities in respect of legal claims, guarantees and warranties arising in the ordinary
course of business. It is not anticipated that any material liabilities will arise from these contingent Liabilities.
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25 Subsidiaries with material non-controlling interests

On 5 July 2027, the Group compteted the acquisition of the remaining 21.9% units of Hercules Unit Trust that the Group did not already
own for a consideration of £38m. Whilst the transaction was completed on 5 July 2021, the Group obtained the risks and rewards of
ownership of the 21.9% of Hercules Unit Trust on 1 April 2021 and therefore the change in ownership percentage and resulting non-
conirolling interests were reflected at this date in the financial statements. The book value of the net assets purchased at 1 April 2021
was £40m and conseguently £40m has been transferred from non-controlling interests to shareholders equity.

As a result, the remaining non-controlting interests in Group subsidiaries, relating to 12.5% of Speke Unit Trust, is no longer material to
the Group and therefore pe further disclosure is included with respect to the ongeing non-controlling interests, with the comparative
information betow setting out the summarised financial information for the consolidated results of the Hercules Unit Trust. The
information belew is the amount before intercompany eliminations. ‘

Summarised income statement for the year ended 31 March

Hercules Unit Trust

2022 2021
m Em
Loss on crdinary activities after taxation - 1214]
Attributable ta non-cantrolling interests - (521
Attributable to the shareholders of the Company - [162)

Summarised balance sheet as at 31 March

Hergutes Unit Trust

2023 200
£m Em
Total assets [ - e ——— —_— B - . b2 ..
Tatat liabilities - 1402]
MNet assets E - 225
Non-controlling interests - 1591
Equity attributable to shareholders of the Company - 166

Summarised cash flows

Hercules Unit Trust

2022 2021

Em £m
Netincrease in cash and cash equivalents - 10
Cash and cash equivalents at 1 Aprl - 29
Cash and cash equivalents at 31 March - 39

26 Subsequent events

In April 2022, post year end, the Group exchanged contracts on the sale of a 73% interest in the majority of the Paddington Central
campus to GIC, forming a new joint veniure with an ownershig split 79:25 for GIC and British Land, respectively. Completion is
unconditional and will accur within three months of the exchange date. The total consideration of £694m is marginally below the
associated investment property carrying value as at 31 March 2022, but net materiatly so.

On comgletion, two investment properties on the campus, 3 Kingdom Street and 5 Kingdom Street, will remain outside the joint venture
but wilt be subject to twa different aption agreements.

Firstly, upon completion the joint venture will be granted an uncenditiona! option to acquire 3 Kingdom Street at the prevailing market
rate, which expires five years from the completion date,

A second unconditional option to acquire the 5 Kingdom Street development site wili also be granted on completion, via a separate 50:50
joint venture with GIC, tor a considecation of £48.5m, which expires six months from the completion date. This amount includes elements
of contingent consideration and so the expected gain or loss on sale is subject to future events.
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27 Audit exemptions taken for subsidiaries

The following subsidiaries are exernpt from the requirements of the Companies Act 2006 relating to the sudit of individual accounts by

virtue of Section 4794 of that Act.

The Britsh Land Company PLC 00621920

Campanies House

Companies House

Name reg number MName reg number
17-19 Bedford Street Limited 07399971 BL Whiteley Limited 11253224
18-20 Craven Hill Gardens Limited 07667839 BL Whiteley Retail Limited 11254281
20 Brock Sireet Limited 07401657 BLO [A] Limited 00467242
Adamant Investment Corporation Lumited 00225149 BLD [Ebury Gate} Limited 03863852
B.L. Holdings Limited 00000529 BLD (S Invesiments Limited 04484750
Bayeast Property Co Limited 00635800 BLD (S Limited 02924321
BF Propco [ No 1] Limited 05270158 BLSSP {PHC 5) Limited 04104061
BF Propco [ No 19} Limited 05270113 BLU Property Managerment Limited 01020347
BF Propco { No 3| Limited 05270196 BLU Securities Limited 03323041
BF Propco ( No 4 | Limited 05270137 British Land |Joint Ventures) Limited 044682740
BF Prapco { No 5} Limited 05270219 British Land City Offices Limiled 03946069
BF Properties [Ne 5] Limited 05270039 British Land Department Stores Limited 05312262
BL Aldgate Oevelopment Limited 05070564 British Land Davelopments Limitad 00490611
BL 8luebutton 2014 Limited 09048771 British Land Fund Management Limited 04450726
BL Broadgate Fragment 1 Limited 09400407 8British Land Hercules Limited 02783381
BL Broadgate Fragment 2 Limited 0%400541 British Land In Town Reiail Limited 03325066
BL Broadgate Fragment 3 Limited 09400411 British Land Industrial Limiled 00643370
BL Broadgaie Fragment & Limited -~ 09400409 British Land lnvestment Management Limited 04088640 .
BL Broadgate Fragment 3 Limited 09400413 British Land Offices [Non-City] Limited 02740378
BL Breadgate Fragment 4 Limited 09400414 British Land Offices Limited 02725156
BL Chess Limited 08548399 British Land Property Advisers Limited 62793828
BL City Offices Holding Company Limited 05002147 Britisk Land Superstores [Non Securitised) 05514283
BL Department Stores Holding Company Limited 046002135 Number 2 Limited

BL Eden Walk Limited 10620935 Broadgate (PHC 8] Lirnited 03707220
B!. European Holdings Limited 03044033 Broadgate City Limited 01765078
BL Euston Tawer Holding Company Limited 11612398 Broadgate Square Limited 01797326
8L Goodman {LP] Limited 05056902 BVP Developments Limited 03534586
BL HC PH CRG LLP 00338244 Canada Water Offices Limited 10182452
BL HC PH LLP 0e317199 Cavendish Geared Lirnited 02779045
BL HC Property Holdings Limited 06894046 Clarges Estate Property Management Co Limited 0B41BB7S
BL High Street and Shopping Centres Holding Limited 04002148 Comgenic Limited 04425658
BL Holdings 2010 Limited 07353945 Derby Investment Heldings Limited 00040492
BL Innovation Properties 2 Limited 05070554 Drake Circus Leisure Limited 09190208
BL Innavation Properties Limited 12293278 Four Broadgate Limited 01881634
BL Inlermadiate Holding Campany 2 Limited 12462158 Hernpat Hotels Limited 02728455
BL Logistics Investment 3 Limited 05189358 Insistmetal 2 Limited 04181514
AL Newport Limited 04947720 Linestar Limited 05656174
BL Office [Nen-City] Holding Company Limited 06002133 Meadowbank Retait Park Edinburgh Limited 05489809
BL Office Holding Company Limited 05995028 Meadowhall Centre {1999} Limited 02261117
BL Osnaburgh St Residential Limited 06874523 Meadowhall Centre Limited 03918046
Bt Paddington Holding Campany 2 Limited 11863744 Moaorage |Property Developments] Limited 01185513
BL Paddinglon Praperty 3 Limited 11863747 Osnaburgh Street Limited 05886735
B Piccaditly Residential Limited 08707494 Paddington Centralil [GP) Limited 05092409
BL Residual Holding Company Limited 05995030 PC Canal Limited 09712919
BL Relait Holding Company Limited 05995033 Piliar Projects Limited 02444288
BL Retail Indirect Investments Limited 12288466 Pillar Property Group Limited 02570518
BL Retail Properties 2 Limiied 13349753 Plymauth Retail Limited 10368357
BL Retail Properties 3 Limited 04869974 Project Sunrise Properties Limited 02043282
BL Retail Property Holdings Limited 13215871 Reboline Limited 03702408
BL Retail Warehousing Holding Company Limitad 06602154 Regent’s Place Holding 2 Limited 11844307
BL Shereditch Development Limited 05324670 Regents Place Management Company Limited 07136724
BL Universal Limited 00324447 Regents Place Residential Limited 11241644
BL Wast End Investrments Limited 07793483 Shopping Centres Limited 02230056
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27 Audit exemptions taken for subsidiaries continued
Companies House

Nama reg number
Shoreditch Support Limited 02350813
Six Broadgate Limited 1881841
Surrey Quays Limited 05294243
TBL ILisnagetvin] Limited 03853983
TBL [Maidstone] Limited 03854415
TBL Properties Limited (3843190
Teesside Leisure Park Limiled 02672136
Tapside Street Limited 11253428
Union Property Holdings [London} Limited 00423829
United Kingdom Property Campany Limited 00266486
Vintners Place Limited - 02149455
Wardrobe Holdings Limited 06049158

The following partaerships are exemp!l from the requirements to prepare, publish and have audiied individual accounts by virtue
of reqgulation 7 of The Partnerships [Accounts) Regulatians 2008. The results of these partnerships are consolidated within these
Group accounts.

Name Name

8L Chess No. 1 Limited Partnership Paddingten Central | LP

BL Lancaster Limited Partnership Paddington Central I} LP

BL Shoreditch Limited Partnarship = == === = =~ --—= - ~-Paddington Kiosk LP

BL West End Offices LP Power Court Luton Uimited Pzrinership
Hereford Shopping Centre Limited Partnership The Atdgale Place Limited Partnership
Paddington Block A LP The Hercules Praoperty Limited Partnership

Paddington Block B LP
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Company Balance Sheet

As at 31 March 2022

2022 Furs]
Noje £m Em

Fixed assets

Investments and loans to subsidiaries b 33,140 33,142
lnvestments in joint ventures D 1é 106
Other investments ( 34 41
Interest rate and currency derivative assets E 96 135
33,384 33,424
Current assets
Debtors G 12 5
Cash and short term deposits £ 29 89
41 94
Current tiabilities
Short term borrowings and overdrafts £ (20) 11611
Credilors H (85) (701
Amounts due tc subsidiaries 124,513) 127.374)
i26,618] {27,507
Net current liabilities 126,577 127,513}
Total assets less current liabilities 6,809 5911
Non-current liabilities
Debentures and teans E (2,249 (1,893
Lease liabilities (251 |25}
Interest rate and currency derivative liabilities E (96) 1128)
(2,370 12.044)
Net assets 4,439 3.847
Equity
Called up share capitat ! 234 234
Share premium ’ 1,307 1,307
Dther reserves (s} (51
Merger reserve 213 213
Retained earnings 2,690 2118
Total equity 4,419 3.867

The profit after taxation for the year ended 31 March 2022 for the Company was £726m lyear ended 31 March 2022: £113m lass].

Tim Score Bhavesh Mistry
Chairman Chief Financial Officer

The financial statements on pages 221-232 ware approved by the Board of Directors and signed en its behalf on 17 May 2G22.

