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Places People Prefer

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

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

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

a unique year.

Visit british{and.comm for more informalion

100 Liverpool Street
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2021 KEY FIGURES

Underlying EPS

18.8p

2020: 32.7p

Dividend per share

15.04p

2020.15.97p

Total accounting return

(15.1)%

2020 111.0)%

IFRS EPS

(111.2)p

2020 [110.0)p

EPRA NTA per share

648p

2020: 773p

GRESA rating

5

Underlying Profit

£201m

2020. E306m

IFRS net assets

£35,983m

2020: £7,147m

Average embodied carbon in developments

640kg CO,e per sqm

IFRS loss after tax

£(1,083)m

2020: £(1.114)m

Senior unsecured credit rating

A

2020: A

Beneticiaries from our
community pregrammes

23,024

100 Liverpook Street
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INVESTMENT CASE

1.

The scale and quality
of our portfolio

Cur Campuses provide modern, sustainable
space in great buildings with an engaging
public realm Retail & Fulfilment focuses

on our re‘ail parks and urban logistics which
are aligned to the growth of convenience
and online shopping.

Read about our places on pages 4-5

Assets under management

5/12 {bn

Total floor space

215m sq ft

Our operational
expertise

Our expertise across invastment,
developmant, asset rnanagement, hnancing
and sustainability enabled us to navigate a
challenging year and pursue growth and
value opportunities,

_ Read about our people on pages 26-27 and 36-39

Net zero carbon by

2030

Expertise in our team

613 people

Aligned to growth and
value opportunities

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

two strategic themes, our Campuses

and Retail & Fulfilment.

Read more about our stralegy on pages 14-27

Retail & Fulfilment portfolio

S53%

retail parks

London campuses

100+

acres

Attractive
development pipeline
and financial strength

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

Read about our pipetine of developments on pages 2021

Development pipeline

9.3m sq ft

Loan to value

32.0%
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OUR PORTFOLIO

Our three London campuses are located in some

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

Regent’s Place

13 acre office-led campus in
London's Knowledge Quarter - -~ ---- ---oeoeeees

Paddington Central Canada Water

11 acre office-ted campus Masterplan

close ta Paddington Station 53 acre redevelopment

scheme in zone 2

& British Land Annual Report and Accounts 2021



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

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

Portfolio highlights

£12.7bn

managed assets

£9.1bn

‘. B roadgate owned assets
32 acre office-led campus
adjacent to Liverpoal Street 2 1 . S I I I
Station
sq ft of floor space

$425m

annualised rent

5.3 yrs

average lease length

Retail & Fulfilment

A modern, well located
UK network

British Land Annual Report and Accaunts 202)



CHAIRMAN'S STATEMENT

A clear focus for
the year ahead

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

Tim Score
Chairman

ovid-1? has created challenges for our business
- like almost every other - that none of us could
have foreseen {n this extraordinary year, | have
been immensely proud of the way our people have
pulled together to support our customers, our
cammunities and each other. They enabled us te navigate
this crisis successfully and will be a key asset gaing ferward.

The pandemic has acted as a €alalyst for existing trengs

tike the growth of online shopping and mare flexible working,
50 this year we have set out a new strategy, adopling 8 more
active approach to value creation, investing behind two strategic
theres, our Campuses and Retail & Fulfilment. In doing so, we
benefit frem a sound financial pesition and a strong leadership
team with a clear vision for the future.

Resilient performance

This was a highty challenging year in many respecis but atso
one of great progress. Earnings and net asset value per share
were lower, and at the height of the uncertainty we paused
dividend payments, which were resumed 3 few months later.
We sold £1.20n of assels and are actively reinvesling the
preceeds in our portiolio through development. We achieved
planning consent for our Canadz Water Masterplan and made

[} British Land Annual Report and Accounts 2021

our first logistics acquisition, which also offers attract:ve
development potential. Our leasing activity in retail was ahead
of last year and while activity in offices was subdued. we were
pleased o pre-let space at our 1 Broadgate develepment to
JLL. As we emerge from lockdown, we are encouraged by the
conversations we are having across our pipetine. |Read more
on pages 556-74]

Supporting our stakeholders

Qur financial year saw three national lockdowns when only
essential stores could operate and people were required to
stay at harme. These restrictians placed enormous pressure
on many of our retaii and leisure customers who were simply
unable to operate and therefore to manage their rental
obligations. To help them through th's crisis, we waived rents
far many of cur smaller, independent customers ler 3 period
of time and engaged an & case by case basis to hetg larger
operators with strong businesses to agree payment plans.
We have also supported gur customers with re-opening by
making our places Covid-safe and help:ng them te manage
social distancing

The important role that British Land can play in lecal
communities was braught sharply into facus by the pandemic.



It is a tastament to the excellent work we have done over many
years to develop streng relationships with local partners that
we were able to act quickly and effectively to deliver support
where it was most needed. From providing immediate relief
through foodbanks and edycatian materials, to long term
ernployment and training support, we have been active

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

Throughoul, our priority has been the wellbeing of our people.
We have worked hard to foster employee engagement through
oaline rescurces to creale a cullure of suppert and understanding
where everyone has access io the assistance they need. Our
employee-led staff networks were a valuable source of advice,
practical support and entertainment and played an impartant
role in preserving the cullure of our business while we worked
from hgme Nevertheless, the Board recognises just hew taugh
delivering an the day job has been this year and we are hugely
grateful to everyone far their hard work and commitment
throughout this time. [Read more on pages 35-39)

A focus on ESG

In May 2020 we launched our 2030 Sustainabdlity Strategy,
setting out ambiticus targets te be nel zero carbon by 2030
and to support local communities on the key issues they face.
In this first year, we have achieved some important milestones
including our first net zerc carbon development at 100 Liverpool
Street, publishing our Pathway 1o Nel Zero Carbon and
launching our Transition Vehicle, to hnance energy efficient
impravements across the portfolic. The Science Based Targets
Initiative also validated our Scope 1, 2 and 3 targets as being
aligned to 3 1.5°C global warming trajectory. To achieve these,
we will need to work in partnership with our customers,
partners and suppliers and, more generally, this is one

area where co-operatian across the sector is essential to
delivering meaninglul change [Read more on pages 40-53]

The Board is commilled to improving our focus on Dwversity &
Inclusian and | am pleased that this year we ranked faurth in the
Hampton-Alexander Review of FTSE 100 companies far women
in leadership positions We have met the recommendations of
the Parker Review, with at least one of our Board Directors
from a minority ethnic background, and this year disclosed

our ethnicity pay gap for the first ime. We have signatled our
commilment to disabitity inclusion by joining The Valuable 500
and | am proud of the work we have done across our portfolio
to mzke our spaces more accessible for everyone.

Strong financiat position

Throughaut this lime, we have hengfitted from the steps

we have 1aken over several years to strengthen our financial
position. We ended the year with 5 loan lo value of 32.0%,
access to £1.85n of undrawn facilities and cash and significant
headroom against Graup debt cavenants, Our quarterly rent
collection performance and productivity of our assals when
restrictions were relaxed gave us the confidence to resurmne
the dividend, which is now set at 80% of underlying EPS. Thus
approach ensures that dividends reflect trading conditions as
they change over time and maximises future strategic and
financial {lexibility.

A new leadership team

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

the opportunities we have in our business today. Rebecca
Worthington and William Jackson alse stood down frorm the
Board during the year and we would like to thank them for
their valuable contributions.

The Brard was delighted to appoint Simaon Carter, our previous
Chicf Financial Cfficer, as Chief Executive, We ran a rigorous
search protess, including both internal and externat candidates,
and Simon was the standout candidate given the breadth of

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

Loaking forward

Looking forward our focus will be on aligning our business to
growth and value opportunities which leverage our competitive
strengths. This includes areas where we are market leaders,
such as retail parks, as well as those which are new to British
Land, such as urban logistics, where we are pursuing a
development led strategy, and life sciences, a key growth area
in our markels. We were pleased to acquire our first logistics
asset this year and will lock to make similar acquisitions in the
year ahead while maintaining our usua! discipline. At Regent’s
Place. our proximity tc the Knowledge Quarter with its high
concentration of academic and scientific inststutions offers a
clear opportunity to reposition this campus in a new direction.
Al Canada Water, which will become our fourth campus, we
have the flexibility far a much broader range of uses.

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

good progress. Qur management team is strong, enthusiastic
and committed to delivering for all our stakeholders. We have
excellent people across our business, whao have got us through
this ¢risis and will siand us in good sizad for the future. Again.
I woutd like to thank the whele British Land team for their
contribution this year,

T Ghoa-

Tim Score
Non-Executive Chairman

Read cur Chairman’s intreduction to corperate governance en page %4
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CHIEF EXECUTIVE'S REVIEW

Positioning British Land for growth

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

Simon Carter
Chiel Executive

] British Land Annual Report and Accousts 2021



Introduction

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

I set out in November. Building on ihis, we are setting out our
new stralegy, exploting our strengths in development, active
management and repositioning assets and investing behind
twa strategic themes, Campuses and Retail & Futfilment. Dur
perfarmance this year clearly reflects the impact of Covid-1%
but we have further strengthened our finances through timaly
asset sales and are well positioned for the opportunities that
lie ahead.

Covid Impact & Response

The pandemuc has spanned our entire financial year.
Throughout thal tirme. we have worked closely with our
cuslomers to agjust through three national lockdowns

and subseguent re-ogpenings. In Offices. we have effectively
coliected atl aur rents. In Retail, we have made good progress
on rent callectign as a result of continuous engagement with
our customers acrass the year. For those customers mast
affected. primanity smaller independent businesses. we have
agreed pragmatic and equitable solutions for the periods of
closure which include monthly payments and concessions.
We have also engaged on a case by case basis with larger
custemers facing cash flow difficulties. often combining our
discussians an the payment of legacy rents with those on lease
extensions and new space. As a resull, retail rent collection
was 71% for the year. Due to ongoing uncertainty, we have
made further provisions tatalling E59m agaiast outstanding
rents and service charge, which has cantributed to the
reduction in underlying profit of 34.3%. The value of

the portielic was down 10.8% contributing to a fall in

EPRA NTA of 16.3% to 648p.

This year our Place Based community activities have

focused on helping those most impacted by Covid-19, That has
tncluded funding expert strategic advice fram The Business
School helping 25 of our community partners to navigate the
crisis, providing educational materials for rnere than 3.600
disadvantaged families and supporting local foodbanks. We
supported a reta recovery plan in Edinburgh and in Landon
our initiatives included four virtuat wark experience projects
for 200 young people. Overall, this year we have supported 364
people inle employment which is a significant achievermnent in
the context of the pandemic and reflects how quickly we were
able to mobitise support to where it was most needed.

New business model & strategy

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

~ Campuses - Oynamic neighbourhoods focused on growth
customers and sectors; and

- Retail & Fulfilment - Relail Parks and urban logistics
aligned te the growth of convenience, online and last
mile fulfilment

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

Campuses

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

Our campus proposition is a key differentiatar and an impartant
advantage post Covid as occuprers focus on the best space for
their businesses where supply 1s most constrained. That means
space which supports recruitment, training, collaboration,
cutture and wellbeing. CQur development pipeline includes
opportunities on all our campuses, enabling us te increase
investment in these unique assets, deliver attractive returns
and refresh our offer with high quality, moedern and sustainable
space so we are well placed as demand polarises. All our
developments witl be net zero carbon and with sustainability
now seen as a differentiator between the besl space and the
rest, our ability to deliver buitdings which help accupiers
reduce their own carbon footprint, is a key advantage.

The proximity of our campuses to hubs of growth and innovation
is a further advantage which we witl more actively pursue.
Already, we have successfully repositioned Broadgate to appeal
to a wider range of growing businesses, including creative and
technology companies, benefitting fram its proximity to areas
like Shoreditch as well as its Unks to the City. Building an this,
we are evaluating other opportunities to align our campuses to
innovatian sectors and see a similar opportunity in life sciences
at Regent’s Place, given its proximity ta the academic anc
scientific institutions in the Knowledge Quarter. Our ability to
deliver bespoke space for our customers and our track record
of providing environments in which fast growing businesses
can expand, far example thraugh Sterey. position us wellin

this market,

At Canada Water, our permission 1s deliberately flexible

We can deliver between 2.000 and ¢.4,000 residential units
and from 500,000 sq ft to 2.5m sq ft of workspace enabling us
1o evolve aur offer in line with dermand. Already we have signed
an engingering, higher education provider and are exploring
other opportunities in this sector.

Retail & Fulfilment

In Retail, we are expanding our approach to include fullilment,
buitding an our market leading pasiticn in high quality, out

of town retail parks which already play a key role in retailers’
futfilment models, and complementing this with development
ted investment in urban logistics, primarity in London. Retail
parks account for 53% aof cur retail portfolio. These are
increasingly preferred by retailers, because they are affordable
and suppart an online offer by faciltating click & collect,
returns and ship from store. They are also preferred by
business which are moere anline resilient, including discount
food and homeware retailers. We see a clear value opportunity
in this space to leverage our asset managernent expertise to
deliver aitractive returns as rents and vatues stabilise. This
rationale underping ang acquisition of the A1 Ratail Park in
Biggleswade and commitment to acquire the remaining 22%
interest in BUT, which comprises ten prime retail parks,
together totalling E197m.
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CHIEF EXECUTIVE'S REVIEW continued

We are complementing cur retail parks with devetopment

led investment into urban logistics warehouses, primarily in
tandon These are in town or edge of town warehouses with
good infrastructure connections and access to residential areas
ta suppert effective last mile delivery. This particular part of
the market, where customer requirements are evolving rapidly
and dermand is strong but supply of the nght kind of space is
highly constrained, will require innovative setutions, such as
multistorey and underground warehouses as well as potentially

The Priorities for our business

incorporating into mixed use schemes This plays very weil to
our skill set in site assembly, planning and delivering complex
develapment in Central Landan

This is the rationate for our acgquisition of a 216,000 sq ft
logistics warehguse in Enfield. 1t is an 11-acre site within the
M25, with low coverage for an urban scheme of 40% providing
the appartunity to build up as well as out. We benehit from

a supportive planning env.ronment in Enfield and in the
meantims the scheme is fully tet and highly reversionary.

To deliver our strategy. we identified four key priorities for our business in November. We have already made strong progress
against these and have & ¢lear plan in each area for the coming year.

Priarily Progress since Novermber

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

Realising the potential -

of our Campuses educalion provider

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

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

- Delivered 100 Liverpool Sireei. our first net zera development

Progressing value -
aceretive development -
the e8ming months

Commaments to develop | Broadgate and Norton Folgate, tegether covering 882,000 sq ft
Commenced enabling works at the first phase of Canada Water with main build contracts to be placed in

- Acquisition of Al Retall Park, Biggleswade for E49m, NIY 8.5%; opportunity to drive value through

Targeting the
opportunities in Retail -
& Fulfilment

assel management

Commitment to acquirg the remaining 22% interest in HUT based on a GAV of £148m, 1aking our
ownership to 100%, NIY over 8% [post year end]

- Acqusitian of 214,000 sq ft urban logistics warehouse in Enfield with devetopment potential for £87m

{post year end]

- £1.2bn of asset sales since April 2020, overall 6.2% ahead of book value

Active capital recycling -

882000 sq It of development commitments

- E284m of Retail & Fulfiiment acquisitions

- £1.6bn of financing activity in the year

Realising the potential of our Campuses

We will realise the potential of our Campuses through
development, active asset management and by aligning them
to 1nnavation and growth sectors. Al Regent's Place, we are
achively targeting life sciences occupie-s and at Broadgate,
we witl continue 'o focus on creative and technology

sectors including FinTech as well as traditional finance.

The improvements we have made al Broadgate to the leisure
and retail element, including the UK's first Eataly are part of
that appreach. We are enhancing our space through new
developments including 1 Breadgate and the delivery of
Exchange Park, a 1.5 acre park in the middle of Broadgate
and we have further cppo-tur ites at each of our campuses
At Canada Water, we are exploring 2 range of uses leveraging
the flexible nature of our planning consenl.

Pregressing value accretive develapment

We committed to 882,000 sq ft of development in the year
Cevelopment is an impartant driver of value fer British Land,
generating £2bn of profit in offices in the last ten years. In
addition, our campus developments have a positive impact
on aur places beyond the individual development, supporting
rental growih across the campuses.