Company number 621920,
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Company Statement of Changes in Equity

Far the year ended 31 March 2022

Share Share Owher Merger Profit and loss Total
capital premiurm reserves raserve account equity
€m £m Em £ £m £m
Balance at § April 2021 234 1,367 (5] 213 2,118 3,867
Dividend paid - - - - (157) (187}
Fair value of share and share option awards - - - - 2 3
Profit for the year after {axation - - - - 726 726
Balance at 31 March 2022 234 1,307 {51 213 2,690 4,439
Batance at 1 April 2020 234 1307 1) 213 2319 4,068
Gividend pad - -~ - - 1781 178
Fair value of share and share ogtion awards - - - - 3 3
Net actuarial loss on pensicn schemes - ~ - - 113 (13l :
Loss for the year after taxalion - ~ - - {113l {113
Balance at 31 March 2021 234 1,307 15) 213 2118 3,847

The vatue of distributable reserves within the prafit and loss account is £1,399m (2020/21: £818m) [unaudited]. An explanation of how
distributable reserves are delermined, and any limitations, is sel gut on page 223 of Note A, within the Distributable reserves sechion.
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Notes to the Accounts

(Al Accounting policies

The financial staternents for the year ended 31 March 2022 have been prepared on the historical cost basis, except for the revaluation
of derivatives which are measured at fair value. These financial siatements have been prepared in accordance with the Companies Act
2006 as applicable to companies using Financial Repoarting Standard 101 Reduced Disclosure Framework I'FRS 1017,

The financial staterments apply the recognition, measurement and presentation requirements of international accounting standards in
conformity with the requirements of the Companies Act 2004, but make amendments where necessary in order to comply with the Act -
and take advantage of the FRS 101 exemptions. Instances in which advantages of the FRS 101 disclosure exemptions have been taken
are set out below.

Tho Company has taken advantage of the exernplion under 5.408 Companies Act 2UUé, to prepare an mdlwdual prefit and less account
where Group accounts are prepared.

The Company has taken advantage of the following disclosure exemptions under FRS 101:

la} the requirements of IAS 1 to pravide a balance sheet at the beginning of the period in the event of a prior period adjustment
[b] the requirements of IAS 1to provide a staternent of cash flows for the period

[c) the requirements of IAS 1 to pravide a statement of compliance with IFRS

[d] the requirements of IAS 1 to disclose information on the management of capital

le} the requirements of paragraphs 30 and 31 of 1AS 8 "Accounting Policies, Changes in Accountmg Estimates and Errors’ to disclose
new IFRSs that have been issued but are not yet effective

(f) the requirements in IAS 24 'Related Party Disclosures’ to disclose related party transactions entered into between two ar more
mermbers of a group, previded that any subsidiary which is a party to Lhe transaction is wholly owned by such a member

(g) the requirements of paragraph 17 of IAS 24 'Related Party Disclosures’ to disclose key management personnel compensation
th

(il the requirements of paragraphs 91-99 of IFRS 13 'Fair Value Measurement’ to disclose information of fair value valuation techniques
and inputs

the requirements of IFRS 7 to disclose financial instruments

New standards effective for the current accounting period do not have a material impact on the financial stalements of the Company.
The accounting palicies used are otherwise consistent with those contained in the Company's financial statements for the year ended
31 March 2022.
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Notes to the Accounts continued

{A} Accounting policies continued

Going concern

The financial statements are prepared on a going concern basis. The balance sheet shaws that the Campany is in g net current liability
position. This results from loans due ta subsidiaries of £24,313m which are repayable on dermand and therefore classified as current
liabilities, These liabilities are not due to external counterparties and there is no expectation or intention that these loans will be repaid
within the next 12 manths. The net current liability position also results from the £20m of facilities that are reaching maturity within the
next 12 manths. The Company has access to £1.3bn of undrawn facilities and cash, which provides the Directors with comfert that the
Company will be able ta meet these current liabilities as they fall due. As a consequence of this, the Qirectors feel that the Company is
well placed to manage its business risks successfully despite the current economic climate. Accordingly, they believe the going cancern
basis is an appropriale one. See the full assessment of preparation on a going cancern basis in the corporate gavernance section on
page 109. '

Investments and loans ]
tnvestments in and loans to subsidiaries and joint ventures are stated at cost less any impairment. Impairment of toans is calcutated in
accordance with IFRS 9. impairment of investments is calculated in accordance with IAS 38, Further detail is provided below.

Critical accounting judgements and key sources of estimation uncertainty

The key source of estimation uncertainty relates to the Company's investments in and leans to subsidiaries and joint veniures. In
estimating the requirement for kmpairment of investmeats, managerment make assumptions and judgemeénts on the value of these
investmenis using inherently subjective underlying asset valuations, supported by independent vatuers with reference to investment
properties held hy the subsidiary or joint ventures which are held at fair value. The assumptions and inputs used in determining the fair
value are disclosed in Note 10 of the consolidated financial statements.

In.accordance with IFRS 9, management has assessed the recoverabitity of amounts due to the Cornpany from its subsidiariesand _. .
joint ventures. Amounts due ta the Company from subsidiaries and joint ventures are recovered through the sale of properties and
investments held by subsidiaries and joint ventures and through setiling financial assets, net of financial liabitities, that the subsidiaries
and joint ventures hold with counterparties other than the Company. This is essentially equal to the net asset vaiue of 1he subsidiary or
joint venture and therefore the nel asset value of the subsidiary or joint venture is considered 1o be a reasonable approximation of the
available assets that could be realised to recover the amounts due and the requirement ta recognise expected credit losses. As a result,
the expected cradit loss is considered to be equal to the excess of the Campany's interest in a subsidiary ar joint venture in excess of the
subsidiary or joint venture's fair value.

At 31 March 2022, the Company has recognised a £167m impairment reversal [2020/21: £1,123m impairment] in the Company s financial
statements, in relation lo investment in joint ventures and subsidiaries and intercompany loans. The impairment reversal arises
predominantly as a result of the increase in the value of the investment property held by each subsidiary and joint venture.

The Directors do not consider there to be any critical accounting judgements in the preparation of the Company's financia( statements.

Distributable reserves

tncluded in the retained earnings the Company had dislributable reserves of £1.399m as at 31 March 2022 [2020/21: £818m} lunaudited).
Whean making a distribulion to sharehalders. the Directors determine profits available for distribution by refereacs o "Guidance an
realised and distributable profits under the Companies Act 2006 issued by the Institute of Chartered Accountants in England and
Wales and the {nstitute of Chartered Accountants of Scatland in Aprit 2017.

The profits of the Campany have been received predominantly in the form of interest incame, gains on disposal of investments,
management and adminisiration fee income and dividends from subsidiaries. The availability of distributable reserves in the Company

is dependent on those dividends meeting the definition of qualifying consideration within the guidance and on available cash resources of
the Group and other accessible sources of funds. Additionally, the Company does not recognise internally generated gains in the current
and prigr years frarm intra-Group sales of investments ar investrnent properties as distribulable until they are realised, usyally through
onward sale to external third parties. The distributable reserves are therefore subject to any future restrictions or limitations at the

ume such distribution is made.

{Bl Dividends
Details of dividends paid and proposed are inctuded in Note 19 of the consolidated financial statements.

IC} Employee information

£mployee cosis inctude wages and salaries of £38m [2020/21: £359m), social security casts of £6m (2020/21: £5m] and pension costs of
£4m [2020/21: £1m). Details of the Executive Directors’ remuneration are disclosed in the Remuneration Report on pages 127-153.
Details of the number of employees of the Company are disclosed in Note 8 of the consolidated financial statements.

Audit fees in relation to the parent Company onty were £0.9m [2020/21: £0.5m}.
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(D] Investments in subsidiaries and joint ventures, loans to subsidiaries and other investments

Sharesin Loansic Invesiments in Other

subsidiaries  subsidiaries jeint veniures  invesiments Tatat

£m £m £m tm £m

At 1 April 2021 18,822 14,320 104 41 33,289
Additions 480 2,009 32 z 2,523
Disposals - (2.680) - (3l {2,683)
Amortisation - - - (6! 16}
{Provision for) reversal of impairmant {32} 2 [22) - 187
As at 31 March 2022 19270 13.870 116 34 33,290

The historical cost of shares in subsidiaries is £19,570m 12020/21: £19,090m]. The historical cost of investrents in joint veatures is
£471m (2020/21: £439m) net of provision for impairment of £3%6m [2020/21: £333m} and includes £116m [2020/21: £106m of icans to
joint ventures by the Company. Results of the joint ventures are set outin Note 11 of the consolidated financial staternents. The historicat

cost of ather investments is £71m (2020/21: E71m).
(E) Netdebt

022 2071

£m fm

Secured on the assets of the Company .

5.264% First Martgage Debenture Bonds 2035 347 361
5.0055% First Mortgage Amartising Debentures 2035 88 89
5.357% First Marigage Debenture Bands 2028 227 241
662 49t

Unsecured - - e
4.635% Senior US Dollar Notes 202! - 157
4.766% Senior US Dollar Notes 2023 101 102
5.003% Senior US Dollar Notes 2024} éb 47
3.81% Senior Notes 2026 102 m
3.97% Senior Notes 2026 103 12
2.375% Sterling Unsecured Bond 2029 278 298
*4.16% Senior US Dollar Notes 2025 77 7
2.67% Senior Notes 2025 37 37
2.75% Senior Notes 2026 37 37
Floating Rate Seniar Notes 2028 ag &0
Floating Rate Senior Notes 2034 102 102
Facilities and overdrafis 604 181
1,607 1,36!

Gross debt 2,269 2,052
{nterest rate and currency derivative abilities #6 128
Interest rate and currency derivative assets [96) (1351
Cash and shart term deposits 1291 189)
Net debt 2,240 1,956

1. Principal and interest on these borrowings were fully hedged into Sterling at a Heating rate at the time of 1ssue.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

{E} Net debt continued

The British Land Company PLC 00421920

Maturity analysis of net debt

2022 2021

im Em

Repayatle within one year and on demand 20 161
between: one and two years - LI} -
two and five years 854 657

five and ten years 459 738

ten and fifteen years 485 496

fifteen and twenty years 150 -

2,245 1,89

Gross debt 2,249 2,052
Interest rate and currency derivatives - 7
Cash and short term deposits {29} (891
Net debt 2,240 1,956

[F) Pension

The British Land Group of Companies Pension Scherne and the Defined Contribution Pension Scheme are the principal pension

schemes of the Company and details are set out in Note % of the consolidated financial staternents.

(Gl Debtors

2022 nn

& Em

Trade and other deblors [ 2
Prepayments and accrued incame 1 3
Corporation lax 5 -
12 3

Trade and other debdtors are shown after deducting a provision for impairment against tenant debtors of £2m [2020/21: £2m). The
provision far impairment is calculated as an expected credit loss on trade and other deblors in accordance with [FRS 9.

[H) Creditors

2022 2021

tm €m
Trade creditors 20 15
Corporation tax - 3
Qiher taxation and social security 23 15
Aceruals and deferred income 42 37

B5 70

() Share capital

Ordinary shares

&m uf 28p each

Issued, called and fully paid
At 1 April 2021 23 937,981,992
Shareissues - 127,441
At 31 March 2022 234 938,109,433
Qrdinary shares
Em af 25p each

|ssued, called and fully paid
At 1 Aprit 2020 234 $37.938.097
Share issues - 43,895
At 31 March 2021 234 937,981,992
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(J) Contingent liabilities, capital commitments and related
party transactions

The Company has contingent liabilities in respect of lagal claims,

guarantees and warranties arising in the ardinary course of
business. It is not anticipatad that any material liabitities will
arise from the contingent babilities.

At 31 March 2022, the Company has £nil of capitat commitments
12020/21: Enill.

Related party transactions ace the same for the Company as
for the Group. For detaits refer to Note 23 of the consolidated
financial statements.

The British Land Company PLC 00521920

[K] Disclosures relating to subsidiary undertakings

The Company’s subsidiaries and other related undertakings at
31 March 2022 are listed on the next page. All Group entities are
included in the consolidated financial results.

Unless otherwise stated, the Company holds 100% of the voting
rights and beneficial interests in the shares of the following
subsidiaries, partnerships, associates and joint ventures. Unless
otherwise stated, the subsidiaries and related undertakings are
registered in the United Kingdom

The share capital of each of the companies, where applicable,
comprises ordinary shares unless otherwise stated.

The Company holds the majority of its assets in UX companies,
although some are held in overseas companies. In recant years
we have reduced the number of averseas companies in the Group.

Unless noted ctherwise as per the (ollowing key, the registered
address of each company is York House, 45 Seymour Street,
London W1H 7LX.

1. 47 Esplanade, St Helier, Jersey JEI 0BD.

2. 44 Esplanade, St Helier, Jersey JE1 0BD.

3. 540 Herengracht, 1017CG, Amsterdam, Netherlands.
4. St Helen's, 1 Undershaft, London EC3P 300,

* Companies with an active proposal to be struck off the regisier.

+Since 31 March 2022 Briiish Land has announced the uncenditional exchange on the
saleof a 75% interest in the majority of our Paddington Central assets. The companies
invotved will be classified as jaint venture companies due to the managermant contral
provisions in place.
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FINANCIAL STATEMENTS continued The British Land Company PLC 00621920

Notes to the Accounts continued

{K] Disclasures relating to subsidiary undertakings continued

Direct holdings

Indirect holdings

Company Name

UK/Overseas Tax
Resident Status

Company Name

UK/Qvarseas Fax
Resident Siatus

8L Bluebution 2014 Limited

BL Dawidson Limited

BL European Fund Management LLP

BL Guaranieeco 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 [No 1] Limited

Boldswitch Limited

British Land City

British Land City 2005 Limited

British Land Company Secretarial Limited
British Land Properties Limited

British Land Real Eslate Limited

British Land Securities Limited

Braadgate (Funding) PLC.

Broadgate Estates Insurance Mediation
Services Limited

Hyfteet Limited

Kingsmere Productions Limited

Linestair Limited

Londeon and Henley Holdings Limited
Meadowhall Pensicns Scheme Trustee Limited
MSC Property Intermediate Holdings Limited
[50% interest}

Regis Property Holdings Limited

The British Land Corporation 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
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
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1 & 4 & 7 Triton Limnited

10 Brock Street Limited

10 Triton Street Limited

17-1% Bedford Street Limited
18-20 Craven Hill Gardens Limited
20 Brock Street Limited

20 Triton Sireet Limited

338 Euston Road Limited

350 Eusten Road Limited

39 Victoria Street Limited

Adamant Investment Corporaticn Limited
Aldgate Place |GP} Limited
Aldgate Land One Limited

Aldgate Land Two Limited
Apartpower Limited

Ashband Limited

B.L. Holdings Limited
8.L.C.T.[12697) Limited (Jersey)
Barnclass Limited

Barndrill Limited

Bayeast Property Co Limited

BF Propco (No ! Limitagd*

BF Propco (No 19] Limited*

BF Propco [No 3} Limited

8F Propco INo &) Limited*

BF Propco (No 5] Limited

BF Properties INo 4] Limited

BF Properties (No 51 Limited
Birstatl Co-Ownership Trust {Member interest)
(41 25% interest)

BL 5KS Holdings Limited

BL (SP| Cannon Siveet Limited

BL Aldgate Bevalopment Limited
BL Aldgate lavestment Limited

BL Bracford Forster Limited

BL Broadgate Fragment 1 Limited
BL Broadgate Fragment 2 Limited
Bl Broadgate Fragment 3 Limited
BL Broadgate Fragment 4 Limited
BL Broadgate Fragment 5 Limited
BL Broadgate Fragment 6 Lirnited
BL Broadway Investment Limited
BL Chess Limited

BL City Offices Holding Company Limited
BL CW Upper GP Company Limited
[50% interest)

BL CW Upper Limited Parinership
{Partnership interest! (5G% interest]
BL Department Steres Holding
Company Limited

BL Dancaster Wheatley Limited

BL Orummond Properties Limited
BL Ealing Limited

BL Ealing Holding 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
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Rasident
UK Tax Resident
UK Tax Resident
UK Tax Resident
{JK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
LK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident



The British Land Company PLC 00621920

Company Nams

UW/Overseas Tax
Resident Stalus

Company Name

UK/Overseas Tax
Residanl Slatus

8L Eden Walk Limited

BL European Heldings Limited

BL Euston Tower Holding Company Limited
Bl Fixed Uplift Fund Limited Partnership
{Partnership interest)

BL Fixed Uplift General Partner Limited
BL Fixed Uplift Nominee 1 Limited

BL Fixed Uplift Nominee 2 Limited

BL Goodman {General Partner] Limited
{50% interestl

BL Goodman Limited Partnership

150% interest| ‘

BL Goodman |LP] Limited

BL HB Investments Limited

BL HC (OSCHI Limited

BL HC [DSELI Limited

BL HC Dollview Limited

BL HC Hampshire PH LLP [Member interest)
BL HC Health And Fitness Hotdings Limited
BL HC Invic Leisure Limited

BL HC PH CRG LLP [Member interest)

BL HC PH LLP tMember interest)

BL HC PH No 1 LLP IMember interest]

BL HC PH No 2 LLP IMember interest]

BL HC PH No 3 LLLP [Member interest]

BL HC Progerty Holdings Limited

BL Health Clubs PH No 1 Limited

BL Health Clubs PH No 2 Limited

BL High Street and Shopping Centres Holding
Company Limited

BL Holdings 2010 Limited

BL Lancaster Invesiments Limited

BL Lancaster Limited Partnership
{Partnership interest)

BL Leisure and Industrial Hotding
Company Limited

BL Legistics Investment Limited

BL Logistics Irvestment 2 Limited

BL Logistics Investment 3 Limited

BL Meadowhall Heoldings Limited

BL Meadowhall Limited

BL Newport Limited

BL Office Propertes 1 Limited

BL Office Properties 2 Limited

BL Offices GP Limited

BL Office [Nen-City] Holding Company Limited
BL Office Holding Company Limited

BL Osnaburgh St Residential Ltd

BL Paddington Holding Company 1 Limited
BL Paddington Holding Company 2 Limited
BL Paddington Preperty 1 Limited

BL Paddington Preperty 2 Limited

BL Paddington Property 3 Limited

BL Paddington Property 4 Limited

BL Piccadilly Residential Limited

BL Residual Holding Company Limited

BL Retail Holding Company Limited

BL Retail Indirect Investments Limiled

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resigent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resideni
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residenl
UK Tax Resident
UK Tax Resident
UK Tax Residenl
UX Tax Resident
UK Tax Resident
UK Tax Resident

BL Relail Investment Holdings Limited
BL Retail Properties Limiled

BL Relail Properties 2 Limited

BL Retail Properties 3 Limited

BL Retail Property Heldings Limited

BL Retail Warehousing Holding
Company Limited

BL Sainsbury Superstores Limited

150% interest)

BL Shoreditch General Partner Limited
BL Shereditch Limited Partnership
[Partnership interest)

8L Shoreditch Na. 1 Limited

BL Shareditch No. 2 Limited

8L Superstores Halding Company Limited
8L Triton Building Residentiat Limited
BL Tunbridge Wells Limited

BL Unithotder No. 1 [J] Limited |Jerseyl'

BL Unitholder No. 2 [J] Limited |Jerseyl'

BL Universal Limited

BL West {Walling House] Limited

BL West End Investrments Limited

BL West End Cffices Limited Partnership
BL West End Offices Limited [29% interest|
BL Whiteley Limiied

BL Whiteley Retail Limitad

BL Waoolwich Limited

BL Woolwich Nominee 1 Limited

BL Woolwich Nominee 2 Limited
Blackglen Lirnited*

Blackwatl [1)

Blaxmill [Twentiy-nine] Limited

BLO Al Limited

BLO |Ebury Gate) Limited

BLD [SJ] Investrnents Limited*

BLD (SJ) Limited

BLD Properties Limited™

BLD Praperty Haldings Limited

BLSSP [PHC 5) Limited

BLU Estates Limited

BLU Property Management Limited

BLU Securities Limited

British Land [Joint Ventures Limited
British Land Acquisitions Limited

British Land Aqua Partnership (2] Limited
British Land Aqua Partnership Limited
British Land City Offices Limited

British Land Construction Limited

British Land Departmeni Stores Limited
British Land Developments Limited*
British Land Fund Management Limited
British Land Mercules Limited

British Land In Town Retail Limited
British Land Industrial Limited

British Land Investment Management Limited
British Land Offices [Non-Cityl Limuted

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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 Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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FINANCIAL STATEMENTS continved

Notes to the Accounts continued

The British Land Company PLC 00621920

Company Name

UK/Qverseas Tax
Residen; Status.

Company Name

UK/Overseas Tax
Resident Siatus

British Land Offices [Non-City] Na. 2 Lirnited
British Land Dffices Limited

British Land Offices No.1 Limited

British Land Property Advisers Limited
British Land Property Management Limited
Broadgate [PHC 8) Limited*

Broadgate Adjoining Properties Limited
Broadgate City Limited

Broadgate Courl Investmenls Limited
Broadgate Estates Limited

Broadgate Estates People Management Limited
Broadgate Investiment Holdings Limited
Broadgate Properties Limited

Broadgaie REIT Limited (50% interestl?
Broadgate Square Limited®

Broughton Retail Park Limited [Jersey)!

Broughion Unit Trust [Units)!

Brunswick Park Limited

8VP Developments Limited

Canada Water Offices Limited

Casegood Enterprises

Caseplane Limited

Cavendish Geared Il Limited

Cavendish Geared Limited

Cheshine Properties Limited

Chestler Limited!

Chrisitu Nominees Limiied

City of London Office Unit Trust [Jerseyl {Units]
135.94% interest)*

City Residential Holdings Limited

Clarges Estate Property Management Co
Limited

Comgenic Limited

Cornish Residennal Properties Trading Limited
Crescent West Properties

Deepdale Ce-Ownership Trust [50% interest)
Derby investment Holdings Limited

Drake Circus Centre Limited

Drake Circus Leisure Limiled

Drake Property Holdings Limited

Drake Property Naminee [Ne. 1} Limited
Orake Property Nominee (No, 2) Limited
Eden Walk Shopping Cenlre General Partner
Limited {50% interest)

Eden Walk Shepping Centre Unit Trust?(50%
interest] [Jerseyl [Units]?

Etementvirtue Limited

Elk Mill Oldham Limited

Eusion Tower Limited

Exchange House Heldings Limited

Finsbury Square BV?