We have created further oppertunities for development across
aur campuses and achieved planning corsent for two new
buiidings i the year, 2-3 Frasbury Avenue 704,000 sq ft) 5t
Broadgate and 5 Kingdam Street {438,000 sq f1) at Paddingtan
Central Having completed the drawdown af our 500-year
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headlease at Canada Waler, we are delighted that we are now
abte to progress development of aur fourth Londan campus.
All of these developments will be net zero carbon and we are
focused on delivering the most energy efficient space we can,
supporting cur ability to let space quicker and at higher rents,

Targeting the oppartunities in Retail & Fulfilment

While the broader retaii market remains challenging, we have
adapted our priarity to reflect the compeiling opportunities we
are now seeing in parts of the retail markat, notably retail
parks. Rather than "addressing the challenges in retail” as
we set aut in November, our focus now 1s on “targeting the
opportunities in Retail & Fulhilment.”

We have made £197m of retail park acquisitions [including
our cammitment to acquire the outstanding interest in HUT)
and will look to make further value-ted acquisitions in this
space but will remain disciplined on returns. Similarly, we
will look 1o acquire assets, primarily in Lordon with urban
logistics development potential and 1n addition have identified
opportunities on our own portfolia, including Meadowhall and
Teesside as well as on our campuses, which we will progress
this year,

Shopping cenires account for 34% of eur retail partlolio, with open
air covered schemes, including Bath and Ealing comprising 12%
and traditional covered centres 22%. We are actively managing
1his space 1o drive occupancy and deliver more sustainable cash
flows and ance stabilised, witl decide whether to continue to hold
or exit these centres based on expected returns.



Active capital recycling

We wilt more actively crystallise value from mature and off strategy
assets to invest into Campuses and Retail & Fulfilment, tocusing
on areas where we have a distinct competitive advantage, like
development or asset management. We have sold £1.2bn of
assets since April 2020, 6.2% ahead of book value. This included
the sale of 3 75% mterest in three West End buildings to Allianz
Real Estate for £40)m representing a blended NIY 6f 4.3% and
the coffices element of Clarges, Mayfair for £177m. We expect

te make further disposals this year,

We maintain good long term relationships with debt providers
across the markets and have completed £1.6bn of financing
in the year. This included extensions of RCFs of £1.1bn and
arrangement of new loans in total of £440m involving 14
different lenders.

Full Year 2021 Operational performance

Ofices leasing activity was understandably subdued with

total lettings and renewals of 395,000 sq ft for the year,
including 168,000 sq ft of deals over one year. In addition, we let
161,000 sq ft of space post pericd end, including 134,000 sq ft
pre-let to JLL at 1 Broadgate, bringing total leasing since

T April 2020 to 556,000 gq ft. Office values were down 3.8%, but
the movement was heavily weighted towards the first half and
with a small uplift in developments. Occupancy remains high
at $4%. With the roadmap oul ol tockdown, we are seeing more
businesses from a range of sectors lgoking beyond Covid-19

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

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

the portfolic, generating strong leasing volumes covering

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

Our people

This has been an excepticnally challenging year for our people.
They have supported our customers consistently, often with
additional caring responsibilities and without the ability to
resolve issues thraugh a face to face conversation They have
done a tremendous job with many remaining onsite to keep our
assets open throughout the pandernic, | am hugely grateful for
their cornmitment and delighted to see so many are returning
to our office. The culture we have developed at British Land,
and the depth and breadth of aur people’s expertise, is a key
differentiator for us and positions us to deliver on the strategy
we have set out.

I am pleased that Bhavesh Mistry joins us as Chief Financial
Qiticer in July 2021 and to have welcomed Irvinder Goodhew
and Laraine Woedhouse who joined the Board as non executive
directors in the year. Rebecca Waorthington and William Jackson
stood down frem the Board during the year and we would like
to thank them for their valuable contributions. As announced

on 25 May 2021, Mark Aedy wilt be joining the Board as a non
executive director from 1 Septermber 2021.

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

ranked faurth in the Hamplon-Alexander Review of FTSE 100
companies for women in leadership positicns. We have met the
recommendatians of the Parker Review on ethnic diversity and
disctose our ethnicity pay gap for the first time in this annual
report. alongside our gender pay gap which we have disclosed
since 2017.

Outlook & dividend

In October, we announced a new dividend policy, setting

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

With a roadmag out of lockdown, canfidence has sirengthened
and UK econamic forecasts for calendar 2021 are being revised
upwards. In offices, we expect demand for medern, high quality
and sustainable space which helps businesses to perferm at
their best, to be firm but across the market, our central case

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

of thé best space tight. we would expect cur Campuses to
outperform and are encouraged by the conversations we are
having on cur space, particularly on our development pipeline,
as well as the pick up in activity we are seeing af Sterey.

We anticipate downward pressure on prime office yields as
confidence impraves and investors target the yield differential
with other Europeaa cities Retail accupational markets remain
tough and we expect rents to decline further. However, we are
seeing signs of stabilisation on retail parks and our central
case is an additional rental decline of around 5%, with the
potentigl for some yield compression given the increased
capital targeting this space. Shopping cenlres, which have
heen more impacted by Cowd-19. are likely to take a little longer
to stabilise. We are encouraged by the strang rebound we are
seeing on footfall and sales particularly on our retail parks,
which are now in line with pre pandemic levels. Urban logistics in
Londen should continue to see strong rental growth of 4-5% per
annum benefitting fram compelling underlying fundamentals.

Although 1t 1s early days, economic indicalors are posilive,
and we are hopeful that we are starting to emerge from the
pandemic. As we dc 50, British Land is well placed to benefit
given our clear siralegy, the diversity and expertise of our
people across the business and qur opportunities to drive
growth and vatue. However, we are very mindful that the
trajectory for this pandemic is highly uncertain with risk
from tuture variants, so we take comfort frem the strength
of the balance sheet and our resilient performance over

the last 12 months.

G

Simon Carter
Chief Executive
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HOW WE DELIVER VALUE

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.

Competitive strengths + Qur portfolio —>

development

Best in class

platform

Adiverse and high  Percentage of portfolio value
quatity gortfalio

focused on Londen
and the South East

Innovation

~_ ~ ~_

Partner

of choice

Attractive

pipeline

Key inputs

Financial strength

Ou

12

Strang balance sheet -
Fiexible finances -
Successful partnerships -

Long term
commitment O Gther 5%
to ESG

Unique mixed
use campuses

O London campuses 70%
O Retail & Fulfilment  25%

Strong relatiopships

Customers
Communities
Partners and suppliers

r people Our values

Broad skill set -
Diverse and inclusive -
enviranment .
Culture of team work and -
collaboration

Bring your whole self
Listen and understand
8e smarter together
Build for the future

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

Our business model

—

Source value &

growth opportunities

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

and returns.

Actively manage
& develop

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

Recycle capital

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

and value sectors and work with
partners to mitigate risk and

access the best opportunities.

Read about our pipeline of develepments o
pages 20-21

Delivering for
our stakeholders

Customers

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

Communities

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

Partners and suppliers

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

and inclusive.

Our people

Our diverse and inclusive
waorkforce helps people achieve
their potentiat. Our people have
different backgrounds, outlooks
and experiences, helping us to
make betler decisions.

Shareholders

We are focused on delivering higher
returns far our shareholders. We
actively manage our finances to
ensure aur business is resilient
and that we can adapt to key
market trends.

Read about our stakeholders on pages 32-33

British Land Annual Report and Accounts 2021 13



VISION

14

Our new strategy

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

Campuses

Dynamic London neighbourhoods
focused on growth customers
and sectors.

Our Campuses are an important
differentiator for us. They provide high
quality, sustainable space and benefit from
excellent transpart connections, an engaging
public realm and an authentic sense of
cammunity. Their proximity to some of

the mast exciting parts of London allracts
successiul businesses, to foster centres

of innovation, ¢ollaboration and crealivity.

This is increasingly important post Covid-19,
where occupiers are more focused on space
which enables them to perform at their besi.

We will realise the potential of our Campuses
through the development nf high quality and
sustainable buildings and by aligning our
offer to include innovation industsies such

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

Canada Water.

Retail & Fulfilment

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

We are the market leader in retail parks.
We have excellent relationships with
retailers and a ctear insight into how
they manage their businesses.

Post Covid-19, more of cur customers
are using their physical stores Lo suppart
an online offer through click & collect,
returns and ship from store. Retail parks
are ideally suited to this and the space 15

more affordahle, enabling retailers to
operate profitably.

Our azset management expertise means we
are well placed to dentify value apportunities
in this sector and to deliver slrong returns.

l.everaging our broader skills in site
assembly, planning and delivering complex
developments, we are alsc identifying urban
logistics opportunities where we can drive
value through develcpment. We made our
first acquisition in this sector this year.

British Land Annual Report and Accounts 2021




THE PRIORITIES FOR OUR BUSINESS

The priorities for our business

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

Realising the
potential of our
Campuses

Progressing
value accretive
development

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

* Net zero carbon develepments
Energy efficient new space

¢ Delivering exceptional workspace,
homes, public realm and
amenities fOl‘ our customers
and communities to thrive

= Targeting growth customners and
sectors, including life sciences
at Regent's Place

* Delivering a fourth campus

at Canada Water

Active capital
recycling

Targeting the
opportunities in
Retail & Fulfilment

Driving occupancy and sustainable
cash flows

+ Integrating urban fulfilment in our
retail parks

» Making value aceretive acquisitions

* Progressing urhan logistics
development opportunities,

primarily inside the M253

» Crystallising value from
mature assets

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

¢ Maintaining balance sheet

strength and flexibility

Our people

Our strategy is delivered through
our people

British Land Annual Reparl and Acceunis 2021 15



THE PRIQRITIES FOR DUR BUSINESS continued

Realising the

potential of

our Campuses

Net zero carbon
at Canada Water

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

the industry-leading NABERS UK
Design for Performance maodealling
to achieve the highest efficiency
and performance.

All buildings will target BREEAM
Certificaton [Commercial
Outstanding, Relail Excellent,
Residential Home Quality Mark]
and, reflecting our halistic
approach, the Canada Water
Masterplan will target BREEAM
Communities Certification.

Building on our success

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

transport infrastructure

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

warkspace business.

We have enhanced Broadgate's appeal by
softening the boundaries of the campus.
ensuring 1t is an integral part of 1ts
neighbourhood, including Spitalfields and
Shoreditch. We have cormprehensively
upgraded the dining and leisure offer
which now includes the UK's first Eataly.

Our Paddington Central campus is virtually
fully let to high quality occupiers. It benefits
fram excellent lransport coanections
being close to Paddington Staticn, a
future Crossrail station, and s a hub for
international, corporate headquarters.

Targeting innovatien sectors )
Regent's Place 15 well placed to benefit
from the growth of life sciences The
Industry 1s forecast to see employment
growth of 5% pa to 2030 due to increased
Gevernment and consumer spending, and
as more overseas companies take space
here, reflecting the depth of talent within
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the L'K. This is also an industry where
proximity ta similar and comalementary
organisations is important, so the
location of Regent's Place in Londan's
Knowledge Quarier, home to over 100
academic, scientific and cultural
organisations, 1s a key advantage

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

Appealing to a broad spectrum

At Canada Water, we have flexitle planning
consent for a 5m sq ft mixed use scheme.
We currently expect that will include 2m
sq ft of commercial space, nearly 1m sg
ft of retail and leisure space and 3,000
homes, but we can flex our planning
perrnission in tine with dernand.

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

To enhance our offer, we are putting
Wellbeing Principles at the heart of
pur plans. We will improve connections
between peogple and places, so the
campus 1S mare accessible; we will
use smar! technelogy to imprave the
individual experience and seek an
improvement (n local air quality.

The Masterpltan offers a huge opportunity
to increase iodwersity, by enhancing
existing green spaces and adding 12
acres of new cpen spate, including

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

53

acre site at
Canada Water




THE PRIORITIES FOR QUR BUSINESS continued

Progressing
value-accretive
development

444

kg CO e per sgm
embodied
carbon

Progressing pipetine oppertunities
Development has been an important
driver of value for British Land, with
offices development delivering nearly
£2bn of profit since 2010.

Qur development programme capitalises
on demand for the best quality space.

At Broadgate we delivered more than 1m
sy it of fngh quality workspace in the last
two years and are on site with a further
882,000 sq ft across 1 Broadgate and
aearby Norton Folgate, with further
opportunities in our prpeline {see

pages 20-21].

Customer-led offer

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

MNaorton Faolgate

At Norton Folgate, we are delivering
high quality modern workspace in new
structures, interlinked with characterful
warehouse bulldings across thrae
adjacenti development plots, which

will complement the historic fabric

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

roof lerraces, courtyards, retail and
restaurant space. The development

15 well connecled for Liverpoal Street
Station and Shorediich overground and
benefits from the vibrancy and energy
of nearby Shoreditch and Spitalfields.

Net zero at Norton Folgate

Woe always prioritise the re-use of existing
materials and, a5 a result, embodied
carbon at Norton Folgate is low at 44dkg
C0;e per sgm, comparing well with our
2030 target for embaodied carbon in new
ofiice developments of 500kg CO,e per
sgm. We will offset any residuat carbon,
making this a net zero carbon development.

It will be one of the most operationally
efficient buildings we have delivered,
The base build cperational efticiency is
in tine wilh the UKGBC's 2020-25 interim
efficiency target and we are targeting a
BREEAM Excellent rating

To improve biodiversity, we will add

log piles, bird and bat boxes to the roof,

connecting nature corridors in the City.

The development includes 1,600 sq it of
outside space on landscaped lerraces to
suppoart wellbeing for employees and we
are targeting Wired Score platinurm and

gold ratings.

Norton Folgate

QOffice-led redevelopment

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

the area.



OUR DEVELOPMENT PIPELINE

A well positioned
development pipeline

Completed

A 100 Liverpool Street

Office-led development adjacent to Liverpool
Street Slation. 100 Liverpool Street is our first
net zero carban development; embodied carbon
was low at 389kg CO:e per sqm and we offset
residual carbon threugh aceredited schemes.
Read more abaul our net zero commitments

on page 40,

520,000 sq ft

Committed

» 1 Triton Square

Office-led development at Regent’s Place, fully
pre-let to Dentsu Aegis Netwerk, an existing
occupler on the campus.

365,000 sq ft

& Norton Folgate

OHfice-led redevelopment in Shoreditch adjacent

to Broadgate, integrating 302,000 sq fi of office

space alongside retail and residential to create a
mixed use space that draws an the histeric fabric

of the area.

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

A 1 Broadgale

Office-led deveiopment at Broadgate and will be
one of the most operationaliy efficient buitdings
we have delivered. Its strong sustainability
credentiats were a key factar far JLL who

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

546,000 sq ft



Near term

A Canada Water, Phase 1 [A1, A2 & K1l
Three buildings delivering a mix of office, retail,
teisure and residential with 265 homes planned
across 3 range of tenures and affordakbility.

582,000 sq ft

A Aldgate Place, Phase 2
Build-la-rent residential-led scheme in Aldgate,
delivering 159 homes with 19,000 sq f of
office space.

136,000 sq ft

A 5 Kingdom Street

Qtfice-led development at Paddinglan Central.
Revised planning consent received during

the year.

438,000 sq ft

Medium term

W 2-3 Finsbury Avenue

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

704,000 sq ft

W Canada Water [future phases)

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

4.5m sq ft
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THE PRIORITIES FOR QUR BUSINESS continued

Targeting the
opportunities
in Retail &
Fulfilment

Retail & Fulfilment asset mix, by value

(O Retail parks 53%
Shopging centres:

() Dpen air scheme 12%
(O Traditional covered shopping centres 22%
(O Leisure and other 11%

Integrating urban legistics

The important role that retail parks

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

Building on this, retailers see an
opportunity to use retail parks lo
support logistics through Llast mile
delivery by shipping from store. This
enables faster delivery times, hetping
retailers to compete in a highly
compelitive market.
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Importantly, retail parks are also more
attordable, enabling retailers to trade
profitably, so increasingly this is thesr
preferred format.

Retail parks comprise 53% of our retail
partfolio, covering 6.9m sq ft. We are
market leaders in this space, positioning
us well ic identify oppartunities in the
rmarket ta drive value and returns.