Fort Kinnaird GP Limited [50% interest|

Faort Kinnaird Limited Partnership

[50% interastl

Fort Kinnaird Nominee Limited (50% interest)
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UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident
Qverseas Tax
Resident

UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Residens
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Ui Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident

Four Broadgate Limited*

FRP Group Limited

Garamead Properties Limited

Gibraltar General Partner Limited

(S0% interest)

Gibraltar Naminees Limited (50% interest)
Giltbrook Retail Park Nottingham Limited
Glenway Limited

Hempel Holdings Limited

Hempel Hotels Limited

Hercules Praperty UK Holdings Limited
Hercules Property UK Limited

Hercules Unit Trust [erseyl (Units)’

Hereford Old Markel Limited

Hereford Shopping Centre GP Limited
Hereford Shopping Centre Limited Partnership
HUT tnvesiments Limited {Jerseyl!

Industrial Real Estate Limited
Insistmetal 2 Limied

Ivoryde!l Limited

varydell Subsidiary Limited

Jetbloom Limited

Lancaster General Partner Limited
London and Henley {UK| Limited
London and Henley Limited
Lonebridge UK Limited

Longferd Street Residential Limited
Ludgate Invesiment Heldings Limited
Ludgate West Limited

Mayfair Properties

Mayilower Retail Park Basildon Limited
Meadowbank Retail Park Edinburgh Limited*
Meadowhatl Centre [1999] Limited
Meadowhall Centre Limited

Meadowhall Centre Pension Scheme
Trustees Limited

Meadowhall Estates {UK) Limited
Meadowhall Group [MLP] Limited
Meadowhall Holdings Limited

Meadowhall Opportunities Naminee 1 Limiteg
Meadowhall Opportunities Nominee 2 Limited
Mercari

Mercan Holdings Limited

Minhill Investments Limited

Moorage [Property Developments) Limited
Nugeni Shapping Park Limited

One Hundred Ludgate Hill

One Sheldon Square Lirnited [Jersey)™

Crbital Shapping Park Swinden Limited
Dsnaburgh Street Limiled

Paddinglan 2KS Holding Unit Trust | tersey)
[Uruts]"

Paddington 3KS Investments Limited
Paddington SKS Oevelopments Limited
Paddingtan SKS GP Limited

UK Tax Resideant
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resideni

UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resideni
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident



The British Land Company PLC 00621920

Cempany Narne

UH/Cverseas Tax
Resident Siatus

Company Name

UK/Overseas Tax
Residenl Slalus

Paddington 9KS Holdings Limited

Paddington 5KS Nominee 1 Limited
Paddington 5KS Nominee 2 Limited
Paddington Block A [GP| Lidr

Paddingten Block A LP (Partnership interest)
Paddington Block 8 [GP] Ltd

Paddington Block B LP (Partnership interest]!
Paddington Central | (GP] Limited'

Paddington Central | LP [Partnership interest)
Paddington Central | Unit Trust [Jerseyl [Units]"

Paddington Central i} [GP} Limited'
Paddington Central Il LP [Partnership interesi
Paddingion Central Il Unit Trust [Jersey)
{Units]"

Paddington Central IV Unit Trust [Jerseyl
{Units]®

Paddington Gateway GP Limited:
Paddinglon Gateway Unit Trust {Jersey! {Units)»
Paddington Gateway Nominee 1 Limited:
Paddington Gateway Nominee 2 Limited:
Paddington GP RHoldings Limited'
Paddington GP Secured Holdings Limited:
Paddington Investments Holdings Limited
[Jersey|n

Paddington Kiosk [GP) Ltg

Paddington Kiosk LP [Partnership interestlt
Paddington Property Investment SKS GP
Limited

Faddington Property Investrnent GP Limited
PaddingtonCentral Management Company
Limited [88.9% interest)

Parwick Holdings Limited

Parwick Investments Limited

PC Canal Limited'

PC Lease Nominee Lid'

PC Partnership Nominee Ltd'

Piccadilly Residential Limited

Pillar [Cricklewoed) Limited

Pillar [Dartford] Limited

Pillar [Futham] Limited

Pillar Broadway Limited

Pillar City Limited

Pillar Dartford No.1 Limited

Pillar Benton Limited

Piliar Developments Limited

Piltar Europe Management Limited

Pillar Fort Lirnited

Pillar Gallions Reach Limited

Piilar Glasgow 1 Limiled

Pillar Hercules No.2 Limited

Pillar Nugent Limited

Piltar Projects Limited

Pillar Property Group Limited

PiltarStore Limited

Plymouth Retail Limited

Power Court GP Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
Cverseas Tax
Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residen
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residerd
UK Tax Restdent
UK Tax Resident
UK Tax Resident
UK Tax Resident

Power Court Luton Limited Partnership
|Partnership interest)

Power Court Nominee Limited

Project Sunrise Invesiments Limited
Project Sunrise Limited

Project Sunrise Properties Limited
Reading Gate Retail Park Co-Ownership
[Member interest) [50% interest]
Reboline Limited*

Regent's Place Holding 1 Limited
Regent's Place Holding 2 Limited
Regent's Place Holding Company Limited
Regents Place Managerment Campany Limited
189.9%)

Regents Place Residential Limited
Rigphone Limited

Rohawk Properties Limited

Salmax Properties

Seymour Street Homes Limited
Shopping Centres Limited*

Shoreditch Support Limited

‘Six Broadqgate Limited* -

Southgate General Partner Limited [50%
interest]t

Soulhgate Property Unit Trusi [Jerseyl [Unitsl
(50% interest)’

Speke Unit Trust [87 5% interest] [Jersey)
(Units]?

Si. Stephens Shopping Centre Limited
Stockton Retail Park Limited

Starey London Offices Limited

Storey Qffices Limited

Starey Spaces Limnited

Surrey Quays Limited

TBL [Bromley) Limited

TBL [Lisnagelvin) Limited*

T8BL [Maidsione) Limited*

TBL Holdings Limited

TBL Properties Limited

Teesside Leisure Park Limited {51% interest)
The Aldgate Place Limited Partnership
[Partrership interest) )

The Dartford Partnership (Member interest]
(50% interest)

The Gibraltar Limited Partnershig [Partnership
interest] [50% interest|

The Hercules Property Limited Partnership
IParinership)

The Leadenhall Development Company Limited
150% interest)

The Liverpacl Exchange Company Limited
The Mary Street Estate Limited

The Retait and Warehause Company Limited*
The Whitetey Co-Ownership [Member interest]
[50% interest|

Thurrock Retail Park Unit Trust!

Tollgate Centre Colchester Limited

UK Tax Residenl

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residen!
UK Tax Resident
UK Tax Resident

Overseas Tax
Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Restdent
UK Tax Resident
UK Tax Resident
UK Tax Restdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Qverseas Tax

Resident
UK Tax Resident
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

Company Name

UK/Overseas Tax
Resident Slaius

Topside Streel Limited

Tweed Premier 4 Limited

Urion Praperty Corporation Limited

Union Property Holdings [London) Limited
United Kingdom Property Company Limited
Valentine Co-ownership Trust (Member
interest) (50% interest)

Valentine Unit Trust (Jersey] (Units]?

Vintners’ Place Limited

Waias City of Lenden Properties Limited
Westhourne Terrace Partnership
(Partnership interest|

Whiteley Shopping Centre Unit Trust [Jerseyl
[Units)'

WK Holdings Limited

WOSC GP Limited {25% interest|

WOSC Partners LP [Partnership interest]
125% interest)

UK Tax Resident
UK Tax Resident
UK Tax Resident
1K Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
WK Tax Resident

Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
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Supplementary disclosures

Unaudited unless otherwise stated

Table A: Summary income statement and balance sheet [Unaudited}
Summary incame statement based on proportional consolidation for the year ended 31 March 2022
The following pro torma information is unaudited and does not form part of the consolidated primary staterments or the notes thereto.

[t presents the results of the Group. with its share of the results of joint ventures included on 3 line-by-line basis and excluding non-
controlling interests.

Year ended 31 Marth 2022 Year ended 31 March 2024
Less non- Less non-

Jainl controlling Proportionally Joing controlling  Proportionally

Group ventures interests  consolidated Group venlures interesls cansolidated

£m £m £m €m E£m £m m m

Gross rental income’ 345 147 (21 450 382 142 (16 508
Praperty oparating expenses (48) {131 - 161) 1105l {45) 9 (141
Net rental income 297 134 (21 429 277 97 ] kiY)
Adminisirative expenses 188] ]| - (891 (74} - - [74)
Net fees and ather incame 12 - - 13 1Al - - 11
Ungeared income return 222 133 (2} 353 214 97 17 304
Net financing costs {55) (47 - (102) 162) 145) 4 {103}
Underlying Profit 167 a4 12] 251 152 52 13} 201
Underlying taxation [ - - 4 (26) - - (28]
Underlying Profit after taxation 171 Bs 12 255 126 52 13} 175
Valuation movement [see Note 4) 633 [1.298)
Other capital and taxation (net)? T 59 87

Result attributable to

shareholders of the Company 947 (1,034)

+. Group gross rental income inctudes £7m 2020/21: £5ml of alt-inclusive rents retating to service charge income ang excludes the £29m [2020/21: Cnill surrender premiym
payable within the Capital and other column of the income statement.

2. Inciudes sther comprehensive income, movernent in dilution of share options and the movement in iterms excluded for EPRA NTA,

Summary balance sheet based on proportional coensolidation as at 31 March 2022

The following pro forma informalion is unaudited and does not form part of the consolidaled primary statements or the notes thereto.

It presents the composition of the EPRA NTA of the Group, with its share of the net assets of the joint ventures included on a line-by-line

basis, and excluding non-controlling interests, and assuming full dilutien.

Mark-to- Reslated

market on Valuation EPRA EPRA

Share Lessmon- derivatives and surplus an NTA NTA

ofjoint  cantralling Share related debt Lease trading 31 Mareh 31 March

Group ventures interests options adjustrents Uabilities properties Intangibles 2022 20212

£m £m £m €m Em Em tm £m £m £m

Campuses properties 4,19 2,829 - - - (52| 8 - 6,976 6,548
Retail & Fulfilment properlies 2,859 728 [15] - - (721 - - 3,500 2,592
Total properties! 7,050 1,557 [15) - - (124) B - 10,474 9.740
Investments in joinl ventures 2,511 (2511) - - - - - - - -
Other investments A 16 - - - - - (9l 48 38
Other net [lizbilities| assets (328) (100) 1 8 - 124 - - (295) {190
Net debt [2,541) {962) (1 - 46 - - - {3,458 {2938
Net assets 6,733 - {15] 8 4& - 8 9] 6,771 6,050
EPRA NTA per share [Note 2) 727p &48p

. Inctuded wathin the 1otal property value of £10,476m {31 March 2020/21: £9,140m) are right-ol -use assets net of lease liabilities of £9m (31 March 2020/21: E8m}, which in
substance, relate to propertres held under leasing agreements. The fair values of right-ol-use assels are determined by calculating the present vatue of net rental cash flows
over the term of the lease agreements.

2. As explained in Note 21, from § April 2021, the Group now reports under twe operating segrments, Campuses and Retail & Fulfilment. Within this table. the comparative figures

have been restated in the relevant distlosures.
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FINANCIAL STATEMENTS continued

Supplementary disclosures continued

Unaudited unless otherwise stated

Table A continued
EPRA Net Tangible Assets movement

The British Land Company PLC 00621920

Year ended Year ended
31 March 2022 31 March 2021
Pence Pance
fm per share Em per share
Dpening EPRA NTA 8,050 648 7.202 73
Income return 255 27 175 19
Capital return 623 [14 {1,249 £138]
Cividend paid (157 17 (73] 18}
Closing EPRA NTA 5,771 727 6,050 648
Table B: EPRA Performance measures
EPRA Performance measures summary table .
2022 n1
Pence Pence
£m per share £m per share
EPRA Earnings - basic 238 25.7 175 189
- diluted 238 25,6 175 138
EPRA Net Initial Yietd 4.3% 4.6%
EPRA "topped-up’ Net Initial Yield 4.9% 5.2%
EPRA Vacancy Rate 6.3% 8.3%
2022 2021
Hat asset Net assel
value per value per
Net assets share Net assets share
£m {pencel £m lpencel
EPRANTA 6,771 727 4,050 648
EPRA NRV 7,403 794 4,599 707
EPRA NDV 6.542 702 5,678 609
Calculation and reconciliation of Underlying/EPRA/IFRS Earnings and Underlying/EPRA/IFRS Earnings per share {Audited]
" "
Profit [loss| attributable 10 the shareholders of the Company 958 (1.031)
Exclude: .
Group ~ current taxation 12} 25
Group ~ deferred taxation - 5
Joint ventures - taxation - {1
Group - valuation movernent £71) 888
Group - profit on disposal of investenent properties and investments 1451 {281
Group - capital and other surrender premia payable (see Note 3] 29 -
Jaint ventures - net vatuation movement lincluding resutt on disposals] [see Note 4| 162) 410
Joint ventures - capital financing costs & -
Changes in fair value of financial instrumentis and associated close-out casis £1] 112}
Non-controlling interests in respect of the above - (59
Underlying Profit 251 201
Group - underlying current iaxation 4 {26l
Underiying Earnings - basic and diluted 255 175
Group - capital and ather surrender premia payable (see Note 3} 129] -
Group - reclassificaiion of foreign exchange differences [see Note 6] 12 -
EPRA Earnings - basic and diluted 238 175
Profit lLlass] attributable to the sharehoiders of the Company 958 [1,031)
IFRS Earnings - hasic and diluted 958 11.031]
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Table B continued

The British Lang Company PLC 00621920

022

021

Nurmber Nurnber

mitlion millian

Weighied average number of shares 938 938

Adjusiment for treasury shares Nty 11

IFRS/EPRA/Underlying Weighted average number of shares (basic) 927 927

Cilutive effect of share gptions - -

Dilutive effect of ESOP shares 3 3

EPRA/Underlying Weighted average number of shares (diluted) 930 930

Rernove anti-ditutive effect - 13

IFRS Weighted average number of shares [diluted) 930 927

Net assets per share [Audited]
022 2021

Pance Pance

£m per share fm per shara
Bzlance sheet net assets 6,733 5.983
Deferred tax arising on revaluation movements - -
Mark-ta-market on derivatives and related debt adjustments 4é 115
Dilution eftect of share gptians 8 14
Surplus on trading preperties ] 9
Intangible assets 9 12l
Less non-controlling interests (15) (571

EPRA NTA 6,7M 727 4,050 648
Intangible assets 9 12
Purchasers’ costs 62) 537

EPRA NRY 7,603 794 6,599 707
Deferred tax arising on revaluation movements 12 11
Purchasers’ costs 1623) {537
Mark-to-market on derivatives and related debt adjusiments (46} (115l
Mark-to-markel on debt 1190) (248

EPRA NDY 6,542 702 5.678 409

EPRA NTA is considered to be the most relevant measure for the Group and is now the primary measure of net assets. EPRA NTA
assumes that entities buy and sell assets, thereby crystallising certain levels of unavoidable deferred tax. Due ta the Group’s REIT status,
deferred tax is only provided at each balance sheet date on properties outside the REIT regime. As a result deferred taxes are excluded
from EPRA NTA for properties within the REIT regime. For properties outside of the REIT regime, deferred {ax is included to the extent

that it is expected to crystaltise, based on the Group's track record and tax structuring. EPRA NRYV reflects what would be needed
to recreate the Graup through the investment markets based an its current capitat and financing structure. EPRA NOV reflects

shareholders’ value which would be recoverable under a disposal scenario, with deferred tax and financial instruments recognised

at the full extent of their tiability.

2022

2021

Number Murnber

millien million

Number of shares at year end 938 938
Adjustment for treasury shares (11 nn
IFRS/EPRA number of shares [basic| 927 927
Dilutive effect of share options 3 3
Ditutive effect of ESOP shares 2 3
IFRS/EPRA number of shares [diluted] 932 933
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Table B cantinued
EPRA Net Initial Yield and "topped-up’ Net Initial Yield (Unaudited)

The British Land Company PLC 00421920

022

2021

£m Erm
lnwestment praperty - wholly owned 6,929 6,118
fnvestment property - share of joint ventures 3,538 3,022
Less developments, residential and land [1,168] 11,224}
Completed property portfolio 9,299 1916
Allowance for estimated purchasers’ costs 672 548
Gross up completed praperty portfolio valuation (A} 9.97 8564
Annualised cash passing remtal income 457 425
Properly oulgoings 133) 1291
Annualised net rents (B) 424 3%
Rent expiration of rent-free periods and fixed uplifts! 61 5
‘Topped-up’ netannualised rent{C] 485 447
EPRA Met Initial Yield (B/A) 4.3% b.6%
EPRA 'topped-up’ Net Initial Yield ({C/Al 4.9% 5.2%
Including fixed/minimum uplifis received in lieu of rental growth 5 5
Total ‘topped-up’ netrents (D] 490 452
Cverall ‘topped-up’ Net Initial Yield [D/A) 4.9% 5.2%
‘Topped-up’ net annualised rert 485 447
ERV vacant space 33 42
Reéversions T - - T 4 12
Total ERV [E] 522 501
Net Reversionary Yield (E/A) 5.2% 5.9%

). The weighled average penod over which rent-free periods expire is ane year (2020/21: one yearl.

EPRA Net Initial Yie(d (N1Y] basis of calculation

EPRA NIY is calcutated as the annualised net rent [on a cash flow basis!, divided by the gross value of the completed property portfolio.

The valuation of our completed property portfolio is determined by our externai valuers as at 31 March 2022, ptus an allowance for

estirnated purchasers’ costs. Estimated purchasers’ costs are determined by the relevant stamp duty liabitity, plus an estimate by our
valuers of agent and legal fees on notional acquisition. The net rent deduction allowed for property outgoings is based on gur valuers’

assumptions on future recurring non-recoverable revenue expenditure.

In calculating the EPRA “topped-up’ NIY, the annualised net rent is increased by the tatal contracted rent from expiry of rent-free periods
and fulure contracted rental uplifts where defined as not in liev 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 calculaied by dwiding the total estimated rantat value |ERVI for the completed property portfalio,
as determined by cur external valuers, by the gross completed property portfolio valuation.
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The British Land Company PLC 00421920

Table B continued

The EPRA Vacancy Raie is calculated as the ERV of the unrented, lettable space as a proportion of the total rental value of the completed

property portfalio.
EPRA Vacancy Rate (Unaudited]

!l\March 31 March
2022 021
£m Em
Annualised gotential rental value of vacant premises 33 42
Annualised potential rental value for the completed property portiotio 526 507
EPRA Vacancy Rate 6.3% 8.3%
The above is stated for the UK portfalio only. A discussion of significant factors affecting vacancy rates is included within the Strategic
Report fpage 63].
EPRA Cost Raties [Unaudited]
2022 021
£m £m

Properly operating expenses 48 94
Administrative expenses B8 74
Share of joint venlures expenses 14 45
Less: Performance and managemeni fees [from jeint ventures| b4} 17

Nel pther fees and commissions (4] (4l

Ground rent costs and operating expenses de facto included in rents {251 (21)
EPRA Costs lincluding direct vacancy costs) [Al 112 183
Direct vacancy cosis T [&2) (31]
EPRA Costs [excluding direct vacancy costs} (8] 70 152
Gross Rental Incorne less ground rent costs and operating expenses de facto included in rents 323 341
Share of joint ventures [GRI less ground rent ¢asts] 13% 142
Tatal Gross rental income less ground rent costs {C) 452 483
EPRA Cost Ratic lincluding direct vacancy costs) [A/C) 2% 37.9%
EPRA Cost Ratio lexcluding direct vacancy costs} {B/C) 15.2% 31.5%
Impairment of tenant debtors, tenant incentives and accrued income (DI {8} 83
Adjusted EPRA Cost Ratio [including direct vacancy costs and excluding impairment of tenant debtors, accrued
income, tenant incentives and contracted rent increases) (A-DY/C 26.0% 20.7%
Adjusted EPRA Cost Ratio fexcluding direct vacancy costs and excluding impairment of tenant debtors, accrued
income, tenant incentives and contracted rent increases) (B-DI/C 16.9% 14.3%
Overhead and operating expenses capitalised linctuding share of joint ventures| 7 ]

In the current year, emptoyee cosls in relation to staff time on development prejects have been capitatised into the base cost of relevant
development assets. In addition ta the standard EPRA Cost Ratios [both including and excluding direct vacancy costst, adjusted versions
of these ratios have also been presented which remove the impact of the impairment of tenant debtars, tenant incentives and accrued

incorne which are exceptional items in the current year, to show the impact of these items on the ratios.
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Table C: Gross rental income (Audited)

2022 2021

&m €m
Rent receivable’ . 479 493
Spreading of tenant incentives and contracted rent increases [} 1
Surrender premia 3 &
Gross rental income 490 508

1. Group gross rental income includes £7m (2020/21: £5ml of all-inclusive rents relating to service charge income,

The cusrent and prior year infermation is presented on a proportionally consolidated basis, excluding non-controlling interests,

Table D: Property related capital expenditure (Unaudited)

Year ended 31 March 2022 Year ended 31 March 2021
taint Joing

Group ventures Tolal Group vantures Total

£m £m im £m Em Em

Acquisitions 594 34 430 52 - 52

Davelopment 178 3 208 104 25 129

tnvestrent properties

Incremental lettable space 1 - 1 1 - i

Mo incremental lettabte space 12 25 37 3 28 59
Tenant incentives 21 3 24 2 5 7 '

Other material non-allocated types of expenditure 2 3 5 5 1 6

Capitalised interest [ 1 7 6 2 ]

Total property related capital expenditure - T B13 99 912 mm &1 262

Canversion from accrual to €ash basis 42 (7) 35 34 14 48

Total property related capital expenditure on cash basis 855 92 947 239 75 310

The above is presented on a proportionally consolidated basis, excluding non-controtling interesis and business combinations. The
‘Other materiat non-allecated types of expenditure” category contains capitalised stalf costs of £3m {2020/21: £6m).
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OTHER INFORMATION (UNAUDITED)

Data includes Group's share of Joint Ventures

FY22 rent collection’

The British Land Company PLC 00621920

Rent due between 23 March 2021 ang 24 March 2022

Olfices Reial” Tolal
Received 100% 95% 7%
Rent forgiven - 1% 1%
Qutstanding - 4% 2%