Value opportunities in retail parks
This year, we acquired The Al Retail
Park in Biggleswade for £49m. This is
amodern, well located scheme, easily
accessible fram the A1 and within the
Oxlord-Cambridge are, benefiting from
an affluent and grewing catchment.



As rents stabilise, and building on our
assel management skills, we see a
clear oppertumity ta drive value from
acquisitions like this.

An emerging and complementary urban
logistics business

Te complement our retail parks business,

we are also targeting development-led
cpportunities in urban logistics, within
the M25. This year we acquired our first
logistics asset, a 214,000 sq ft warehouse
in Enfield where we have the potential

to deliver a muttistorey facility. In the
maantime the asset is fully lel.

ldentifying alternative and additional use
Logistics is the key additional use

we have identified in our portfolio. The
mast viable opportunities are on the
surrounding land at Meadowbhall and
Teesside and we are actively progressing
ptans in both locations,

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

This year Amazon opened its

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

and ¢an pick up er return their
Amazon parcels at the same time,
demanstrating the clear crossover
between online and physical retail.
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THE PRIORITIES FOR QUR BUSINESS coniinued

Active capital
recycling

Marble Arch House

74,000 sq ft office-led building
close to Marble Arch Station, in the
Portman Village. Acquired in 2011,
the building was comprehensively
redeveloped and successfully let to
arange of occupiers in the finance,
technology and professional
sectors. We sald a 756% interest

in the building in December 2020,

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

is centrai to our busingss model.

This year, benehtting from resilient
invesiment markets, we made timely
sales of £643m cf office buildings and
£556m ol retail assets, crystallising value
and providing the fiexibility to progress
value accretive developrment elsewhare
in our portfolic.

Clarges

In November we completed the sale of
Clarges, Mayfair. an office-ted building,
far E177m to Deka.

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

of profit.
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Portman Cluster

in December, we sold a 75% interest in
a portfelio of three West End buildings
for £401m to Allianz Real Estate. This
transaction brings our major joint
ventures tc seven currentty. We are
continuing tc manage these buildings
which include 10 Partrman Square,
Marble Arch House and aur head office at
York House. Each has been substantialty
redeveloped in recent years and let to
high quality occupiers.

Yalding House

In November, we sold Yalding House in
Fitzrovia for £42m. Once the home of
BBC Music. this heritage buitding had
been comprehensively redeveloped in
keeping with the original style.

Retail

In Retail, asset sales have focused on
standalone units and superstores where
we have limited potential to drive value
through asset managemant. This yean
that has included the part sale of
shopping centres at Milton Keynes,
Peterborough and Beaumont Leys



Yalding House, previously home te
BBC Music, sold for €42m

Clarges

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

The office and relail space was
fully let.

£1.2bn

Assel sales

British Land Annual Report and Accounts 2023

25



THE PRIORITIES FOR CUR BUSINESS continued

Our strategy depends

on our people

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

of our strategy.

Our expertise

At British Land, we have created a best
in class platform, with expertise that
goes beyond develeping and managing
buildings. From sourcing investment
opportunities, securing planning.
developing, leasing and managing our
space, te financing our activities, our
people are experts at what they do.
The breadth and depth of thig skill

set is what eaghbles us to embark

on new apportunities

Supporting our strategy

This year we acquired our first logisucs
opportunity. While that is a new secior
for British Land, our asset management
and leasing teams have established close
relationships with our retail customers
and we have a very strong understanding
ol how retaillers oparate. This will be
invaluable as we look to grow this part

of our business.

We have oppertiunities to develop
additienal togistics space both on our
new acquisition in Enfield and also on our
existing portiotio, and here the expertise
of our planning and development team
will be invaluable At every step we will

took to do this in the most sustainable
way we can and we have an excellent
track record in this respect.

Canada Water is a 53 acre regeneration
opportunity and one of the mast significant
in Landon. It will draw on the skitls and
expertence we have across our businegss.
The progress we have made ta date,

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

Living our values

Qur values and our culture uaderpin
what we do at British Land. We bring
our passion to what we do, we listen

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

Property
management

Supporting cur customers
through reapening and
returning to work

Leasing and asset
management

1.7m sq fi retail leasing,
ahead of last year

Investment

£1.2bn asset sales,
4.2% ahead of book value

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

1 Broadgate pre-let to JLL

Delivering strong
rent collection

Finance
£1.6bn financing in the year

Development
Completion of 100 Liverpool Street

Planning
£1.7m sg ft of planning
consentis achieved including
2-3 Finsbury Avenue and
5 Kingdom Street

£1.8bn undrawn facilities and cash

Completan of 1 Triton Square
in May 2021

Commitment ta Norton Folgate
and 1 Broadgate

Refinancing date extended to early 2025

Senior unsecured credit rating ‘A’

Achieved cutline consent
on our 93 acre scheme
at Canada Water

Read more on page 20

People

Ethniciiy pay gap
disclosed for the first time

Sustainability

First net zero carbon development
at 100 Liverpool Street

Marketing

Oemonstrating we are
a trusted pariner

Maintained skills and

Pathway 1o Net Zero Carbon published
training pregrammes

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

Targeled support to tocal
communities throughout
the pandemic

Supported our teams
through lockdown

Read more on pages 40-45 Read more an pages 36-37
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MARKET DRIVERS

Key trends in our markets

Economic backdrop

We are experiencing a prelonged period
of economic uncertainty, initially as a
result of Brex't and this year reflecting
the Covid-19 pandemic.

I the Government's roadmap remains an
track, all Covid-related restrictions will
be relaxed in June. In this scenario, the
economic outlook is positive, with pent
up consumer demand expacied to fuel
expansion. However, forecasting the
trajectary of this pandemic is ditficult.
The efficacy of the vaccine on new
variants 1s not known so the risk of
further lockdowns remains. ln additien,
the longer term rmpact on employment,
the way we work and shop and what that
means for gur cities has yet to play out.

Brexit-related uncertainties have

diminished although we remarn in &
period of transition with businesses
still adapting to Lie outside the EU.

Role of the office

During the pandemic, employees
demanstrated their ability toc work from
kome effectively and going forward, many
expect to work more flexibly, raising
questions around the role of the office.
However, companies are clear that the
office plays a witally important role in
shaping the brand and culture of their
business, by supporting recruitment
and training and fostering innovation
and collabaration.

Successful affice space will likely be
high qualily. medern and sustainable:
offer 2 rmux of collaborative and private
space; provide high-tech solutions o
complement more flexible working
patterns; and be well located for
transpert hubs, reiail and leisure.

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

Role of physical retail

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

the pandemic.

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

air and out of town retail parks, which
support rmission-based shopping and
an online offer Thay are alse more
alfordable. making retail parks the
preferred format for retailers.

Increasingly there is a crossover with
urban logistics. Retailers are using retail
parks to ship from stare and third party
logistrcs eperatars are looking at

taking space

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

Our strategic response

O

Active capital recycling

Making asset disposals to strengthen our
balance sheet and enable us to progress
acquisition and developmeant opportunities
Realising the potential of cur Campuses

Targeting successful businesses in
inngvation and growth sectors

The trajectory of the pandemic remains uncertain

28

Our strategic response

G

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

@

Active capital recycling

Selling assets where we cannot drive
value through asset management

or development

A maore diverse range of space, reception
at 1 Broadgale
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Cur strategic response

O

Active capital recycling

Selling retail 2ssets where we cannot
drive value through asset management or
development and investing in Campuses
and Retail & Futfilment

O

Targeting the opportunities in
Retail & Fulfilment .
Sourc¢ing and investing in value-led
retall and developrrent-led urban

| logistics opportunitres

Easily accessible retail parks, Mayflower, Basilden



Climate change

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

Businesses are under increasing
pressure to reduce their climate wmnpact
from shareholders, customers and
employees, with all expressing a clear
preference for those who demonstrate
good progress. The environmental and
commercial imperatives ior sustainability
are therefore closely aligned. driving a
three-fold increase i the number of
comgpanies making net zera
commilments in 2020.

The implication far our industry is

the growing demand for net zero carbon
buildings. In response, real estale owners
must nat enly build more sustainably but
also upgrade existing stack to ensure
that il meels the same high standards.
The risk of nat doing so is “stranded
assets” which are hard ta let.

Social inclusion

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

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

In real estate, shareholders, custamers
and emplayees are laoking more
closely at the ethical track record of
the businesses they invest in, pay rent
to or work for, so property owners need
to demanstrate their commitment to
understanding and supporting local
communities and the issues they lace,

Science & technology

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

al growth in our industry.

Going forward, technology will play a key
role in delivering successful workspace
across the spectrum, As the way we
work evolves, space which best conpecls
people inside the office with those outside
will be more attraclive and occupiers

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

Our strategic response

O

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

O

Active capital recycling

Reweighting the portfolio to modern,
more sustainable space through asset
sales and development

Delivering mere sustainable developments,
100 Liverpool Street

Our strategic response

O

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

Based initiatives

O

Progressing value accretive development
Susiainable devetopment creates
business, employment and community
opportunities while mimimising the impact
of construction

Supporting yound readers, Teesside Park

Our strategic response

O

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

O

Progressing value accretive development
Incarperating smart features into
our developrnents

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

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

leverage our competitive strengths and to invest

performance behind two strategic themes, our Campuses and

Retail & Fulfilment.

KPIs
Corporate & | Total property return |£| m Committed and near term developments
Financial % af standing investments by floor area
Total accounting return [ﬂ' Lean to value {LTV] - proportianally consclidated
Total shareholder return ‘fﬂ Years until refinance date Li_l
Environment | Reduction in energy intensity of offices GRESB rating
31% 5%
2020: 16%
Energy intensity was lower than usuval ihis year as a result of Cowid-19 restrictions which required assets to
close or operate at lower capacity.
Community Number of community beneficiaries Number of community initiatives
23,024 94
2020: 40,076
Beneficiaries typically include local schoolchitdren and jobseekers. This year we focused on supparting
thase most impacted by Cowd-19, but cont nued to deliver our communily prograrmmes where possible.
People Gender pay gap Ethnicity pay gap
27.6% 27.3%
2020: 27.9% First year of reporting

This year, recognising the need to engage more frequently with our peaple, we conducted muttiple pulse
surveys rather than our usual engagement survey which will resume for the year 1o Marcn 2022,

Links ta remuneration Long-Term Incentive Plan Anoual Incentive Award
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Progress

Priorities for FY22

Key risk indicators

Campuses

- Completion of 100 Liverpoal Street

- Commitment to Norton Felgate and t Broadgate

- Canada Water planning permission secured and
drawdown of headlease

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

- 556,000sq #t of ofiice leasing, including
134,000sq it pre-let to JLL at 1 Broadgate

Retait & Fulfilment

- 1.7m sq ftof retail leasing

- Acquired first development-led logistics
opportunity in Enfield for E87m

- Acquired retail park in Biggleswade for £49m

- Committed to acquire 22% interest in HUT,
which comprises 10 retail parks.

- Progressing logistics opportunities in
our partfelic

Campuses

- Increase accupier expusure to growth
sectors including life sciences at
Regent’s Place and other uses at
Canada Water, leveraging our flexible
planning consent

- Commitment to develop phase 1 at
Canada Water

- Further progress value accretive
development on our campuses

- Continue to recycle capital

Retail & Fulfilment

- Maintain high occupancy, focusing on
occupiers with strong cavenants

- Make value accretive acquisitions af
retail parks and logistics assets
with development potential

- Selective disposals of assets
without asset management
or development potential

- Progress urban logistics opportunities
at Meadowhall and Teesside

Development exposure
Market letting risk
(vacancies, expiries,
speculative development
Cecupier cavenant strength
and concentration
Gceupancy and weighted
average lease lenglh
Execution of targeted
acquisitions and disposals
in line with capital
allocation plan

Net debt to EBITOA
Financial covenant headroom
Liguidity and peried until
refinancing is required

- Achieved GRESB 5* rating

- Received 58T validation for Scope 1, 2 & 3 targets

- Pathway to Net Zero Carbon published

- Net zero carbon asset audits commenced

- Achieved our first net zero carbon development
at 10 Liverpoal Street

- Transition Vehicle fully operational

- Maintain GRESB 5* rating

- Maintain progress with our Pathway to
Net Zero Carbon

- Complete net zero carbon asset audits

- Deliver nel zero development at
1 Triton Square

- Pilot NABERS UK at 1 Broadgate and
Canada Water

EPCsraled ForG
EPCs below B rating

Portfolio at hugh risk
of fload

- Effective community response to Covid-19.
supported foodbanks, provided education
materials and donated £1.5m to good causes

- Longer termn support through employment and
retraining programmes

- Completed Place Based research into local needs

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

- Deliver place based initiatves at
priority assets

Comrmunity engagement

- 44% femnale representation at Board level

- Reported ethnicity pay gap for the first time

- Race Equality Framewark launched

- Fairness & Inclusion training mandatory for
all employees

- Premoted disability inclusion at our places
thraugh EnaBLle and signatory to Valuable 500

- Partnered with anti modern slavery charity
Unseen; launched anti-modern slavery training

- Supported 23 of our people to receive
professional guatifications

- Continue to reduce our gender and
ethnicity pay gap

- Coatinue to imgrove our staff
engagement score

- Voluntary staff turnover
- Employee engagement

and wellbeing
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STAKEHOLDER ENGAGEMENT

Our

stakeholders

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

outstanding places and positive outcomes for all

our stakeholders ~ Places People Prefer.

Qur customers

Qur communities

Our partners
and suppliers

Qur custemers are all the
people who visit our places.
They includes our occupiers and
their employees and the people
whao shaop or live in or around
our buildings.

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

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

a direct relationship with.

Key issues The way peopie work, shop and Whilst every community is unique, | Ensuring all pariners share
live is changing rapidly Thereare | shared priorities include education, | appropriately in the success
fewer boundaries between these emptoyment and wellbeing, as of our places.
activities while the need for a mere | well as environmental and
sustainable appreach is growing local concerns.
‘Why we engage Understanding how customer Qur places thrive when our Our places depend on the success

expectations are changing helps
us provide places which meet
maore of their needs, driving long
term demand for our space.

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

local contribution and attract
more cusiomers.

of our relationships with the
organisations that help delwer
them: that requires a clear
undersianding of their priorities
and challenges.

How we engage

We survey visitors to our places
and cotlect data on how people
use our space and our services
More than 1,500 reta lers arg
signec up to BL.Com, our data
sharing app, and we use secial
media to keep customers
informed across the business.

Qutcomes of our
engagement®

- Flexibility on rentai payments
where appropriate

- Sutcessful pre-let of
1 Broadgate. see page 43

- 1.7msq fi of retail leasing

Through cur Place Based
approach we engage with lecal
people and pariners where we can
make the biggest social impact.
Our Local Charter provides a
flexible framewark for delivery.

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

- launched bespoke coaching
programme to support leaders
of cu~ key community partners

- Oelvered emaioyment
programmes to support those
impazted by Covid-1%

- Progressing plans at Canada
Water in partnership with
Londan Borough of Southwark,
see page 21,

- Cemmitment to develop
1 Broadgate with 1V partner
GIC, see page 20.

* In addiion to the refererces above, for further details of how these outcomes ware achieved see page 105 of the Governance sectien.
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Our people

Our shareholders

Statement on s172 of the
Companies Act 2006

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

and experiences.

Our shareholders are the owners of our
business. Our focus is to deliver value
far shareholders over the long term.

Altracting and retaining talentin a
compelitive market.

Delivering long term. sustainable income
and capital growth and minim.sing our
impact on the environment.

We engage with aur people to help them
realise their potential. it is their skilts
and experience that drive the quality of
our product.

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

We mncourage open and constructive
discussions throughout the business.
Employees can feedback through Company
surveys, regular town hall meetings or 2
range of employee meelings.

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

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

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

- Resumpticn of the dividend

- New strategy, investing behind two key
themes, cur Campuses and Retail &
Fultilrment to deliver higher returns

5172(1) of the Companies Act requires
directors of a company to act in the way
they consider, in good faith, would be
most likely to promote the success of the
cempany for the benefit of its members
as whale, taking into account:

- the likely consequences of any
decision 1n the long term;

- the interests of the
company's employees:

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

- the impact of the company’s
aperations on the community ard
the environment;

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

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

The nature of our business means

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

put ta the Board for a decision.

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

page 105.