100% 100% 100%
Total £196m £270m £466m
March quarter 2022 rent collection'
fent due beiween 25 March 2022 and 10 May 2022 Oftices Retail’ Total
Received 98% 92% 9%
Rent forgiven - - -
Custamer paid rmonihly ’ - 2% 1%
Outstanding 2% 6% 3%

100% 100% 100%
Tatal £44m £31m €75m
1. As at 10t May 2022. .
2. Includes non-office customers located within aur Londan campuses.
Purchases
Since ) April 2021 Price {100%; Price {BL Share)  Annualised Net Rents
Purchases Sactor £m Em im!
Completed
Hercules Unit Trust units Retail 148 148 12
Thurrock Retail Park " Retail 82 82 3
Reading Gate Retail Park Retail 48 34 2
Blackwater Shopping Park. Faraboraugh Retail 38 38 2
8804, Cambridge Retail 24 24 1
De Mandeville Retail Park Retail 24 24 -
Hannah Close, Wembley Logistics 157 157 4
Heritage House, Enfield Logistics 87 87 2
Verney Road Logistics N 3t -
Finsbury Square car park, London Legistics 20 20 1
Peterhouse Technology Park. Cambridg Campuses 75 75 3
Walerside House, Guildford : Campuses 15 15 1
The Priestley Centre, Guitdford Campuses 12 12 -
Total 781 747 33
1. BL share of annualised rent topped up for rent frees.
Sales
Since ) April 2020 Price {100%) Price IBL Sharel  Annualised Net Renis
Sales Sector Em £m £m’
Completed
Virgin Active, Chiswick Retail 54 R4 2
Woodfields Retail Park, Bury (part-salel Retail 34 36 2
Beaumont Leys {Fletcher Mall| Retail Fi 9 i
Virgin Active, Brightan Retail 14 14 2
Debenhams, Plymouth Retail 4 4 -
Wardrobe Court Residential 70 70 -
StAnne’s, Regents Place? Residential [ ] -
Clarges, Mayfair Residential 3 3 -
Canada Waler (50% sale) Campuses 580 290 1
Exchanged
Paddingtan Ceniral [75% sale}® Campuses 934 494 27
Total 1,710 1,180 35
1. BL share of annuaiised rent topped up for rent frees.
2. Exchanged priar 19 | April 2021.
3. Exchanged post year end.
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OTHER INFORMATION (UNAUDITED] continued

Porttalio Valuation by Sector

The British Land Company PLC 004621920

Group  Jomni venlures Total Change%’
AL It March 2022 Em £m {m HI HZ FY
West End 3479 128 3.607 28 1.6 4.5
City 438 2.415 2,853 2.6 21 4.7
Canada Water & other Campuses 147 283 430 6.9 b4 12.9
Residential? 77 - 77 (0.8} V4.7 6.4
Campuses 4,141 2,824 6,967 3.0 2.4 5.4
Retail Parks 1,891 223 2114 7.1 13.6 20.7
Shopping Centre 332 468 80O [4.2] (2.1 15.1]
Urban Lagistics 314 5 N9 0.9] 0.4 -
Other Retail 291 16 267 10 41 35 2.9
- Retait & Fullilment 2,788 712 3,500 2.7 7.5 ¢.9
Total 6,929 3,538 10,467 29 4.0 68
Standing Investments 6,224 3,099 9,323 2.2 3.5 5.5
Developments 705 £39 1,144 6.3 7.8 11.7

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

1. Valuation movement during the year (after taking account of capiial expendilure) of properlies held at the balance sheet date. including developments iclassified by

end usel, purchases and sales.
2. Stand-alone residenual.

Gross Rental Income’

12 months io 31 March 2022

Annualised 35 at 3§ March 2022

Accounting Basis {m Group Joint ventures Total Growp laint ventures Tolal
West End 123 6 129 123 5 128
City . 13 85 98 7 7% 84
Canada Water & other Campuses 8 5 13 & - &
Residential? ] - 1 1 - 1
Campuses 145 4 261 137 B4 221
Retail Parks 13 15 146 129 14 145
Shapping Centre 47 33 80 42 32 74
Urban Lagistics 3 - 3 7 - 7
Other Retail 1% i 20 18 1 19
Retail & Futfilment 200 49 249 196 49 245
Total 345 145 490 331 133 444

Qn 3 proportionally consolidated basis including the Group’s share of joint ventures.

1. Gross rental income will differ from annuatised valuatian rents due to accounting adjustments for fixed & minimum contracted rental uplifis and lease incentives.

2. Stand-alone residential.
Paortfolio Net Yields'?

EPRA aetinital

EPRA tepped up  Overail topped up

Net equivalenl

Mei equivalent Net reversionary

yield  netinitial yield net initial yielg yield  yield movement yield ERY Growth
As al 31 March 2022 % LS LS % bps % >
West End 34 4.1 4.1 4.3 {7 4.7 a.4
City 29 8 38 43 £15] 47 10.6]
Other Campuses 49 49 49 5.2 1 5.6 8.4
Residential 38 38 38 4.0 - 3 (1.7
Campuses 3.2 4.0 4.0 4.1 111] 4.7 0.0
Retall Parks 6.2 65 6.4 59 [151] 5.9 |2.0)
Shopping Centre 7.1 7.4 78 7.6 3 8.0 15.2]
thrban Laogistics za 20 20 25 {75! 2.6 6.3
Other Retail 5.2 5.6 4.1 b4 1161 b4 08
Retail & Fulfilment 6.0 [ %] 6.4 6.0 197) 6.1 {2.8)
Total 4.3 4.9 4.9 49 142) 5.2 11.21

On s proportionally consolidated basis including the Groug's share of joint ventures.
- Including notignal purchaser’s costs.

Including fixed/minimum upliits [excluded fram EPRA definitian].
. As calculated by MSCI.

L —
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Totat Property Return [as calculated by MSCI)

The British Land Cempany PLC 00621920

12 months 1o 31 March 2022 Officas Retail Total
% Brilish Land MSCI British Lang M5C1 British Land MSCI
Capital Return 58 32 11.6 88 7.4 149
- ERV Growth 0.1 1.4 {2.9] (2.0] 1.2) 3.1
- Yield Movement’ (11} bps {23) bps [97] bps 182t ops 142} bps (67 bps
Incame Return 2.4 3.7 7.6 56 4.0 4.2
Total Property Return 8.5 7.0 200 14.9 11.7 17.6
0On a proportionally consclidated basis including the Group’s share af joint ventures.
1. Mel equivalent yield movement
Top 20 Tenants by Sector
% of Retail & % of Campuses
As 3t 31 March 2022 Fullilment reml
Retail & Fulfilment Campuses
Next 4.9  Meta |Facebook 17.4
Walgreens [Boots) 4.8 Dentsu international 47
M&S 4,1 Visa 40
JD Sports 1.2 Herbert Smith Freehills 29
Currys Plc 3.1 Gazprom 26
J Sainsbury 2.8 Micresoft Corp - 25
TIX(TK Maxx] 28 SMBC 22
Frasers Group 2.5 Vodafone 20
Asda Group 2.2 Deuische Bank 19
Kingfisher 2.0 Henderson i.7
Tescoplc 2.0 Reed Smith 1.6
DFS Furniture 1.8 TPICAP 1.4
Hulchison Whampoa 1.8 The Interpublic Group [McCannj i.é
TGl Friday's 1.8 Schbank Group 15
River Island 1.6 M™Mayer Brown 1.4
Homebase 1.5 Mimecast 13
Primark 1.5 Credit Agricole 3.2
H&M 1.4 Kingfisher 1.2
Wilkinsgn 1.3 Milbank LLP 1.1
Pets at Horme 1.2 Maonzo Bank 1.1
Total tap 20 48.3 Total top 20 55.5
Major Holdings
BL Share Sqft Rent [100%} Occupancy Lease
As at 31 March 2022 % 000 fmpa't rate %% length yrs*
Broadgate 50 4,468 189 967 b4
Regeni’s Place 100 1,740 85 95.2 8.7
Paddington Ceniral® 100 958 47 99.6 5.2
Meadowhall, Shetfield 50 1,500 67 959 4.1
Glasgow Fort, Glasgow 100 510 17 94.7 5.2
Teesside, Stackton 100 569 i5 250 2.6
Hannah Close, Wernbiey 100 246 3 100.0 3.4
Ealing Broadway. Lendon 100 540 11 95.0 37
Drake’s Circus, Plymauth 100 1,190 16 91.9 L5
Giltbrook, Nottingham 100 198 7 106.0 &7
1. Annualised EPRA contracied reat including 100% of joint ventures
2 Includes accommadation under offer or subject to asset management.
3. Weighted average to first break.
4. Excludes committed and near term developments,
5 Poslyear end, exchanged on the sale of 75% of the majority of assets in Paddington Central.
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OTHER INFORMATION [UNAUDITED] continued

Lease Length & Qccupancy

The British Land Company PLC 00621920

Average lease lenglh yrs

Occupancy rate %

As ai 31 March 2022 To expiry Tobreak  EPRA Occupancy QOecupancy'??
West End 18 7.2 95.7 96.8
City 1.4 6.5 50.2 96.2
Gther Campuses 7.7 &8 100.0 100.0
Residential 16.5 16.2 1p0.c 1000
Campuses 1.7 7.0 93.5 96.7
Retail Parks 6.0 44 4.6 974
Shagpping Centre 5.6 4.3 920 939
Urban Logistics 5.4 4.5 9%.8 99.8
Other Retail 8.2 1.7 94.2 959
Retail & Fullilment 4.0 hb 94.0 $5.3
Total 6.8 5.8 93.7 96.5

I. Space allocated (o Storey is shown as occupied where Lhere is a Storey tenant in place otherwise it is shawn as vacant. Tetal occupancy would rise from $6.7% to

97.2% if Storey space were assurmed to be fully let.

2. Includes accommedation under offer ar subject to asset management
3

. Where accupiers have entered administration or CVA but are still tisble far rates, these are lreated as occupied. If units i administration are treated as vacant,
then ihe occupancy rate for Retail & Fulfilment wauld reduce fram 96.3% to 94.5%, and to1al occupancy would reduce from 96.5% 10 95.6%

Portfolio Weighting

07 2022 1022
As at 31 March % % Em
West End 359 345 3,607
City T 275 273 2.853
Canada Water & other Campuses 41 4.1 430
Residential' 0.6 0.7 77
Campuses 70.1 [1X] 6,967
Retail Parks 17.6 202 2114
Shopping Centre 8.3 7.4 800
Urban Logistics 1.2 0 319
Other Retail 2.8 2.6 267
Retail & Fulfilment 299 334 3,500
Total 100 100 10,467
London Weighting 771% 73% 7,604
On a proportionally consalidated basis including the Group's share of joint ventures
1. Stand-alane residential
Annualised Rent & Estimated Rental Value [ERY)

Annualised rent lvaluatian basis} ERV Average rent
£m' £m Epsf

As at 31 March 2022 Graup Joint veniures Tatal Tatat Contracted ERV
West £nd? 114 5 319 161 63.9 69.4
City? 7 72 79 123 335 56.4
Canada Water & other Carmpuses 1 - [ 8 212 34.5
Residential* 1 - 1 1 41.7 309
Campuses 128 77 205 293 52.% 57.8
Retail Parks 133 17 150 1356 223 19.2
Shopping Centre 39 39 78 76 239 224
Urban Logistics 7 - 7 9 1.9 15.6
Other Retait 17 i 18 19 11.0 11.2
Retail & Fulfilment 196 57 253 240 20.7 18.8
Total 324 134 458 533 2%.5 29.9

On a proportionally consolidated basis including the Group's share of jpint ventures and funds, excluding commutted. near term and assets hetd for development.

head leases, excludes contracted renl subject to rent free and future uplift,

Annualised rent, plus rent subject to rent free.
. Epsi metrics shawn for olfice space only.
. Stand-alone residentigl,

SR
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Rent Subject to Open Market Rent Review

The British Land Company PLC 00521920

For year ia 31 March 2023 2024 025 2025 2027 202375 2023.27
As 3l 1) March 2022 Em £€m £m Em Em Em €m
West End 23 4 15 9 22 42 73
City i ] 8 26 4 24 34
Canada Water & other Campuses - - 1 - - 1 1
Residential - - - - 1 - 1
Campuses 24 19 24 35 27 67 129
Retail Parks g 8 9 8 7 26 41
Shopping Centre 8 3 3 z 3 14 19
Urban Logistics - - 1 - - 1 ]
QOther Retail 1 2 1 - 1 4 5
Retail & Fulfilment 18 13 14 10 11 45 &5
Total 42 32 38 45 38 12 195
On a proportionally consolidated basis including the Group's share of joini ventures excluding committed, near term and assets held for development.
Rent Subject to Lease Break or Expiry
Far year to 31 March 2023 2024 2005 2028 2027 2023-25 2023-27
As a1 31 Margh 2022 Em £m £m £m Em m Em
West End 19 15 11 13 8 45 &b
City 7 16 4 17 3 27 47
Other Campuses 1 2 - - 1 3 4
Residential - - - - - - -
Campuses 27 33 15 30 12 75 117
Retail Parks 23 28 19 2i 18 70 109
Shopping Centre 1] 12 9 12 7 37 54
Urban Logistics - - 2 4 - Z 4
QOther Retail 4 ] } 1 1 [ 8
Retail & Fulfilment 43 41 N 38 26 115 179
Total 70 74 4é 48 38 170 296
% of contracted rent 13.7 14.0 8.9 13.2 7.2 36.6 57.0
On a propertienally consolidated basis including the Group’s share of joinl ventures.
Recentty Completed and Committed Developments

] Pre-lat &

BL Share 100% sq [t Current Value Cost to come ERV under olfer  Ferecast IRR

As al 31 March 2022 Sacior % ‘000 PC Calendar Year Em Em' Em® Emd
1 Triton Square Office 100 369 Q2 2021 545 - 243 23.9 12
Total Recently Completed 349 545 - 24.3 23.9
Norton Folgate Office 100 336 Q4 2023 235 157 23.1 1.5 i1
Aldgate Place, Phase 2 Residential 100 136 Q2 2024 48 85 £.0 - 10
1 Broadgate® Office 50 344 Q2 2025 147 210 20.2 13.7 12
The Priestley Centre, Guildford Office 100 81 Q2 2023 13 19 28 - 22
Canada Water, Plot A1? Mixed Use 50 273 Q3 2024 2% 103 33 -
Canada Water, Plot A2* Mixed use 30 250 Q3 2024 16 &0 5.0 Biend;c]!
Canada Water, Plot K1? Residential 50 42 Q2 2023 2 13 - -
Total Cammitted 1,682 487 548 60.4 2.2
Other Capital Expenditure® 23

On a proportonally consolidated basis including the Group's share of joint ventures and funds lexcept area which is shown at 100%I.

1. From 31 March 2022. Cost le come excludes notional interest as interest is capitalised individually on each development at our capitalisation rate.
2. Estimatea headline rental value net of rent payable under head leases [excluding tenant incentivesl.
3. The London Baorough of Southwark has confirmed they will not be investing in Phase 1, bul retain the right ta participale in the developmeni of subsequent plots up

ta a maximumn of 20% with their returns pro-rated accordingly.

4. Capex committed and underway within our investment portfolio relating to leasing, infrastructure and asset management.

S. Pre-let & under offer excludes 114.000 sq ft of office space under option.
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OTHER INFORMATION (UNAUDITED] continued The Briish Land Company PLC 00621920

Near Term Development Pipeline

BL Share 100% sq ft  Earliest Start Current Yalue  Cost ta Come ERV UnderLUef‘(:r Planning
As al 31 March 2022 Sector % oo on Sie tm £m! £m? €m  Slatus
2-3 Finsbyry Avenue Qffice 50 718 Q32022 7 433 310 - Consented
5 Kingdom Stireet Cffice 100 438 042022 122 397 339 - Consented
Meadowhall RDO Urban Legistics 50 604 Q32022 b 37 2.4 - Consented
Ealing - International House  Office 100 165 Q32022 20 4 93 - Caonsented
Total Near Term 1,925 219 963 76.6 -
Other Capital Expenditure? ‘ 167

On a prapartionally consolidated basis including the Greup’s share of joinl venlures and funds lexcept area which is shown at })0%].

1. From 31 March 2022. Cost io come excludes notionat interest as interest is capitalised indwvidurally an each development at aur capitalisation rate.
2. Estimated headline rental value net of rent payable under head leases lexcluding lenant incentives).
3. Forecast capital commitments within our investment portlotio aver the next 12 months relating to leasing and asset enhancerment.

Medium Term Development Pipeline

BiL Share 100% Sq &
As at 31 March 2022 Sectar % ‘000  Plaaning Status
Thurrock Urban Logistics 100 559 Pre-submission
Enfield, Heritage House Urban Logistics 100 431 Pre-submission
Hannah Close, Wembley Urban Logistics 100 468 Pre-submission
Verney Road . Urban Legisucs 00 166 Pre-submission
Teesside, Logistics Urban Logistics 100 299  Pre-submission
Euston Tower Oftice 100 378 Pre-submission
West One Development Office 25 73 Pre-submission
Finsbury Square Urban Logistics 100 47 Pre-submission
Ealing - 10-40, The Broadway Mixed Use 100 325  Pre-submission
Gateway Building QOffice 100 105 Consented
Canada Water - Future phases’ Mixed Use 50 4,495 Consented
Total Medium Term 7,746

On a proportionally consolidated basis including the Group’s share of jpint ventures and Tunds lexcept area which is shawn at 100%).

1. The London Borough of Southwark has the right to inveslt in up 1o 20% of the compleled devetopment. The ownership share of the joint venture between British Land
and AustralianSuper will change over lime depending on the level of cantributions made, but witl be no less than 80%.

EPRA best practice recommendations on sustainability reporting

We have received Gold Awards for sustainability reparting from the European Public Real Estate Association [EPRAI, ten years running.
Far our full EPRA sustainability reporting, methodalegy and the 2022 ONV Assurance Statement, please see our Sustainability Accounts
2022 at britishland.com/data. Selected data has been independently assured since 2007. Selected data in the Sustainability Accounts for
2022 has heen 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 Informatien’ (revised|, issued by the International
Auditing and Assurance Standards Board. ’

This year. tull disclosure against the EPRA Sustainability Best Practice Recommendations can be found in the 2022 Sustaipability Accounts.

Governance indicators

Annual Reparl and Accounts 2022

Composition of the highest governance body Board s Executive and Non-Executiva Directors pages 101-103
Tenures of Non-Executive Directors page 118

Nominating and selecting the highest governance body Appointment process for naw Directors page 117

Process for managing conflicts of interest Board procedure for managing cenllicts of interest page 104
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TEN YEAR RECORD

The table below summarises the last ten years resulis, cash flows and balance sheets.

The British Land Company PLC 00621920

2022 2021 2020 2019 2018 017 2014 2015 201 2013
£m Em £ Em Erm f£m £m £m m £m
Income' . )
Gross rental income 490 508 560 576 613 543 654 518 597 567
Nel rental incame 429 347 478 532 5746 510 420 585 562 541
Nel fees and other income 13 1} 13 10 15 17 17 17 15 15
Interes! expense [nat) {102) 1103] (111) [121] {128] {1511 {180 (201 {202) (206}
Administrative expense (89} [74] 174 181] {83l (86 [94] (88) {78) 176)
Underlying Profit 251 201 306 340 180 390 363 313 297 274
Exceptional costs
fnotineluded in Underlying Profit] - - - - - - - - - -
Dividends paid 157 78 148 298 302 294 287 277 266 234
Summarised balance sheets®
Total properties at valuation® 10,476 9,140 - 177 12316 3716 13940 14648 134677 12040 10,499
Net debt 13,458) [2,938]  [3.854) (3.521) 139731 14.223) 147651 [4.918) {4.890) (4,264
Other assets and liabilities 1247) 152 (110 (146 1183 1219} 191 276 1123 [264)
EPRA NTA/NAV [fully diluted)® 6,771 4,050 7.213 8,649 9.560 9.498 10,074 9.035 7.027 5,967
Cash flow movement - Group only
Cash generated from operations 256 218 404 417 351 379 341 318 243 197
Other cashflows from operations nn [69) {291 (4l 2 18] [47) (33) [24) 17]
Net cash inflow from
operating activities . 245 149 375 613 353 343 294 285 219 190
Cash inflow loutflow] fram
capital expenditure, investments,
acquisitions and disposals (385} 210 (341} 187 346 470 230 {111) (660) 1202]
Equily dividends paid 1155) |76) 1295) 1298] (304} (2951 12331 1228) {159) {203)
Cash {outflow] inflow from
management of liquid resources
and financing 215 {1,022) 232 (365} (404) (538l 1283} 20 507 213
|IDecrease] increase in cash’ (80 139 (491 137 9] - & {34) 7 12
Capital returns
Growth in net assets? 11.9% 116.01% (6461% [95% 07% (57% 11.5% 2846% 178% 109%
Total accounting return 16.8%  [15.)% (11.0)%  (331% 8.9% 27%  l42%  245%  200% 45%
Total accounting return -
pre-exceptional 14.8% 1151)% (11.0)% 13.31% 8.9% 27%  142%  245%  20.0% 4 5%
Per share information
EPRA NTA/NAV per share’ 727p 448p T714p 205p %7p 915p F19p 829p 688p 594p
Memorandum
Dividends deciared in the year 21.92p 15.0p 16.0p 31.0p 30.1p 29.2p 28.4p 27.7p 27.0p 26.4p
Dividends paid in the year 16.96p 8.4p 31.5p 30.5p 29.6p 28.8p 28.0p 27.3p 26.7p 26.3p
Diluted garnings
Underlying earnings per share 27.4p 18.8p 32.7p 349p 37.ép 37.8p Jap 30.ép 29.4p 303p
IFRS [loss] earnings per share* 103.3p {111.2lp 1100lp 130.0lp  48.5p 147p 1197p 1473p  110.2p 31.5p
1. Including share of joint ventyres and funds.
2. Represents movernent in diluted EPRA MTA in 2022 to 2021 and movement in diluted EPRA NAY from 2020 1a 2012
3. Including surplus over book vatue of trading and development properties.
4. Including restatement in 2014,
5. Represenis mavement in cash and cash equivalents under IFRS and movements in cash under UK GAAP.
&. EPRA NTA is disclosed in 2022 10 2021 and EPRA NAY is disclosed from 2020 to 2012,
7. EPRA NTA per share is disclosed in 2022 w 2021 and EPRA NAV per share is disclosed from 2020 to 2012
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SHAREHOLDER INFORMATION