Read more about our stakenolders on pages 34-35
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STAKEHOLDER ENGAGEMENT conlinued

A continuous
dialogue

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

James Brown
Starm 2, Storey customer

“As soon as Covid hit, British Land
asked how they could help; they
were the first to offer a rent free
period and they guickly arranged
planning permission for us to open
a second unit 5o we could serve the
same number of customers within
the new rules. We are a small start
up but they are investing time and
energy to support our ambitions so
we feel very valued as a customer.”

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

34

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

| Focusing on our
customers supports
Oour purpose

Our offering is customer ceatric ‘Built
Around You' and commits us to always
deliverirg the following for our
custemers:

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

Qur places offer the widest choice of
spaces; they are well located, greener
and glfer best i class technotegy. In
the current environment, flexibility has
never been maore relevant. Across our
otfices and our retail space, we offer
our customers a range of optians 11
terms of lease length and fit out to
meel their needs today and in the
future with the potential to expand
with us Starey. our flexitle workspace
business, 1s a good example of

that appreach Qur deep and long
cennections to our places also mean
that we continually invest locally to
enhance the space and, in partnership
with aur customers, make a positive
difference to the local community

and environment,

The space we are delivering at

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

of nearly 30% of the office space

Read more about this on page 43.

Our campus netwaorks, which focus on
commaon issues such as diversity and
inclusion and mental health, provide

a platform to connect us with our
customers ang therm with each other
Reflecting their feedback we are
launching a Place Based "Forum” for
each campus which will include an
onling platform as welt as virtual and
physical events. We act as a faciltator
to support the return to work, address
key issues such as diversily and
inclusion, support cennection with
local communities and use technolegy
| lo enable better collaboration.
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Customers

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

their 2bility to pay rent. Throughout the
pandemic, we worked closely with all
those aftected to agree fair and flexible
plans to help them manage rental
payments and we supported them in their
reopening strategy wherever possible.

For our office customers, we worked
fast to make our space Cowid-secure
and organised virtual round tables
where occupiers couid share learning
experiences an warking from hame
and returning to the office.

Communities

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

One of our earliest responses was

to introduce g bespoke coaching
programme to help leaders of our

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

the Third Age Project in Regent’s Place.
the Fleaung Classroom at Paddington
Central and Just Like Us at Broadgate. 25
partners benefitted overall. We provided
aducational materials to communities in
and arcund our places across the UK
through the National Literacy Trust,
benehtting 3,600 families, and we supported
employment programmes at aur retail
ptaces and our London campuses.

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

St Mary’s Hospital, Paddington, supplying
NHS workers with guality toed, and made
additicnal funds available to support local
community organisations.

Read mare about how we have supported
communities on pages 64-45.



Partners and suppliers

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

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

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

Our people

We engaged closely with our peeple
throughout the pandemic. We used a
range of communication channels to
support staff and keep them up to date
with our plans, inciuding virtual fown
halls and podcasts from the CEQ and
Execulive Committee members, and our
intranel was a key source of quidance.
Our employee-led networks played

an important role 1n keeping peaple
connecied, providing advice and practical
support as well as entartainmeant

for individuats and their families.
Mindfulness sessions were made
avaitable to all employees and we
ernbraced more flexible warking
patterns to help people manage caring
responsibilities. We kept our office
open whenever possible and in Line
with Gavernment guidance to enable
those who wanted or needed to come
into the office te do sa.

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

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

Shareholders

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

at each quarter, In addition, we have
maintained our reguiar investor relations
programme on a virtual basis, including
roadshows, conferences and events.
Read more about our shareholder
engagement on pages 96 and 101.

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

Gahriel Shohet
Biack Sheep Coffee

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

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

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

Lena Choudary-Salter
CE0 and Founder of Mosaic
Community Trust

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

Mark Leeming
Project Director 100 Liverpool Street,
Sir Robert McAlpine

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

Catherine Furiong
British Land Centre Director,
Teasside Park
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PEOPLE AND CULTURE

People and
culture

4th

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

9,000

haurs of training undertaken
by employees

98%

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

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

We understand that a diverse, motivated,
and supported workforce is vital to
connecting with our cusiomers and
delivering our sirategy. The last 12
months have shown our people’s
resilience in the face of the pandemic.
We have successfully continued te grow
and develop an inclusive warkforce,
promole employee wel.being and
remain connected despite Lhe
challerge of home working.

Celebrating diversity

At British Land, our purpose is ¢reating
and managing Places Peaple Prefer.
This 1s about estahblishing outstanding
places which deliver positive outcomes
for all our stakeholders on a long term
sustatnable basis. To achieve our
purpose, we strive to create a diverse
and inclusive workplace where people
can achieve their full potential, We see
the two as intrinsically linked. "Bring
your whole self” is 3 core value of British
Land; we understand that diversity of
backgrounds promotes diversity of
thought and enhances our business.

Workforce gender diversity,
31 March 2021
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Qur diversity and inclusion mission is to
make a positive difference to colleagues,
cammunities and the wider industry by
taking actions to promote equality, We
consider all areas of diversity by working
in close collaboration with our employee
netwarks: REACH |Race Ethnicity and
Celebrating Heritage], Parents & Carers,
Women's Network, Pride, Wellheing,
EnaBLe, Sports & Social, Cycle

and SustainaBle.

Over Lhe lasl 12 months our nelwor ks
and committees have continued to
praogress diversity and inclusion at British
Land EnaBLe, our network formed to
celebrate ability and promate disability
awareness, has joined up to the Valuable
500 - further committing British Land

to putting disability inclusion on our
business agenda.

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

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

8ritish Land has continued to promote
gender equality and n the 2020 Hampton
Alexander Review we were ranked

4th in the top 10 best performers for
representation of women on Executive
Committees and their Direct Reports.

In order to further promaote our diversity
and inclusinn mission, we have rolled out
training to all our employees in fairness,
inclusion and respect. Currently ovar
75% of our employees have attended

this warkshop.



Developing talent

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

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

the real estate industry.

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

the UK to help kick start their careers.
We are excited to be participating in the
Change 100 tlagship programme, offering
paid internships to university students or
recent graduates with disabilities or long
term conditions. We are participating as
3 way o source 2 more diverse group of
tatent for the long term and have our first
intake sigaed up and ready to startin
summer 2021

Continuing to support our talent into

the business remains key 1o our success.
In the last 12 months we have had eight
graduates across our two schemes,
including three new graduates to our
Commercial Property programme. We
have also welcomed 10 apprentices
throughout the year across different
areas of our business.

Woe recognise the importance of growing
our tzlent internally and have continued
to invest in learning and development
initiatives for our employees. Over the
past 12 months we have spent £380.000
on training and over 9,000 hours of
training in total have been undertaken
by our employees across the Campany.

Internally we have supported 23
employees to receive professional
qualifications and 42 employees have
moved internally within British Land 1o
further devalop cur talant and support
their career ambitions.

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

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

it's scill important for us to stay

in touch and support each other.

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

Alan Barker

British Land Centre Manager
Braughton, Crown Paint,
Moslyn Champneys

At British Land we recognise that

having a mentor can make a big impact
in developing an individual's knowledge,
skills and experience and help grow their
network. We have therefore supported
individuals in finding a suitable mentor
within the business and have run speed
mentaring events to facilitale successtul
netwarking opportunities. We have

also recently {aunched a mentoring
programme for our lesdership team

with our Executive Committee and Non-
Executive Directors. Each Nen-Executive
Director and Executive Committee
meamber has been careltully matched to
a memter of the British Land leadership
team and tailored to the specific needs
and abjectives of the mentee. Cveralt,
we currently have 55 farmal mentorships
across the business.

Our values

Bring your whole self
- Feelfree to be ourselves -

Listen and understand
Take the time lc listen -

Be smarter together
Bring together the

Build for the future
- Anticipate needs and

and help others feel
the same

Bring all sur passion and
energy (o what wa da
Be apen and inclusive

and feed back

- Listen with respect and
withoul Juligenent

- Base our actions on
what we learn

right team

Qwn our responsib:lities
Suppert each ulher

to succeed

lead with courage

Grow our expertise and
learn from our cxperience
Be accountable for the
legacy we leave
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PEOPLE AND CULTURE continued

Promoting wellbeing

The Covid-19 pandemmmc has shone a
spotught on health and the iImportance
of maintaining a good balance between
wark and life priorities. At 8ritish Land
employee wellbeing has always been a
focus, with our Wellbeing Committes
leading on ways to suppori employees’
physical and mental heatth. With help
frorn our networks and cormmittees, we
have werked hard to create a culture of
support and understanding for all our
employees, ensuring they know where
they can get the appropriate assistance,
recognising all the difficulties
encountered during this pandemic.

Over the past 12 months we have run
weekly mindfulness sessions to help
employees feel balanced and have a
positive frame of mind as well as having
sessSiONS an coping during and after
{ockaown to boost resilience.

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

understanding. This has included
practical support such as providing free
access to eniine learning tools Twinkl
and Times Tahles Rockstars and sharing
practical resources and suggestions,
whilst helping ensure internat
communication gelivers & drumbeat

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

Qur Sports and Social Cammittee has
also been helping us keep physically fit
throughout the pandemic with online
gym classes and virtual yoga classes,

Our core value of “listen and understand”
has been applied throughaut the
pandermic. We have sent regular surveys
to check-in with employees and ask haw
we can help as well as to understand
their weltbeing Our check-1n survey in
2020 asked employees how confident they
were in how British Land was responding
to the pandemic with a 98% favourable
score. it also gave them the chance 1o
request any form of IT equipment to
ensure they have everything they need

to work effectively fram home. The '
wellbeing survey was to understand how,
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in the third natianal lockdown,
employees were feeling regarding their
work pressures bat also their overall
mental and physical health. This has
provided an insight as {o how we can
suppori our employees further.

Our CSR Committee has guided and
supported all our warktorce engagement
activities, such as our check-in surveys
and welibeing survey. By having a
dedicated Cammittee with farmat
respaonsibitity for the engagement of our
ernployees, our people always remain
central to our strategy. You can read
rnore about this on pages 110111,

For those colleagues who do need to be
in the office we have introduced weekly
Cowid testing on our $i1tes ss well as
other social distancing measures such
as one-way systems, desk spacing and
limiting the number of employzes in
each space to ensure our employees
are working as salely as possible. All
employees were also given a return-to-
work kit with hand sanitiser, face mask,
door ppener and water bottle.

Parents and
Carers Network

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

“Juggling working from home and
homeschooling 1wo small children
was bewildering to say the least!
But the sense of support at British
Land - right across the husiness
- was incredibie

During the third lockdown,

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



Keeping connected

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

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

Be Srmarter Together and Build for

the Future.

Alongside aur staff meetings we have
introduced regular audio and video
podcasts where the Cornpany can hear
Iromn cur Chief Executrve an our approach

ta work during the pandemic. Our
Execulive Cormnmittee has also launched
podcasts 5o the Company can get lo
know each of our (eadership team.

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

Land We have therefore delwered further
webinars on our Sustainability Strategy.
our hinancial results, engaging with
customers and customer management
as well as a number of ather topics

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

EnaBle Network

i

The launch into full time

working from home last year

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

Leanne Williams

Business Analyst in our Graup
Technaology departrment and
member of sur EnaBLe commiitee

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

and many more.

We also understand that the warkplace
15 an impartant place for peopie to
connect sociatly. While working from
home we have continued to run social
engagements from virtual pub quizzes teo
book clubs to cooking competitions and
even hosting our own British Land’s Got
Talent; all with the help of our employee
networks and committees.
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SUSTAINABILITY

Delivering our
2030 Strategy

In this first year of

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

1. Net zero carbon

We have committed to achieving a net

zero carbon pertiolio by 2030 and have
set out clear targets to reduce both the
embodied carbon in our developments
and the operational carban across our

portfolio. This year, we published our
Pathway ta Net Zerg, setting out the
steps we will take across our business
ta deliver on that ambition

Embodied carbon

S0%

reduction in embodied carbon intensity
at our developments 1o below 500kg
C0se per sqm by 2030

Progress

This year we updated our Sustainability
Brief, setting a clear standard for
sustainable development at British Land.
We compleled vur first ever net zero
carbon development at 100 Liverpaool
Street; embadied carbon was low at
38%kq CO.e per sqm and we offsat
residual carbon through accredited
schemes in the Tibetar Plateau

and Mexico.

We have made further commitments

at Norton Folgate and 1 Broadgate;

the average embodied carbon in our
developmant pipeline is 640kg CO,e per
sgm. This performance benefits from our
cammitment to prioritise the re-use of
existing materials.

1040 Liverpool Sireet

Operational carbon

75%

raduction in operational carbon intensity
by 2030¢

Progress

This year we completed six net zero
carbon audits at cur assels, identifying
interventions which would reduce
operational carbon nn an angaing basis.
This pragramme Is being extended
across our portfolio and 1s expected

to complete at the end of next year.

To finance these projects, we set up our
Transition Yehicle, funded by an internat
carbon levy of £60 per tonne of embodied
carbon in new developments and an
annual corporate float of £3m, We
completed our first project, fitting LED
Lighting at Regent’s Place this year.

The Transition Vehicle also funds the
purchase of certified offsets for embodied
carbonin developments.

LED {ight replacement at Regent's Place

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

3. Environmental
leadership

4. Responsible
business

A Place Based approach means
understanding the most important issves
and oppartumilies in the communities
around each of our places and focusing
qur efforts collaboratively, 1o make the
biggest impact at each place.

We do this through the five key areas
which are common across aur partfolio
ang identified in aur Loczal Charter:

- Connect - connecting custorners,
suppliers and community partners
arcund pnority local 1ssues
and opportunities

- Education - needs-based initiatives

- Employment - needs-based initiatives

- Sugpporting local business

- Wellbeing - putting our Wellbeing
Principles into practice

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

This year, despite these challenges, we
supported 364 people into employment,
with nearly 1,000 receiving meaningful
ermployment support.

We provided educational matenals
through the National Literacy Trust,
benefitting around 3,600 families: and
supported foodbanks and community
hubs at seven of our assets,

Supperting cammunities at Regent's Place

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

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

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

a 1.5°C global warming trajectory.

We have maintained our market

leading performance in international
ESG henchmarks, performance for 2020
15 set oul below:

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

Responsible employment
- Investing in training and
professional qualifications
- Connecting with our peaple
- Providing a sale working enviranment

Diversity & Inctusion

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

- Imgroving ethnic diversity at all levels;
targeting a minimum cof two Directors
from an ethnic minority background
and reducing the ethnicity pay gap

GRESE 2020: ) : ‘
) - Making our places more inclusive
5 star rating. for Bvarvone
Green Star Y
Responsible procurement
- Mandatery medern slavery awareness
CDP 2020: trainingr for British Land staft
A- score - Mandating prompt paymenrl!
- Responsible procurement standards
See pages 46-47 tor maore detail of
EPRA gur pr_og:‘s_‘ts i; each area and our
Rating 2020: ustainability Accounts
Gold
MSCIESG
Rating 2020:
AAA
FTSE4Good
index 2020

Top 96 parcentile

Science Based
Targets:
appravaln 2021

This 2030 sustainatulity foeus area
aligns with UN's Sustainable
Development Goal g

This 2030 sustainability facus area
aligns with UN's Sustainable
Devetepment Goal 12

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

A focus on net zero

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

1 Broadgate will target the BREEAM
Qutstanding certification. It will use
100% renewable energy and we will fit
energy efficient air and water scurce
heat pumps. lighting and lifts and smart
controls. We are adding solar panels

ta the roof and will recover office heat
enecgy for use in the retatl urits an the
ground floor. We will deliver mixed-mode
ventilation, effectively combining natural
ventilation with air cenditioning to reduce
carbon emissions and provide better user
contrat of the thermal environment. The
facade will be insulated and the glass
designed and treated to manage sotar
glare frorm gifferent orientations We will
re-purpose the pink granite from the
existing facade as terrazzo flooring and
sustamnable, low carbon and respensibly-
sourced materials will be used
throughout the building.

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

UKGBC's 2030-35 energy efficiency targets.

1 Broadgate is our pioneer project for
adopting the NABERS UK approach to
medelling and verificalion. This provides
a framework against which we can design
and test our plans for the davelopment
to ensure we stay an track te achieve
our target energy efficiency. This
approach can atso be used to verify

the pertarmance of the building ance

N occupation 50 we can monitor energy
efficiency throughout is lifecycle.