Analysis of shareholders -
31 March 2022

Number Balance as at

2021/21 ol holdings % 31 March 2022' %
1-1,000 4,219 9691 1,666,579 0.18
1.001-5,000 1,904 25.69 4,236,102 0.45
5.001-20.000 516 5.96 5,135,995 0.55
20,001-50,000 202 2.7 6,448,442 0.69
50,001-highest 572 7.72 920,622.317 98.14
Total 7,413 100,00 938,109,435 100.00
Holder type

Individuals 5,195 70.08 8,864,223 094
Nominee and

inslitutional investors 2218 29.92 929245212 99.04
Total 7,413 100.00 938,109,435 100.00

1. Excluding 11,266,245 shares held in treasury.

Registrars
British Land has appointed Equiniti Limited [Eguiniti] to administer
its shareholder register. Equiniti can be conlacted al:

Aspect House
Spencer Road
Lancing, Wesl Sussex BN99 4DA

Tel: 0371384 2143 (UK callers]
Tel: +44 [0)121 415 7047 [Overseas callers)

Lines are open from 8.30am to 530pm Manday to Friday excluding
public holidays in England and Wales,

Website: shareview.co.uk
By registering with Shareview, shareholders can:

- view their British Land shareholding online
- update therr details
- elect to receive shareholder mailings electronically

Equiniti is also the Registrar far the BLD Property Holdings
Limited Stack
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Share dealing facilities

By registering with Shareview, Equiniti also provides existing and
praspective UK shareholders with a share dealing facility for buying
and selling British Land shares online or by phone.

Far more information, contact Equiniti at shareview.co.uk/dealing
ar call 0849 603 7037 {Monday to Friday excluding public hetidays
from 8.00am to £.80pm]. Existing British Land shareholders will
need the reference number given on their share certificate to
register. Similar share dealing facilitias are provided by ather
brokers, banks and financial services.

Website and shareholder communications

The British Land corporate website contains a wealth of material
for shareholders, including the current share price, press releases
and information an dividends. The website can be accessed at
britishland.com

British Land encourages its shareholders to raceive sharehalder
cemmunications electronically. This enables shareholders to
receive infarmation quickly and securely as welt as in a more
environmentally friendly and cosi-effective manner, Furiher
infarmation can be obtained from Shareview or the

Shareholder Helptine.

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. ShareGift is a registered charity [No, 105268¢)
which collecis and sells unwanted shares and uses the proceeds

1o support 2 wide range of UK charities. A ShareGift donation form
can be abtained from Equiniti.

Further information about ShareGift can be obtained fram their
website: sharegift.org

Honorary President

In recognition of his wark building British Land into the industry
leading company it is today, Sir John Ritblal was appointed as
Honorary President on his retirement from the Boardin
December 2006.

Registered office

The British Land Company PLC

York House

45 Saymour Street, London WEH 7LX

Telephone: +44 (0)20 7486 4446
Registered number: 621920

Wabsite: britishland.com




Dividends

As a REIT, British Land pays Property Inceme Disiribution [PIO}
and non-Property Income Distribution [non-PIDI dividends. More
information on REITs and PIDs can be found in the Investars
section of our website at britishland_com/dividends

British Land dividends can be paid directly into your bank or
building society account instead of being despatched to you by
cheque. More information abeut the benefiis of having dividends
peid directly into your bank or building society account, and

the mandate form to set this up, can be found in the Investors
section of our website at britishland.com/dividend-fags

Scrip Dividend Scheme

British Land may offer shareholders the oppartunity to
participate in the Scrip Dividend Scheme by offering a

Scrip Alternative ta a particular dividend from time to time.
The Scrip Dividend Scheme allows participating shareholders
1o receive additional shares instead of a cash divdend.

For more information please visit the Investors section

of our website at britishland.com/scrip-dividend-scheme

Unsolicited mail

British Land is required by law to make ils share regisier available
on request to other organisations. This may result in the receipt of
unsolicited mail. To limit this, shareholders may register with the
Mailing Preference Service. For more information, or to register,
visit mpsontine.org.uk

Shareholders are also advised to be vigilant in regard to share
fraud which includes telephone calls offering free investment
advice or offers io buy and sell shares at discounted or highiy
inflated prices. If it sounds toc good {a be true, it aften is. Further
infarmation can be found on the Financial Conduct Authority's
website fca.org.uk/scams or by calling the FCA Consumer
Helpline on 0800 111 6748,

The British Land Campany PLC 00621920

Tax

The Group clected for REIT status on 1 January 2007,

paying a £308m conversion charge ta HMRC in the same year.
As a consequence of the Group's REIT status, tax is noi levied
within the corporate group on the qualifying praperty rental
business but is instead deducted frem distributions of such
income as Properly income Distributions [PI10] to sharehalders.
Any income which does not fall within the REIT regime is subject
ta tax within the Group in the usual way. This includes profits
on property trading activity, property-retated fee income and
interest income. As outlined in Note 7 to the accounts, there
was a shertfall in PID payments for the year to 31 March 2020.
We remained compliznt with the REIT regime through the
payment of additional corporation tax. We continue to pass

alt REIT tests, ensuring that our REIT status is maintained.

We workbproactively and openly 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 large companies.
We have a low appetite for tax risk and HMRC considers us

to be ‘Low Risk’ |a status we have held since 2007 when the
rating was first intreduced by HMRC).

Further information an our Tax Strategy can be found in the section
Our Appraach lo Tax Strategy at britishland.com/governance,
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SHAREHOLDER INFORMATION continved

Forward-locking statements

This Annual Report contains certain {and we may make other
verbal or written} ‘forward-locking statements. These forward-
looking statements include all matters that are not histericat fact.
Such statements reflect current views, inlenbians, expeclations,
forecasts and beliels of British Land concerning, among cther
things, our markets, activities, projactions. strategy. plans,
initiatives, objectives, performance, financial condition, liquidity,
growth and prospects, as wetl as assymptions aboui future events
and developments. Such forward-tooking statements can
sometimes, but not always, be idenlified by their reference ta

a date or paint in the future, the future tense, or the use of
‘forward-locking’ terminotogy. including terms such as ‘believes’,
‘considers’, ‘estimates’. ‘anticipates’, ‘expects’. ‘forecasts’,
‘intends’, ‘continues’, 'due’, ‘potential’, ‘possible’, "plans’,

‘'seeks’, ‘projects’, ‘budgal’, ‘ambition’, ‘mission’, ‘objective’,
‘goal’, ‘guidance’, ‘trends’, "future’, ‘outlook’, 'schedule’, target’,
‘zim', ‘'may’, ‘likely ta’, ‘will’, ‘wauld’, ‘could’, 'should’ or simitar
expressions or in each case their negative or other variztions

or comparable terminolegy. By their nature, forward-locking
slaternents involve inherent known and unknown risks,
assumplions and uncertainties because they relate to future
evenils and circurnstances and depend on circumstances which
may or may nol occur and may be beyond our abilily Lo control,
predict or estimate. Forward-looking statemenis should be
regarded with caution as acival outcomes or results, or plans or
objectives, may differ materially from those expressed in ar implied
by such statemenis. Recipients should nat place reliance on, and
are cautioned abeut relying on, any forward-looking statements.

Imporiant factors that could cause actual results lincluding

the payment of dividends), performance or achievements of
British Land Lo differ materially from any autcomes and results
expressed or implied by such forward-looking statements inciude,
among other things: [2] general business and paolitical, social and
ecanomi¢ conditions glabally, I6] the consequences of the United
Kingdom's withdrawal from the European Unisn, (c] industry and
market trends lincluding demand in the property investment '
market and property price volatility), [d] compelition, le} the
behaviour of ather markel participants, {f] changes in government
and other regulation including in relation to the enviranment,
landtord and tenant law, health ang safety and taxation in
parlicular, in respect of British Land’s status as a Real Estaie
Investment Trust). {gl inflation and consumer confidence. (h) labour
relations and work stoppages, lil natural disasters and adverse
wealher condilions, || lerrarism and acts of war. Ikl British Land's
overali business strategy, risk appetite and investment choices in
its portfolio management, (U legal or other proceedings against or
affecting British Land, [mf reliable and secure IT infrastructure,
Inl changes in occupier demand and tenant deiault, {ol changes

in financtal and equity markets including interesi and exchange
rale fluctuatians, [p] changes in accounting practices and the
interpretation of accounting standards. {g) the availabitity and

cost of finance, fr] the consequences of the Covid- 1% pandemic,

[s} changes in construction supplies and labour availability or
costinflation and (il the Ukraine conflict and its impact on supply
chains and the macroeconamic outiook. The Campany's principal
risks are described in greater detail in the seciion of this Annual
Report headed Principal Risks on pages 88-96 linclusive). Forward-
locking statemenls in this Annual Reporl. or the British Land
website or made subsequently, which are attributable to British
Land or persons acting onits behalf, should therefore be construed
in light of all such facters.
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Information contained in this Annual Report relating to British Land
or its share price or the yield on its shares are not guarantees of,
and should nat be relied upon as an indicator of, future performance,
and nathing in this Annual Report should be construed as a profit
forecast or profit estimate, or be takan as implying that the earnings
of British Land for the current year or future years will necessarily
match ar exceed the histerical or published earnings of British
Land. Any forward-looking statements made by ar on behalf of
British Land speak anly as of the dale they are made. Such
forward-loaking siatements are expressly qualified in their

entirely by the faclors referred 1o above and no representation,
assurance, guarantee or warranty is given in relatien to them
[whether by British Land or any of its associates, Directors,

officers. employees or advisers), including as to their completeness,
accuracy, fairness, reliability, the basis on which they were
prepared. or their achievemnent or reasonableness. Other than in
accordance with our legal and regulatary obligations lincluding
under the UK Financizl Conduct Authority's Listing Rufes.
Disclosure Guidance and Transparency Rules, the UK Market
Abuse Regutation, and the requirements of the Financiat Conduct
Authority and the London Stock Exchangel, British Land does not
intend or undertake any obligation to updaie or revise publicty
lorward-looking statements to reflect any changes in Brilish Land's
expectations wilh regard thereto or any changes in information,
events, conditions, circumstances or other infarmation on which
any such statement is based. This document shall not, under any
circumslances, create any implication that there has been no
change in the business or affairs of British Land since the date

of this document or that the information contained herein is
correct as ai any time subsequent (o this dale.

Nathing in this document shall conslitute, m any jurisdiction,

an ofier or solicitation Lo sell or purchase any securities or other
financial instruments, nor shallit constitute a recommendation,
invitation or inducement, or advice, in respect of any securities
or other financial instruments or any other matter.

The Annual Regert has been prepared for, and anly for, the
rembers of British Land, as a bady, and no other persens. British
Land, its Directors, officers, employeas ar advisers do nat accept or
assume responsibility to any ather persen to whom this decument
is shown or into whose hands it may come, and any such
responsibility or liability is expressly disclaimed.
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