Embodied carbon at 1 Broadgate will
be above our 2030 target at %01kg COze
per sqm. This is partly because certain
design features, such as the terraces
which support wellness and bicdiversity
and the retail walkway which improves
the experience for campus visitars, result
in a3 higher embodied carbon footprint.
However, we have & good Irack record
af reducing embodied carbon against
concept design. We are also actively
salvaging materials fram the current
building for re-use.

Focus on wellbeing

1 Broadgate has also been designed

to the highest standards of wellbe-ng.
Reflecting feedback from therr staff,

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

and the WIRED Platinum rating for

smart infrastructure

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

Stephanie Hyde
UK and Ireland CEC at JLL

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

Marie-Louise Schembri
Oesign Director, Hilsen Maran
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SUSTAINABILITY continued

A Place Based approach

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

Farrah Rainfly

Lifeafterhummus Community
Benefit Society

Supporting communities
through Covid-19

This year the focus of our carmmunity
programme has been on supparling
those impacted by Covid-19. To support
our long term partners, we funded a
bespcke coaching programme through
The Business Schoot lformerly Cassl,
helping 25 partners to navigate the
unprecedented challenges,

Warking with the National Literacy Trust,
we provided books and activity packs

fer vulnerable children through local
community partners, ensuring that

they reached those most in need and
benefitting around 3,600 tamilies.

We supported local arganisations like
Lifeafierhummus, who we provided with
funding, space to run a food bank and
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volunteering support fram our site teams;
security cfficers from Facebook, one of
our uLLupiers, also volunteered We
supporied the Euston Foodbank and
Nourish Community Foodbank through
Royal Victaria Place and the 1928 Project,
an initiative to provide NHS workers at

St Mary's Hospital with good quality food.

With retail and hospitality industries

most acutely impacted by this year's
lockdown, our eflorts have focused on
supporting the many people who became
unemployed as a result. In Edinburgh, we
worked with long term partner Capital
City Partnership on a rapid retail recovery
plan that assisted over B0 businesses
with recruitment and workforce needs
including advice an funding and furlough,
delivered training and information sessions
to over 60 people and supportad 30
jobseekers into employment.



In London inhiatives included four virtual
work experience projects for 200 young
people, involving our customers and
tocal partners, including ane focused

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

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

outside the network,

Place Based research

A Place Based approach means
understanding the most impaortant issues
and appertunities in the cormmunities
around each of our places and fecusing
our efforts collaboratively, to make the
biggest impact at each place.

To inform that approach, this year we
commissigned dependent research into
the social and economic issues in the
diverse communtlies around 25 of aur
places. This wark demonstrated that
while there were shared themes, such
as education and employment, there
were alsg specific local challenges. In
London, this included pockets of income
deprivation, whereas in the North East
and North West, health and educatian
were identified as key issues for

some communities.

Qur focus for the coming year is to

use our local connechions including
customers, suppliers and community
partners at our priority assets to address
the key local challenges where we are
mos!t able to make an impact

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

Rona Hunter
Capital City Partnership

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

Mark Ross
0td Diorama Arts Centre

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

[ always come away with good
resources and opportunities.”

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

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

Farah Mochammoud
Founder / Qirector of sacial ente~prise
You Press
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SUSTAINABILITY continued

Net zero carbon

Focus area 2030 Strategy Indicator 2030 Target 2021 Performance
Programme Science Based target - Reduclion in Scope 1 and  51% 16%
level targets 2 emissions vs 2020

Science Based target - Reduction in Scope 3 35% per sqm 45%

emnissiens intensty vs 2020

Embodied

50% reduction in embodied emissions
{RICS A1-A5) ori new construction and major
renovatior projacts vs 2019 indusiry benchmarks

Ctfices: 500kg COze per sqm
Retall & residential: 450kg
COe per sqm

Cwerall: 640kg COge per sgm

100% of embodied emissions from completed
new construction and major rengvation projecls
{RICS A1-AB} offset using certified carban

offset credits

10G%

100%

50% reducuon in operational and end-of-life
embodied emissions (B1-85. C1-C4) at new
developments vs 2019 industry benchmarks

Offices: 275kg CO;e per sqm
Retail & residential; 250kg
COze per sqm

To be reported from 2022

QOperational

73% operational carban intensity reductian by 75% Offices- 41%

2030 vs 2019 baseline Retail shopping centres
(tandlord onlyl: 38%

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

imgrovernent by 2030 vs 2019

Retail shopping centres
{landlord anly): 19%

Whole building operational efficiency
for developments

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

Ta be reperled from 2022

Landlorg procured electricity from
renewable sources

100%

98%

Environmental leadership

Facus area 2030 Strategy Indicatar 2030 Target 2021 Pertfermance
Indices GRESB [Standing investmeants) 5-star rating 9-star by 2022 S-star
Green Developments on track to achieve BREEAM 100% 3%
Building Outstanding |Officasl; Excellent |Retaill:
Certilications Hame Quatity Mark [residentiall minimum 3'
BREEAM-cerufied standing assets - all ratings - 27%
|design andfor nperational BREEAM cerlificatel
BRECAM-certified standing assets - rated 50% by 2025 25%
Very Good’ or higher?
|design and/or operational BREEAM certificate)
Energy ratings  Proporticn of units with EPCs rated A or B - 24%
across Assels Under Management
Water 3% reductlion in operational water consumption 5% 20%
vs 2020
Materials and Operational waste from managed assets thatis  Offices: 80% Dffices: 71%
Waste re-used, composted, or recycled Retail. 70% Retail: 47%
Development and operalional waste diverled - 100%
from landhill
Siodiversity New construction and majar renovation projects  100% To be reported from 2022
designed 10 achieve a 10% nel gan in biodiversity
Biodiversity % of managed assets with Biodiversity 100% 18%
Action Plans
Resilience % of managed assets and major developments  100% 100%

which have undergone a flood risk assessment

1 From 7021, the 2030 Strategy upgraded gur BREEAM targets to ‘Outstanding’ for Offices Ifrom Excellent} and ‘Excellent’ lor Retail [from Very Good').
2 Excludes residential,
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Place Based approach

Facus area 2021 Pettormance

Understanding  Socio-economic assessments compteted at 25 of our places
and responding
to tocal needs

Connecting £1.63m total community investment
23.024 beneficiarias from our community pragramme
94 initialives al our places
€170.367 raised at our places and by our people
£53,509 toial in-kind contributions

10% BL employees are expert volunigers
22% toial volunteering!'

Education 16.403 people benefitting from our education initiatives
77 educativn inibiatives in our places

Emplayment 991 peaple receiving employment related support or training
344 people supporied into empleyment
13 emnployment initiaives at our places

Business 10.000 sq ft affordable? workspace delivered at 1 Triton
37% development supply chain spend within the borough
47% development supply chain spend to SMES

Wellbeing Air quabity plan delivered at Breadgate

On track to achieve Well Gold cartificaiion at 100 Liverpast Street

Achieved WiredScore Platinum rating at 100 Liver pool Sireet

1 Impacted by Cavid,
Z. Alfgrdable space includes all af‘ordable workspace, affordabie retail space and cammumily space on bath & ;remparasy snd permaneni basis

Responsible business

Fecugarea 2021 Perlormance
Responsible Invest in our people
employment £380.000 spent on training and professional q.alifications

Supported 23 people ic achieve professional / vocalional qualifications

Connect with our people
87% company and leadership commitment score
B8% staff retention

Provide a safe wurking environment
Injury Incidence Rate - Offices 45.92, Retail .01
injury Frequency Rate - Develapments § 10

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

tmprove ethnic diversity at all levels
Comaliance with Parker Review recommendations on ethnic diversity
Oisclosure of ethnicity pay gap at 27.3% for the first ume

75% of employees received Fairness & Inclusion training

Responsible Against modern slavery

procurement 180% of BL employees paid at least the Reat Living Wage
79% of supplier worklorce paid the Real Lnving Wage
Supplier Code oi Conduct updated and made mandatory for all suppliers
New partnarship with anu-modern slavery charity, Unseen

Mandating prompt payment
Group invoices settled within 23 days on average

Regponsible procurement standards
Supplier Code of Conduct updated 10 widen scape of “responsible sourcing”

For a surnmary of our EPRA repurting see pages 235-236
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFO!

Climate-Related Financial Disclosures

The Board recognises the scale of the
climate ernergency, ils potential impact
on real estate anr therefore the urgent
need to take mibgating action. With the
built environment accounting for c.60%
of ali greenhouse gas emissions, we alsc
recognise our responsibility to do what
we can to minimise our carbon footprint
and encourage our customers to do the

same. Our achievernents in developing
and managing more sustainable space
have been recognized for roe than a
decade and building cn this, we have set
out an ambitious approach to achieving
nel zero carbon by 2030. This is a geal
shared by our investars, cusiomers,
parlaners and people.

British Land has set out a commitment
to align with TCFD reparting by 2022,
we have set climale targets vzlidated
as 1.5°C-aligned by the Science Based
Targets initiative {SBTi), and we are

a signatary of the Better Buildings
Partnership's Climate Commitment,
RE100, and the Business Ambition

for 1.5°C.

Our roadmap to full disclosure in 2021/22

Progress to date:
Governance: in 2019/20, aur
Board CSR Commiltee was
established and the 203G Met
Zero strategy was reviewed by
the Board at its Slrategy Day.
The Risk Committee
subsequently established a
TCFD Steening Committee
composed of leaders from
across the business to
undertake the work reguired
for fuil TCFD alignment.

Risk screening: in 2019 the
Steering Cormmittee undertaok
two climate risk scenario
workshops, where facilitators
from Forum for the Future
reviewed the latest climate
science and ran breagkout
sessions on climate

risk identification and
organisational responses

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

Quantifying transition risks:
British Land i1s currentiy
rolling out a series af net zero
audits across the portfolio.
The results will qguantify the
hinancial costs of the key
interventions regquired

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

Planned for 2021/22:
Transition risk scenario
analysis: this TCFD-aligned
analysis will clarify the
most materal risks pesed
by future lew-carbon
transition scenarios.

Detailing the arganisational
response: outputs from the
scenario analyses and rnisk
quantification will be reftected
in our corporate strategy,
financial planning and
enterprise risk management
processes as appropriale,

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

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



As part of assuming this responsibility,
building his knowledge and informing our
approach, Simon took part in The Prince
of Wales’ Business & Sustainability
Programme at the Cambridge Institute
for Sustainability Leadership The Board
is updated on climate-related issues at
teast annuatly and has ultimate gversight
of risk management. Significant and
emerging risks are escalated to the Audit
Committee and climate risk 1s racked as
part of our ‘Eaviranmental Sustainahility’
principal risk category {see pages 78-87}.

Governance

Board oversight of climate-related risks
and opportunities

Our Board Director responsible for
climate-related issves I1s Simon Carter,
Chief Executive Officer. Previously as
Chief Financial Officer, Siman chaired
our Risk and Sustainability Committees.
To ensure continuity and accountability,
these commiltees are currently ¢chaired
by intenim Chief Financial Officer

Oavid Walker.

Governance framework

Board of

Girectors

Board

Corporate
Social
Responsibility
Committee

Audit
Committee

Risk
Committee

Sustainability
Committee*

Executive and

Management

TCFD
Steering
Committee*

* Members include representatives fram across
the bus'nass: Asset management, Develapment, Finance,
Investment, Procurement, Properly management,
Risk managemen, Stralegy and Sustainabilily.

Qur Board CSR Committee meets three
times a year and oversees the delivery of
the Sustainability Strategy, including the
delivery of the Pathway to Net Zero and
the rmanagement of climate-related nsks.
In G4 FYZ21, the CSR Committes received
an update on the physical cimate risk
analysis which commenced during

the year.

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

and opportunities

The Board delegates responsibility
for analysing:

Climate-related risks to the Risk
Committae, which consists of the
Executive Cammittee and leaders from
business units, including procurement
and praperty management. fach
business unit maintains a comprehensive
risk register, which is reviewed qguarterly
by the Risk Committee. Climate risks are
idenlified through a process involving trend
analysis and stakeholder engagement.
Identified risks are incorporated into our
risk framework and managed by the
appropriste business areas.

The TCFD Steering Committae reports to
the Risk and Sustainability Committees,
both of which meet quarterty. Ultimate
oversight is at Board {evet, with our
Corporate Social Responsibility Committee
playing a role from May 2019 Any
resulting disclosure requires

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

Strategy

Impacts of climate-related risks and oppartunities on our business
We consider ¢limate-related issues within the time horizans used In our corporate strategy:

Short term

Medium term tong term

Lass than 12 months

1 1o Syears 5to 10 years

To dale, we have focused on climate-related risks and oppertunities for short and medium term horizons. We provide further
disclosure on these risks in our annual CDP ICDP, formerly the Carbon Disclosure Project] response, available at britishland.
com/sustainability/reporting/latest-reporting.

Examples of climate-related risks

Extreme weather events

Short term risks

Higher [load risks could increase insurance cosis This could, in turn, increase service charge cosls for customers,

Inatulity ta sell or rent properly assets at book value, due te flocd nisk

Impact an corporate strategy

Fleod risk assessments undertaken for aur current portfolio
99% of high risk assets have flood managemenl plans.

Impact on linancial planning

Flood risk 5 eftectively priced into our valuatiens
Flood risk lactorad into cur process for acquisitions and developmenits

Energy regulation

Medium term risks

Energy Performance Certificates (EPCs): the existing Minimum Energy Efficiency Standard IMEES] could be amended to
increase the mimimum slandard from B 1o '€ or ‘B’ by 2030

Impact an corporate strategy

Dur sustainability prograrmme monitors the 7% of our portiolis with an EPC rating lower than "8’ |by floor area).

As part of commussion:ng net zero carbon audils, we are piloting a sample of side-by-side NZC/EPC assessments to
ensure the key recommendalions of a NZC audst will deliver an impravement to the EPC raling as well.

Impact onfinancial planning

MEES non-compliance would prevent us from leasging nan-compliant space, posing a risk of revenue loss and a potential
liability from non-compliance penallies.

Examples of climate-related opportunities

Resource efficiency

Short term opportunity

Energy savings from the U Energy Savings Opportunily Scherme [E505).

Impact on corparate strategy

As part af complying with ES05S in 2019, we have identified initiatives representing £1.4m of capex investment thal would
save L1.2m annually and pay back in 13 months,

Impact on tinanciat planning

The business cases for Lhese capexinvestments are considered as part of our overarching financial process.

Energy sources

Short term opportunity

Revenye generated [rom selar PV instatlabions on our assels.

impact on carporate strategy

Ins1atlation of on-site solar PV, with 11 assets generating 1.907 MWh in 2020/21

Impact an financiat planning

The cosi savings and revenua from exparting to the grid are factored into our financial planning.

Products and services

Medium term oppertunity

Achieving a rental premium from high efliciency buildings with a Design for Performance approach.

Impact oncorporate strategy

Cur Suslainability Briel for Developments and Operalions sets eut our requiremnent far detailed energy modelling early
in Lhe design stage to inform design and sel operatianal performance benchmarks.

To learn from industry besl practice, our developments at | Broadgale and 2-3 Finsbury Avenue are both ‘Pionzer
Projects’ of the Betler Buildings Parinership’s Design for Perlormance project. designed using the NABERS UK energy
efliciency rating system

Impact on financial planning

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

Assessing the resilience of our strategy

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

Transition risk: British Land will complete transitien risk analysis over the upcoming year for inctusion in next year's Annual
Report. Gver 2021, British Land completed several transition-focused projacts including [il taunching cur Pathway to Net Zero,
(il commencing our programme of net zero audits across the portfolio, and (i} achieving validation of our climate targets from
the Science Based Targets initiative [SBTI),
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Risk management

Climate-related risks are identified and
gssessed using our risk management
framework. set oui on pages 78-87 of
this Report.

We consider ciimate change within our
‘Environmental Sustainability’ risk, which
has been added as 5 standalone principal
risk this year reflecting its significance

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

our 'Calastrophic Business Event’

and ‘Palitical and Regulatory outicok’
principal risks We define principal risks
as those with a substantive financial or
strategic impact on the business, high
likelihoed of accurrence and mediwm/
high patential impact on aur performance.
Qur integrated approach combines a lap
down strategic view with a compiementary
bottarn up operational process.

{dentifying and assessing
climate-related risks

As part of our top down strategic view,
sur risk heat mapping process allows
us to determine the relative significance
of principal risks. As 3 principal risk
calegory, climate change s monitared
by the Risk Committee.

Our risk register tracks:

1. Description of the risk
hdentification)

i Impact-liketihood rating
[evaluation enabling priositisation|

. Mitigants [mitigation)

iv. Risk owner [monitoring)

As part of our bottorn up cperational

‘process, we maintain Assel Plans which

include provisions for identiying climate-
related risks and opportunities, such as
flood risk assessents and audits to
identily energy saving opportunities.

Qur Sustainability Brief for Acquisitions
sets out our environmental criteria for
acquiring a new property, including
energy efficiency and flood risk
categories Our Sustainability Brief

for Developments and Operations sets
out aur environmental criteria for new
constructions and renovations, including
requirements for energy efficiency, flood
risk, materials choice and embodied
carbon reduclions.

Managing climate-related risks

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

page 78 of this Report.

We prioritise principal risks through our
corporate risk register and risk heat map,
The impact-likelihood rating, which 1s
evaluated during risk identification, is our
primary matric for prigritising risks. As a
principal risk category, climate change
risks are logged in pur corporate risk
register and reviewed quarterly by the
Risk Committee, which comprises

the Executive Committee and senior
rnanagement. The Board is ultimately
responsible for and determines the
nature and extent of principal nsks

itis willing to take to achieve its

strategic objectives.

Metrics and targets

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

Climate-related risks

2021 2020 2019

Policy and legal EPCsrated FandG 5% 5% 5%

EPCsratedAand B 26% 25% 22%
Extreme weather Partiolic at high risk of fload (% by vatue! 1% 2% 3%

High flood risk assets with flogd management pians (% by value) 99% 100% 100%
Resource supply Percent of fresh water withdrawn in regions with high or extremely high baseline To be reparted in future years

walter stress
Ciimate-related opportunities

2001 2020 05

Resource efficiency  50% improvemen! in embodied carbon intensity ¢f major developments

completed from April 2020 (kg COze per sgqm) 840 nr nr

75% improvemnent in whole building carbon irtensity of the managed

portfolio by 203C vs 2019 [Cffices) 41% 23% -

25% improvement in whole building energy intensity of the managed

portfalic by 203C vs 2019 [Offices) 31% 16% -
Energy sources Electricity purchased from renewable sources 98% 6% 956%

Dn-site renewabls enargy generation [MWh) 1,907 1,763 1,131
Products and Partfolio with green building ratings (% by floor areal 27% 26% 18%
services Proportion of gross rental income from BREEAM certified assels

[managed portfoliol 53% nr ne
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STREAMLINED ENERGY AND CARBON REPORTING [{SECRI

Greenhouse gas reporting

Progress in 2021

Covid-19 and related governmeny Building on our strong track record of
restriciions had a dramatic impact improving the energy efficiency of our

on our operational efficiency, with space, in 2021, we undertook eight

the carben intensily across our office projects expected to result in annual
porifolio reducing by 4¥% versus our 2019 energy use savings of 2 3m kWh and
baseline. Despite this anomalous year, carbon savings of 653 tonnes. We have
as a partner of RE100, 93% of fandlorg commaenced net zera carbon asset audits
procured energy comes from renewable at six of our places which will help
sources, with 98% of electricity and identify more energy efficient initiatives
80% of gas fram renewable sources and we launched our Transition Vehicle
Additionally, our commercial offices tc support the financing of these projezts
attained formal 150 50001 accreditation The Transition Vehicle 1s funded by our
for energy management during 2021, internal carbon levy of £60 per tonne of

ermbodied carbon in our new developiments
and this year financed an LED lighting
upgrade at Regent's Place.

In March 2021, we were pleased

to announce that the Science Based
Targe! initiative has validated that cur
commitments to reduce greenhouse
gas emissions align with a 1.5°C gicbal
warming scenaric, the moest ambitious
designation available through the SBT:
process. Qur key commutments are:

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

- To reduce Scope 3 GHG emissions by
55% per sqm of net lettable area over
the same target imeframe.

Emissions intensity!?3 (tonnes CO,e)

Year ended 31 March

2023 2020 2019

Dffices: per sgm net lettable area®

Shopping centres: per sqm, COMMgn parts

Retail parks: per parking space

Shopping villages: per sqm

Retail, High Street: per sgm

Total managed partfolio; per £Em gross rental and related income?

0.067 0.087 0.113
0.021 0o 0.034
0.032 0.040 0.044
Ta be reporled in future years
To be reported in future years
34.01 38.05 46.21

52

British Land Annual Repert and Accounts 2024



Absolute Scope 1 and 2 emissions and associated energy use*>

Tannas COze MWh
Year ended 31 March 2021 2020 2019 2021 2020
Scope 1 Combustion of fuel;
Managed portfolio gas use and tuel use in British Land owned vehicles 6,252 6,327 6,433 33,759 30,715
Scope 1 Operation of facilities: Managed portlolio refrigerant loss from
air conditioning 411 418 123 - -

Scope 2 Purchase of electricity, heat, steam and

. : . Location-basad 12,435 15373 20258 55,778 42,950
ceoling for our own use: Managed portfolio eteciricity

use for common parts and shared services - Markel-basad B39 4669 1,94% - -
Total Scope 1 and 2 emissions and associated Location-based 19,098 22,318 26814 B?,537 93,6465
energy use Market-based 2,121 7.619 8105 - -
Proportion of Scope 1 and 2 emissions assured by an independent third party 100% 1900% 100% 100% 100%
Proportion that is UK-based 100% 100% 100% 100% 100%

Absolute Scope 3 emissions — managed portfolio*?

Tonnes COe

Year ended 3| March 2021 2020

Landlard purchased energy: cccupier gas and eleginicity

! ) lL.ocation-based 24,498 33495
consumplion, upstream impacls of all purchased energy
{including the fuels of on-site vehicles] Market-based 1,343 1,624
Landlord purchased water: upstream impacts 684 285
Waste management: downstream impacis 126 351
Major developments and refurbishments: embodied carbon 28,180 13,459
Proporticn of Scope 3 emissiens [above) assured by an independent third party 100% 100%

We have reporied on all emission sources required under the Companies Aci 2006 [Siralegic Report and Directors’ Reports| Regulatians 2013 and the Companies

|0irectlors” Report| and Limited Liahility Partnershéps [Energy and Carben Repert] Regulations 2018 (‘the 2018 Regulations’]. These sources fall within our

consolidated financial stalemenis and relate 1o head affice actvities and controlied emissions from gur managed portiolio Scape 1 and 2 emissions cover 99%

of pur mulli-let managed porifolio by vatue. We have usad purchesed energy consumgption dala, the GHG Protocal Corporate Accouniing and Reporting Slandard

Irevised ediuen) and emission factors from the UK Goverrment's GHG Conversion Faclors lor Company Reporting 2020

2 Omissiors and eshimations: Where assel energy and water data was partially unavailable, we used data from adjacen! pericds 10 estimate data for missing periods

In 2020421, \his accaunts for 1 8% of total reporied energy consumpiian and 2.0% of total reported water cansumptian

3. Gross Rental Income [GRI| from the managed portiolio camprises Group GRI of £382m (2020: £436my), plus 100% of the GRI generated by joint ventures and funds of
£299m {2020: £287m), less GR) generated assels outside the managed portlalio of £117m 12020: £212m].

. For full Scope 3 greenhouse gas reporiing, see the British Land Sustainability Accounts 2021 at britishland.com/data.
Restatements: From 2021, intensily metncs are no langer degree day adjusted and previcus years have been restaled. Oifice infensity is reporied lor Scopes 1-3,
retail intensitizs are reported for Scopes 1-2, The 2020 Scope 2-related MWh has been reslzted with more accurale on-site solar power data, and the 2020 Scope 3
emissions from landlord purchased energy has been restated with more accurate dats.

& From 2021, oifice intensity is reporied as whole building intensity and previous years have been restated.

¥
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NON-FINANCIAL REPORTING DISCLOSURE

Non-finanecial reporting disclosure

sustainability and
minimising cur
environmental
impact is one of
British Land's key
diffarentiators. As
accupiers facus on
minimising their
carbon footprinl, our
ability lo deliver more
sustainable space is
a key advantage.
See page 40.

Outlines our 2030 Strategy - our gosls
of malung our whole portfolio net zero
carban as well as growing social vaiue
and wellbeing in the communities in
which we operate

Sostamability Brief

Aligns with our 2030

Suslainability Strategy

Gives elfect to ogur Sustainability Policy
Sets out our sustainability ambitions
and the KPls and standards required
to achieve them

Description of Risk
Mon-tinancial area business madel areas' Palicies Purpose and scape Operation and outcome
Financial Crime We operale a DE Anti-Bribery and - Details the expected conduct of all These robust pelicies around
Compliance zero-tolerance Corruplion Policy British Land stall with respect to Financial Crime Compliance reflect
approach to bribery, relationshigs with suppliers, agents, our zero-folerance approach o
corruptian and fraud. public officials and charitable and such activity bath in and around the
Mare informatinn is palitical nrganisations business: they have been drafted to
available in the Agdit —  Outlines stall responsibililes provide lor education and monioring
Cammitiee repart regargding tha reporting of any in additon te deterrence and
on page 114, breaches and details consequences preven!inn_ The policies are i
of breaches lor staff and the Groug accessible by all employees via the
as a whole intranet and mandatary training is
- Provides for stall traiming and required for all staff in retation 1o the
communication around the policy Anti-Bribery and Corruption Palicy,
as well as moritoring and review Anlll-Fraud Poly:y and W"hlslleblpwmg
by management Policy. Our Whistleblowing service
- — can be accessed by all employeas
Anli-Fraud Policy - Prowdes for fraud prevantion training should they prefer to raise a concern
for all British Land statt and reguires anonymously instead of with their line
staff participation in any fraud risk manager. This is an independent and
assessments undertaken by the confidential telephone service and
Group where relevant web portal. British Land carries aut
- Outlines protocol far the reporting due diligence on counterparties 1o
of suspecied fraud with reference to comply with legislation on money
the Group's Wh stleblowing Poliy launtering and In rnable it (o
Whistleblowing - Praovides contact details for consider how a (ransaction with
Policy the Graup’s third-party the counterparty may ref!ecl
whistleblawing service on British Land's reputation.
- Outbnes the types af concerns The Generat Counsel and Company
1 that can be reported ta the Secretary has overall respons_;bf!l!y
whisileblowing service for atl four palicies. These poticies are
- Detaits safeguarding measures in regu!arl_y revrewe:dand approved by
place for staif and outlines how the rhe_' Audi Cammmeeal_lcf'any matiers
Group will respand in cases of raised un.f.ier_.lhesg po!_n:res are subject
whistleblowin to extensive invesiigation by the
9 C Regular updaies are provided
ompany. Regular updates are pro
Anti-Maney - Lists red lags™ detasling the kind of to the Audit Commirtee regarding fraud
Laundering Policy suspicious activity that may indicale and whisiiebiowing matiers,
an attempt to launder money
= [etails memitoring and review
proceduras under the palicy
Enviranmental Qur long term 11.2.6  Sustainability - Provides lor sustatnable decisions to Cur Sustainability Policy and Brial
Matters commitment to Policy ke our "business as usual” approach were comprehensively updated

n 2020, Qur overall comaitment
15 9 take decrsions which are
enviranmentally and socially
intelligent and make sound financial
sense. This year we introduced an
internal carbon Levy ot £60 per
tonne of ermbodied carbon in new
develepments ensuring that we
appropriately assess both ihe
financial and Lhe epvironmental
impact of our developrnents We
parucipate in key £SG indices o
demonslrate our progress and
putlish social and environmental
perfermance data annuaily

Dur Head of Developments and Head
of Broadgate have averatl responsibility
far our Sustainabitity Brief and

our Chief Financial Dfficer has

overall responsibiliiy for our
Sustamability Policy
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Dascription of

Risk

Mon-financial area business madel areas’ Policies Purpose and scope Operatian and outcome

Social Matters  British Land has lang B 11, Sustainability See abave A commilment to good social practices
recognised that a 12,F, Palicy has leng been high on our agenda, and
corr]miimen_l lo good G.H Sustainahitly See above we place greal impurlqr{ce on the way
social praclicesis Briet we work with commqmtwes. suppliers
essential 10 the way we and partners. We believe that
aperale; as accupiers Local Charter ~ Gudines our live key focus areas where we communicalion is key in gnsuring we
increasingly consider the are active in local communities: cannection meel pur social obligations, and by
contribution they make with local communities: supporting listening to the needs and concerns of
ta sociely, our ability educational initialives tor local people; our statt and commurnities we are better
10 support them is an supporling local Iraining and jobs: able 1o provide an enwirgnment that is
advantage. See page 40 supporting local businesses, and sate, inclusive and welcoming. kn 2020

confnbuting to local peaple’s we recogrised the greater need to
wellbeing and enjeyment support mental wellbeing during a very
Supplier —  Quilines standards reguired of pur suppliers chatienging year which was effected
Code of around a number af areas, including but not through regular outreach and
Conduct limited to: health and salety; warking hours: engagement with communities,
responsible sourcing: commuamty occupiers and stalf.
engagement: and enviranmental impact Chief Financial Officer has overall
- Details our zero tolerance approach to- responsibility for our Locat Charter;
child labour; forced labour: discrimination; our Head of Procurement has averalt
and bribery, fraud and corruglion respansitility far our Supplier Code of
- Provides for manitering, correctwe action Conduct and Head of 92veleHmenrs has
and reporting under the policy Work averall responsibility for our Health and
Practice Audits are carried out on our Salety Poitcy All Health and Safety reports
high risk suppliers are prowided to ihe Risk Cammittee,
Health and - Details how Bnlish Land will meel the
Safaty Policy requirernents of the Health and Safety
al Work Act 1974
- Provides for mandatory training araund
Display Screen Equipment and
tanual Handling
= {Qutlines how health and safety matters are
managed tor stall, calleagues, service
providers and gthers affected by the
Company’s undertakings

Employees British Land requires 128 Employee - Sets cul minimum standards requiced by all British Land rernains deeply committed
our employees to act Code of employees in all their dealings in and on to creating an enviconmenl of fairness,
in ways thal promate Conduct behalfl of the Group inclusion and respect. Gur corporate
fairness. inclusion and - Bives effect to our core values of Bring Your values underp n gur commiiment to
respectin their dealings Whote Self. Build for the Future, Listen and equality, diversity and mtegrity. We
with colleagues, Understand and Be Smarter Together recognise thal our workforce needs
custamers, supplers - Comprises a number of separate policies torellect the communitigs we serve
and business partners including but nat limited 10 our Equal in order to creale spaces that are

Oppartunities Policy: our D sabled welcqmmg ra all, and our w::rk_u.\g
Warkers Policy, our Gender identity and pracuces apd employment pqllcnes
Transgender Policy; and our Bereavement, reflect the importance of social harmony
Compassionate and Emergency Leave Palicy '™ everything we do. This year we
updated our mandatery diversity and
inclusion traning for all staff and have
provided sessians on Anti-Racism and
Allyship as well as supporling our
Inclusive Networks in their activilies
around celebrating diversity - including
Pride Menth, Black Histery Month,
Ear:h Day, National Singte Parent Day
and International Wamenr's Day Our
ernployrment policies are made available
io colleagues on the intranet and are
reviewed annually.
The HR Oirector has cverall responsiitity
lor pur employment poiicies.

Human Rights  British Land recogmises  B.F Supplier See above British Land operates 3 zefo tolerance
the importance of G Code of approach la human rights wiringements
respecling human rights Conduct oy any of our suppliers. occupiers or
'and has been 2 signatary Slavery and - Indicates hgher nisk areas including the pariners. We carryout dug ditigence an

o the UN Global Hurnan rement ol specilic matenats and fair all parties that we work with and require
Campacl since 2009 Traflicki procy o spe : Qur suppliers to demonstirate the same
We are committed raicking treatment of workers an construclion siles commitment to the prevention of human

Staternent preve

1o the respansitle
management of social.
ethical and environmental
{ssues acrass aur supsly
chain, For further
infarmatian about our
actwilies. see our
Sustainatility Accounts.

- Outlines strategy for reduction of risk in
our supply chains with regard to sacial,
envirgnmental and ethical 1ssues

- QOur Anti Modern Slavery trainng i
mandatery for all directly employed staff

rights abuses in their operations,

Qur Slavery and Human Trafticking
Statement can be faund on our website
and is reviewed and updated annually

| Linkages o our Principat risks and other group risks which can be floung on pages 78-87,

British Land Annual Report and Accounts 2021

[



PERFORMANCE REVIEW

Market
backdrop

Macro-economic context

The Cowd 19 pandemic was the backdrop
for the entire financial year. Three
national lockdowns severely impacted
economic activity, leading to the targest
annual contraction in GOP on record at
9.9% for calendar year 2020. However,
with gocd progress an the vaccination
programme, the Government has set cut
2 roadmap out of lockdown. In England,
restrictions slarted to ease in March 2021
with further significant steps taken in
April, including the opening of non-
essential retail and outdoor hospitality
and in May, indoor hospitality was
permitted. As a result, growth is expected
to pick up in the coming quarters with
households having accumulated savings
throughou! the lockdown periods.
Cansumer confidence has strengthened,
and the index is al its highest since the
pandemic began. Unemploymenrt has
intreased to 4 9%, only 0.9 percentage
points higher than a year ago but
reflecting continued support through

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

London office market

After a subdued first half, investrnent
activity rebounded strongly at the starl

of the secand hall, with nearly £5bn of
transactions in the guarter to Decermnber
2020, representing nearly 40% cof all deals
in the periad. Asia-Pacific and European
investors have shown a particular
readiness to look through the pandemic
and invest in prime Central London real
estate. reflecting its long term, secure
income stream and attractive yields
compared ta other global cities The
remntroduction of trave! restrictions
during the third lockdown in January
2021 impacted activity in the hinal quarter
but underlying fundamentals remain

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

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

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

time, Cowd- 19 has clearly acceleraied
trends in the way that companies use
workspace, sharpening their focus en
modern, kigh quality and sustainable
space which supports more hybrid

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

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

Retail market

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

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

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

Covid-19 has compounded existing
structural challenges for retailers by
accelerating the shift te online shopping,
which now accounts for 33% of retail
sales As a resull, more operators have
entered CVA or admimistration, but
stronger retailers are adapting their
business models to be successful in this
environment. Several operators, including
Next and M&S have identifizd cul of town
retzil parks as playing an important role.
They are mare affardable to retailers and
can support an online strategy through
click and collect, facilitating returns

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

Logistics market

in logistics, investrnent valumes were
very strong at nearly E12bn over the

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

40% of transactions. Vacancy rales are
declining across the UK but in London,
where space is most constrained and
dernand is very strong, vacancy is around
2%. Within the M25, supply is focysed

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

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

Business
Review

Portfolio valuation

29,132m

Dccupancy’

94.1%

Weighted average lease length to
first break

5.3 yrs

Total property return

(7.0)%

Gross investment activity

£1,690m

Lettings/renewals [sq ft) over 1 year

1.2m

Cn a praperuonally consolidated basis in¢luding the
Group's share of jaint ventures and funds.

1. Where occupiers have entered TVA or
adminisiration but are shil Lable for rates, these
zre treated as occupied. If units in administration
are rgated as vacant, then the occupancy rate
would reduce from 94,1% 1o 92.4%.

Portfolio performance

Valuation Total property

Vatuation movemenl ERV movemant Yietd shilt return

AL 31 March 3629 tm k) bps el
Offices 6,032 3.8) 07 +9 (0.8
Retail 2,592 124 71 1168 +81 {191}
Retail Parks 1367 {18.6] (152 +£5 {123f
Shopping Centres a9 {35.7} 2034 +143 {29 21
Residential 121 110.4) na +37 110.2)
Canada Water 387 12 54 na na (.al
Tatal 9,132 {10.8) 17.6) +33 {7.0!

The value of the portiolio was down
10.8%. The value of the Offices portfolic
was down 3.8%, weighted towards the
first half with values down just 0.8% in
the second half. Othces yields moved out
in the first half but were flat in the second
hall. Pricing 1n the investment market
was broadly in line with pre pandemic
levels and supportive of values, altheugh
increased availability put pressure on
lease incentives. Office developments
again were up 0.9%.

Retal values were down 24 7%. Retail
parks were down 18.6%, but the rate

of decline slowed significantly in the
second halt, when values were down 6.5%
compared {o down 13.1% in the first half.
Shopping centres were down 35.7% in the
year Both categories saw the rate of ERV
decline slowing over the year, but there
was a notable difference in yields, which
for shopping centres increased by 143
bps weighted toward the se¢ond half,
whilst the increase for retail parks

was lower al £5 bps with the majority

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

58 British Land Annual Report and Accounts 2021

sentirnent here remains weak with Lttle
transactional evidence to underpin value,
particularly for larger assets Sentiment
has improvad in retail parks, where
investment activity has picked up over
the year

The value of Canada Water fell 2.5%,
down 6.0% in the first half reflecting our
investment into the maslerplan including
a new marketing suite but up 3.4% in the
second half on drawdown of the headlease
follawing the successful ctearing of the
Judicial Review process.

Offices outperformed Central London
Offices 1n the MSCi benchmark by 120
bps and were in ling with the All Otfices
benchmark on a total returns basis.
Retail underperiormed the MSCHALL
Retail benchmark due to our expesure

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

and reflecting the cantinued strength of
industrials, the portfolio underperformed
the MSCI All Property tatal return index
by 820 bps over the period.



Rent collection
Year to March 2021’

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

is outstanding.

Ren: due batween 25 March 2020 and 24 March 2021 Othces Retal? Total
Received 99% % 83%
Rent deferrals 1% 5% 3%
Rent forgiven - 9% 5%
Moved into administration - 3% 2%
Outstanding - 12% 7%
Tatal 100% 100% 100%

£225m €£305m £530m
Collectian of adjusted biiling? 100% 83% 0%

March 2021 Quarter’

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

being paid monthly and 12% is outstanding.

Rert due belween 25 kgrch and 18 May Offices Ratait* Toual
Received 98% 2% B4%
Rent deferrals - - -
Rent forgiven - 1% 1%
Customer paid rmonthly 1% 3% 3%
Cutstanding 1% 22% 12%
Tatal® 100% 100% 100%
£45m £50m £95m
Coliection of adjusted billing® 99% 76% 87%
1. As at 18 May.
2. Includes nan-olfice customers located within aur Lenden campuses.
3. Total billed rents exclusive of rent deferrais, renl fargwen and tenants maved 16 monthly payments,
Capital activity
Oiiices Relait Resdenlial Canada Water Teral
Fram 1 Agril 2020 Em Em £m £m £m
Purchases' - 284 - - 284
Sales? [643] (5581 {18} - 0.217)
Development Spend 98 3 2 26 129
Capital Spend 35 25 - - 40
Net Investment [510) (244) (18) 26 [744)
Gross Investment 776 B&8 20 26 1,670
On a proportionally consolidated basis including the Group's share of joint ventures and funds
1 Includes the purchase of Heritage Heuse, Enfield which exchanged and completed post pericd end, as well as the commilment to acquire the remaining 22%
interest of HUT w1 a GAV of £148m.
2. Includes Beaumont Leys sale For £9m which exchanged in the year and completec past period end and St Anne's sales lor Eém which exchanged in the year,
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PERFORMANCE REVIEW continued

The lotal gross value af aur investment
activity since 1 April 2020 was £1,690m.
We made £1.2bn of assel dispgsals,
overall 6.2% ahead of book value on a3
blended NIY of 4.6%. in Offices, we sold
£643m of assels 5.2% ahead of back
value; the most significant was the sale
of 2 75% interest in three West End
tutdings te Allianz Real Estate for £401m
representing a blended NIY of 4.3%. This
inctuded York House where our head
office is based. We also sold the offices
and retail element of our Clarges scheme
:n Mayfair for £177m at a NIY of 3 5%, and
Yalding House tor £4Zm at a NIY of 4 4%

in Retail, we sold £556m of assets overall
7.0% ahead of bock value. The mast
sigrificant transactions were the sale of
twao Tesco superstores at our centres in
Milton Keynes and Peterborough together
lotalling £¥49m and four standalone

B&Q stores totalling £100m. We sold

our Beaumont Leys shopping centre for
E72m 0 two separate transactions and
two small retail parks in Lincoin and
Newmarket for a combined total of £21m.
We sold our share of a partfolio of
reversionary interests in Sainsbury's
superstores for £102m and made further
sales of standalone asselts, including

a Tesco in Bristington for £42m and a
David Lloyd gym in Northwood for £51m.

In residential, we sotd St Anne’s, our
affordable housing devetopment at
Regent's Place for £6m and are under
offer on the finat residential unit

at Clarges.

We made several notable acquisitions in
Retail. In March 2021 we acquired The Al
Retail Par« in Biggleswade, Bedfordshire
for €49m on a2 NIY of B.5%. Thisis a
strong trading. modern, well located
scheme, easily accessible from the A1
and within the Gxford-Cambridge arc.
We expect to deliver attractive financial
returns off stabilised rents and reflecting
our asset management expertise We saw
a ssmilar opportunity i HUT [Hercules
Unit Trust, which comprises ten prime
retail parks| and in February we vated to
extend its terms, effectively committing
to the acquisition of the 22% interest we
do not own at March 2021 valuation. HUT
had a lock-through blended NIY of over
8%, and acquisitior of the remaining
interest s anticipated for June 2021

at a gross assetvalue of £148m,

In May 2021, post pericd end, we
completed on the acquisition of Heritage
House a 216,000 sq ft urban logistics
warehouse in Enfield for £87m. This
asset is currently fully tet to high guality
occupiers Waitrose lfar their North
London customer fulfilment centrel and
Crown Records Management and offers
significant redevelopment potential given
the oppertunily to increase density.

Sustainability

We launched our 2030 Sustainability
Strategy in June. and building on cur
progress over recent years, we achieved
some important milestones as we work
towards cur 2030 ambitians. Recognising
aur strang performance, we achieved

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

as being in line with 2 1.5°C global
warming trajectory.

Net Zero

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

low carbon chosces througheut iis
construction so embodied carbon was
low at 289kg COe per sgm, below cur
2030 target of 500 kg COze per sgm We
offset residual embodied carbon through
accredited schemes from the Verified
Carbon Standard, split equally between
restorng 30,000 hectares of farest on the
Tibetan plateau and a teak afforestation
project in Mexico. We mi-rored that with
an additonal commitment in the UK,
supperting the planting of 150,000 trees
in Cumbria and Scotland As these
forests mature, they are expected to
offset an additicnal c.24,000 tonnes

of COze. which may contribute to the
oftsetting of future development projects.
We were also pleasec to achieve
BREEAM Outstanding certification and
are on track for 3 WELL Golid Standard
certification for this building.

We cammitied ta two new developments
in the year; in ine with our strategy both
developments will be net zero carbon.
At 1 Broadgate, we will delivar our most
energy efficient building yet with energy
intensity in line with our stretching

2030 target and the UKGBC's 2030-35
efficiency target It 1s a pioneer project
for adopting the NABERS UK Design for
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Performance approach, which provides

a methodology against which we can
design and test our plans to ensure we
stay on track to achieve our target energy
efficiency. The building will have solar
panels on the roof and use energy
efficient lighting and Lifts. I{ includes
more than 47.000 sq ft of roof terraces
and space for over 1,000 bikes, We are
targeting a BREEAM Outstanding
certification, WELL Platinum rating for
wellbeing and WIRED Platinum rating for
digital connectivity. Its embodied carbon
is above our 2030 target at 901 kg COze
per sgm mainly due to the design which
includes terraces and a retail walkway.
improving the experience for occupiers
and visitors but resulting In a higher
carbon footprint. However, we have a
good track record of reducing ermbodied
carbon against concept design In
addition, we are actively salvaging
rraterials from the current building for
re-use, including the exishing granite
facade which will be repurposed as
flooring. At Nortan Folgate, which
comprises three buildings, embodied
carbon is in Line with our 2030 targets at
446kg COge per sqm The office buildings
will be ali electric and include solar
panels on the roof and we are on track
for a BREEAM Excellent rating in offices
and Very Good in retail. Its ope-ational
energy performance will also support
progress towards our 2030 commitments
wath 2 base build efficiency in line with
the UKGBC's 2020-2025 interim efficiency
target. Overall, average embodied carbon
1n our development pipeline 15 640 kg
COze per sqm comparing wall to our
2030 target of 500 kg CQO;e per sgm.

On the standing portfolio, building on
the strong progress we have made 1o
improve the energy efficiency of our
buildings, we are piloting net zera asset
audils tg idenlify further energy saving
intarver hions, which if actioned, would
enable us to acnieve our target of 3 25%
energy intensity reduction by 2033 Six
audits have completed ta date. This will
be supported by aur Transition Vehicle,
which was set up to finance the
retrofitting of our standing portfolio and
pay for certihed offsets and 1s funded
by an internal carbeon levy of £60 per
tonne of ernbodied carbon an new
developments as well as a £5m annual
float One of the first projects to benefit
has been an LED Lighting upgrade at
Regeni's Place, saving £.100 tonnes

cf carben pa



Place Based approach

This year, our community activities
focused on supporting the people in and
around our places who have bean mast
impacted by Covid-19. The strong local
partnerships we built up over more than
ten years of community engagement
were instrumental in ensuring that we
provided the appropriate suppart to
those who needed it most. We funded a
bespake coaching programme through
The Business School [formerly Cass)
helping 25 {ocal partners navigate the
crisis. We supported local foodbanks
including Lifeafterhummus at Regent's
Place, where cur site teams and some
of our occupiers volunteered, the Eusten
Foodbank and the Neourish Community
Foodbank, through Reyal Victoria Place.
Recognising the severe impact that
prolonged school closures had on many
disadvantaged children, we worked with
the Nationat Literacy Trust to prowide
therm with books and activity packs,
benefitting an estimated 3,600 families.

With retail and hospitality industries most
acutely impacled by this year's lockdown,
our efforts have focused on supperting
people who became unemployed in thase
sectors as a result. In Edinburgh, we
worked with lang term pariner Capital
City Partnership on a rapid retail recovery
plan that assisted over BQ businesses
with recruitment and workforce needs
including advice on funding and furlaugh,
delivered training and information
sessions to over 40 people and supported
30 )jobseekers into employment. In
Londan initiatives included four virtual
work experience projects for over 200
young people, involving eur customers
and local partners. Overall, nearly 1,00C
people receved meaningful employment
support, of which 364 moved into
employment (compared to 508 last year],
which is a fantastic achievement in the
context of the pandemic and reflects how
quickly we were able to mobilise suppori.

Indicative image of Regent's'Place proposed public realm

To inform our longer term programme,
this year we commissioned independent
research into the social and econemic
issues facing the diverse communities
areund 25 of our places. This work
demanstirated that while there were
shared themes, such as education angd
empgloyment, there were alss specific
local challenges, In the coming year we
will work with lecal partners Lo target
the issugs where we can make the
greatlest impact.
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PERFORMANCE REVIEW continued

Campus
focused
London
offices

Partfolio valuation

26,032m

Occupancy

94.1%

Weighted average lease length to
first break

5.5 yrs

Total property return

(0.8)%

Lettings/renewals [sq ft] over 1 year

168,000

On a proportionally cansolidated basis including the
Group’s share of joint venlures and funds.

Campus operational and
financial highlights

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

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

- ERVs marginally up overall; down 1.6%
in the City: up 2.0% in the West End.
The increasa reflects valuation
assumptions regarding future building
refurbishiments, excluding these,
FRVs are down c.1% overall

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

- Leasing actwily subdued at 168,000 sq
ft |deals greater than one year] 1n
the year

- Total letiings and renewals at 395,000
sq fi; further 161,000 sq ft deals
agreed post pericd end, including
pre-let of 134,000 sq ft to JLL at
1 Broadgate, bringing total leasing
since 1 April 10 556,000 sq fr

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

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

- 469,000 sq it rent reviews agreed 9.7%
ahead of passing rent adding £1.7m
to rents

- Occupancy of $4.1%

- Rent cotlection high at 99% for FY21

Campus operational review

Campuses now account far nearly 90% of
our offices portfolio. Located in some of
L.ondon’s mast exciting neighbourhooeds.
they are well-connected, high quality
enviranments which faster innovatian
and creativity. As the nature of dermand
changes, we are well placed to target
successliul busingsses in innovative
growth sectors as we have done
successfully at Broacgate. One clear
opportunity 15 i life sciences at Regent's
Piace, benefiting fram its lacation in the
Knowledge Quarter.
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Oceupancy remains high at 94.1%. We
benefit from a diverse portiolic of high
quality aecupiers fecused on financial,
cerporale and media & technology
sectors As aresult, we have collected
virtually all our rent for the full year [99%).

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

(2 3% ahead af ERV!. However, interest
returned towards the end of the year,
particularly on cur development

space, where occupiers with sizeable
requirements, twa to three yearsin the
future are looking to sacure space which
enables them to perfarm at their best.
Encouragingly, we iet a further 151,000
sq fl post period end bringing total
leasing since 1 April 2020 1o 556,000 sq ft,
we are under olfer or in negotiations an
aturther 474,000 sq fL.

Broadgate

Total leasing activity in the year covered
229000 sq ft, including 124,000 sq ft of
long term deals. Post period end, we let
3 further 134,000 sq ft to JLL for their UK
flagship office at | Broadgate. This deal
represented nearly 30% of the offices
space in the building and demonstrates
JLLU's continuing canviction 1n the
importance of modern, high quality and
sustainable space. Similarly, TP ICAP
increased the size of their office 2t 135
Bishopsgate, signing far a further 20,000
sq ft and taking thern to 143,000 sq ft.
We signed deals with William Blair at
Broadgale Tower (25,000) sq ft and
Western Aaset Management at 10
Exchange Square 12,000} sq ft, zll ahead
of ERV. We also let 17,000 sg ft of fitted
space to Vorboss at Broadwalk House,
completing in just four weeks daspite the
lockdown restrictions, Rent reviews were
agreed on 257,000 sq ft, 4.2% ahead of
passing rentinciuding 146,000 sq fL te
Mayer Brown at 201 Bishopsgate.



We continue to modernise our existing
space with asset management initiatives
acrass the campus, the largest of which
is at 155 Bishopsgate {£35m our sharel.
Other projects include the part
refurbishment of Braadwalk House,
which completed in the year, and we
are on site with partial refurbishments
of Exchange House and 10 Exchange
Square. This investment ensures that
existing as well as new space is well
positioned to benefit as occupiers
increasingly focus on the best space

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

1.5 acres of green space. including
amphitheatre style sealing and outside
events space which will be cpen to all and
a range of tree and plant Life to support
biodiversity. Works are due {oc complete
at the end of the year.

A number of exciting new brands have
opened at Broadgate, including the first
UK Eataly, an lialtan market concept
including restaurants and bars over two
floors and a terrace which opened at
135 Bishopsgate in April 2021, The new
retail line up at 104 Liverpoal Street is
now open, including Gant, Watches of
Switzerland, Tommy Hilfiger and Kiehls
and the UK's first John Reed Gym, with
live OJs is due to open in the summer.
Storey is now cpen at 100 Liverpool
Street, offering 48,000 sq !t of flexible
workspace, including Sterey Club following
its success at Paddington Central.

The ¢campus saw a valuation fall of 3.6%
reflecting mild yield expansion of 2bps
{allin the first half) and an overall ERV
decline of 1.3%. comprising a fall of 1.5%
in the first half, offset by growth 1n the
second half. Occupancy is 92.0%, which
is lower than September 2020, with the
inclusion of 100 Liverpaool Street which
reached practical completion in the year.

Regent’s Place

At Regent's Place, technology business
Anaplan signed for 13,000 sq ft at 338
Euston Road. We agreed 59.000 sq ft

of deals and a further 40.000 sq fi of
rent reviews, 21% ahead of previous
passing rent.

Aligning our campuses lowards
innovative growth sectors and businesses
1s 8 key area of focus. At Regent’s Place
we see a clear opportunity in life
sciences, reflecting its location within
Lendon’s Knowledge Quarter a umigue
part of London between Kings Cross,
Euston Road and Bloomsbury which is
home to over 100 academic, cultural,
research, scientific and media
organisations. We are starting to see
early signs aof interest and are under
offer on 20,000 sq ft to two occupiers

in this sectar

The campus was down 3.9% in value,
but benefited from an uplift at 1 Triten
Square, due to profit release given

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

15 96.1%.

Paddington Central

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

a further two years. We have agreed rent
reviews covering 109,000 sq i, 17% ahead
of passing rent,

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

This year, we were pleased to secure
planning perrmission for an extensive
upgrade to the public realm which will
transform the landscaping and revitalise
the amphitheatre with work due to
coammence in the Auturmn. Working with
our occupiers and (ocal pariners, we
launched & community garden in April
2021 for lecal schools and cormnmunity
groups and we are supporting The
Paddington Partnership to delivera
wayfinding narrative trail around the
area, inspired by communily stories
and art.

The campus saw a valuation fall of 2.4%,
reflecling yield expansion of 7 bps [all in
the first half) and ERV deciine of 0.3%
Values benefited from progress made on
planning at 5 Kingdom Street. Cccupancy
is 98.4%.

Storey: our flexible workspace brand
Storey our flexible workspace offer, is
now operational across 348,000 sq ft. This
year, we launched a further 48,000 sq ft
aof Starey space at 100 Lverpool Street
which was 37% tet or under alfer at
launch to customers including ITAU BBA
International and Aperion Invesiment
Group. 13,000 sq ft has been allocatad

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

calé areas.

We have been encouraged by the
increase in activity in recent months, with
viewings and enquirigs returning to pre
pandemic lavels. Leasing activity covered
61,000 sq ft for the year with 14,000 sq ft
let since 1 April 2021. We have seen good
demand from larger overseas corporates
looking for @ main UK office, generalty
taking larger spaces on longer terms.
We have also seen several of our

existing customers scale up, including
recruitment company Storm 2, BAI
Communications and Levin Groug. We
are under offer on a further 48,000 sq ft
and occupancy at stabilised buildings
|let and under offer) is now 79%.

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

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

Retail

Partfolio vatuation [BL share)

£2,592m

Occupancy'

94.1%

Weighted average lease length to
first break

5.1 yrs

Total property return

(19.1)%

Lettings/renewals sq ft) over 1 year

962,000

On a propertionally censolidated basis mcluding the
Group’s share of joint ventyres and funds

1. Where occupeers have entered CVA or
administration but are slill tiable for rates, these
arg lrealed as occupied. W units in administration
are Ireated as vacant, then the gecupancy rate for
Retait wauld reduce fram 94 1% (o 90.6%.

Retail operational and
financial highlights

Total Retail portlalic value down 24.7%
reflecting the ongoing impact of
Cavid-19 and higher vacancies

due to CYA and administrations

- Yield expansion of 81bps overall;
+143bps for shopping centres,
weighted to the second half and
+&5bps for retail parks, weighted
ta the first half

- ERVs down 14.8%; down 20.3% for
shopping centres and down 15.2% for
retail parks, weighted to the first half

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

- Leasing activity ahead of last year
with 962,000 sq ft deais greater than
ane year: 19% below passing rent

- Total lettings and renewats at 1.7m sq ft

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

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

- Good occupancy levels at 94.1%

- Footfall since re-opening 88% of
same period in 2019: like-for-like
sales 104% of the same period in 2819
{both excluding F&8)

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

Performance review
Operational performance

Qur priority has been helping our
occupiers to lrade safely when permitted.
keeping our centres full with the right
mix of retailers who are additive to our
places and maximising rent collection.
We are pragmatic and proactive in our
approach, working with successful,
finantially strang retailers to ensure
leasing struclures are appropriate and
deliver sustainable cash flows, Diten this
has meant accepling rents which are
below previous passing rents, but are
more appropriate in the current
environment and sustainable

langer term.
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Despite a chailenging occupational
market, overall leasing volurmes were
ahead of last year, with deals over one
year agccounting for 79% of activity lby
rent) but were 11.5% below ERY and 19%
below previous passing rent. We have a
strong pipeline of deals, with 583,000 sg
it under offer, of which 348,000 sq ft is at
our retail parks.

Retaii parks, which account for 53%

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

they can access easily by car and where
social distancing can be more effectively
managed. Shepping centres account for
34% of our retail portfolio, with open air
covered schames camprising 12% and
traditional cavered ceatres 22%. Many of
our open air schames were deliberately
scquired for their developrment potential,
including Ealing Broadway where we
have the potential to deliver a fifth
London Campus.

More retailers are assessing their
physical footprint to ensure they have
the right space for their business model.
Examples include Home 8Bargains, who
have taken space at two of our retail
parks, the Kingston Centre, Milton
Keynes [20.000 sq ft) and Mayfiower,
Basildon (15,000 sq ft) and Ald), who have
aise taken space at the Kingsten Centre
[23.300] sq ft and Crown Paint retail park
in Denton (20,000 sq It). We negotisted
five renewals and one new letting with
Sports Direct at our retait parks together
totalling 87,800 sq ft and four renewals
with Next totalting 56,600 sq ft. We were
delighted that Amazon Fresh chose our
Ealing Broadway <entre for their first
physical stare outside Naorth America

We also agreed 53 rent raviews,
delivering a 2.3% increase in rent

on average.



Footfall and sales have recovered strongly since reopening, as set oul below-

Performanca since

F¥21 perlormance regpening’
Benchmark % same period
%ol FY20  oulperformance):* in 2019
Footfall
- Portfolio 40.3% +21.3ppt 88.3%
- Retail parks 69.3% +30 3ppt 99.8%
Retailer sales
- Paortfalia 56.8% +14.46ppt 104.1%
- Relatl parks 63.9% +21 7ppt 109.2%

. The pericd 17 April 2021 - 16 May 2021.

G e D R —

leckdown annualising.

Inevitably, Covid-19 related restrictions
aftected the cash flow of many of cur
occupiers and hence their ability to pay
rent. We have collected 71% of rent for
FY21 and 72% of rent for the March 2021
quarter (see Supplementary Tables for
full disclosurel.

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

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

. Footlall benchmark: ShopperTrak UK Natianal Footfatl Index
Retailer sates benchmark: BOO High Streel Index.
| Footfall benchmark average includes year on two-year for the month of March 2021, retailer sales benchmark average excludes ihe lasl week of March 2021 due 1o

the year. For those customers rmost
aftected, primarily smaller independent
businesses, we have agreed pragmatic
and equitable solutions for the periods of
closure which include menthly payments
and concessians. We have also engaged
on & case by case basis with larger
custorners facing cash flow difficulties,
ofter combining our discussions on the
payment of legacy rents wilh those on
lease extensions and teasing new space.

CVAs and administrations

Over the year, there has been an increase
in CVAs and administrations We have
seen 49 occupiers enter into CVAs or
Administration accounting for 205 uans.
Qf these units, 6 have closed, 110

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

3 £25.3m reduction in annualised rents.
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PERFORMANCE REVIEW continued

Development

Current Costio ERV

St Value complete ERY Let

At 31 Macch 2021 ‘000 n £m tm £m

Recenily completed 520 407 - 19.4 15.5

Committed 1.247 657 488 65.1 26.9

Near term 1,186 191 806 53.7 -
Mediurn 1erm 4,847

On a graportionatly consatidated basis including the Group s stiare of joini venlures and funds {exceps area which is shawn at 100%!.

Portfolio

Progressing value accretive development
is one of our tour priarities and we have
made excellent progress in the year.
Recently completed and committed
developments now total 1.8m sq ft and
are 50% pre let, securing £42m of tuture
rent. Total development exposure is now
5 3% of portiolio gross asset value with
speculative exposure at 6.6% fwhich is
based on ERV], within our internal risk
parameters of 12.5%.

The majority of space in cur development
pipaline 15 either income preducing or
held at low cost, enhancing our flexibility.
so we have altractive options we can
progress as and when appropriate. Il we

were {0 cornmit to our near term pipeling,

our speculative exposure would increase
lo 10.7% of portfolioc ERV. We continue ta
create oplions for development across
our portfolio with 1.7m sq ft of detailed
olanning permussions achigved in the
year and a further 1.2m sq ft under
consideration; we also delivered over
8m sq ft of outline planning permissions
Ibased on gross external area, primarily
at Canada Water).

The construchon rmarket has been
impacted by lackdown so cost inflation
remains low at ¢ 0.5% The FY20/21
pipetine has shifted outwards, with
reduced compelition driving down
prices, but with some upward gressure
likely given reduced labour availanility,
consirained logistics and fluciuating
materiat costs as a resull of Covid-19
and Brexit. Our Brexit risks were

tightly controlled with Llimited effects
felt from the transition Overall, inflation
1s expected ta be flatin the current year,
increasing steadily thraugh 2027 and
2023 to recent narms of 3%.
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Campus developments:
further enhancing the

mix of uses

Cevelopment is one of the key ways

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

Completed developments

We reached pracheal cornpletion at 100
Liverpool Street [520.000 sq ft) in October
2020 and in March 2021, 100 Liverpool
Street became our first net zere carbon
development, when we gffset the residual
carbon associated with this building,

The building is 81% let, rising io 8%%
including 48,000 sq ft allocated to Storey
which launched in February 2021.
Occupiers at the building inctude
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Peesl Hunt, SMBC Europe and Mitbank
Tweed. 8% of the retal space s let or
under offer and with let space now open
in line with Goverament regulations.

Committed developments

Our commitled pipeline now stands at
1.2m sq fi. comprising 1 Triton Square

at Regent’s Place, Norton Folgate and

1 Broadgate. 1 Broadgate {546,000 sq ful
will be one of the most energy efficient
buildings we have delivered and aligns
with JLL's net zero carbon ambitions.
Demalitian of the existing buildings
commenced in May 2021. Narten Folgate
15 @ 336,000 sg It scheme, comprising
302.000 sq it of office space, alangside
retaid and leisure space creating 3 mixed
use development which is in keeping with
the historic fabric of the area. Benehtting
from its location in Shoreditch, close ta
Shoreditch High Street and Spitalfields
market, this building is ideally suited to
technology and createe firms and we
expect to generate higher rents closer

to completion when the buildings can

be viewed.



At 1 Triton Square. Regent’s Place, we
are fully pre-let on the office space fo

Dentsu Aegis Network on a 20-year lease.

Progress at this development has been
slower as 2 result of social distancing
requirements but we reached practical

completion after the year end in May 2021,

Near Term pipeling )
Qur near term pipeline now covers 1.2m

sq ft with the first phase of Canada Water,

comprising three buildings, accounting
tor half of that. Building A1 at Canada
Water provides a mix of office, retail and
residential space over 272,000 sq ft A2
is an office-led building, including a
new leisure centre built for the London
Borough of Southwark, altogether
covering 248,000 sq ft. K1is a solely
residential building, providing 79
affordable homes. We are targeting
BREEAM Qutstanding on ail the office
space and Home CQuatity Mark Beta 3*
on the residential. Enabling works have
commenced and we expect to place the

mair build contracts in the corning months.

At 5 Kingdom Street, Paddingten Central,
our planning application o increase our
consented schema from 204,000 sq ft to
438,000 sq ft was approved by the Mayor
in Octoher 2020. Phase 2 of our rmixed
use development at Aldgate accounts for
the remaining 136,000 sq ft. This phase
will deliver 159 build 1o rent homes with
19,000 sq It of office space as well as
retail accammodation. We have planning
consen! for the buwlding and will be in

a position to start on $ite in calendar

Q4 2021.

Medium Term Pipealine

The most significant campus scheme

in our madium term prpeline, outside
Canada Water, is 2-3 Finsbury Avenue at
Broadgate where we receved consent for
our revised scheme covering 704,000 sq
ft in the year. Qur new plans add mare
than 130,000 sq It to the previous
consent. This building will target the
BREEAM "Cutstanding’ certification in
construction. The building 1s currantly
generating an income through short
term, more flextble lettings. including
40,000 sq ft allocated to Storey. The
further phases at Canada Water cover
4.5m sq ft of mizxed use space.

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

We are unlikely to undertake standalonz
retail develapment in the near term but
we are actively identifying oppertunities
for the development of urban logistics
space on our portfolio and potential
acquisitions. In add:ition, we have a
number of mixed use opportunities

al our retail centres which align well

to our strategy.

Opportunities to add uses

At Ealing Broadway. we completed

the successful refurbishment of 54

The Broadway, our first office scheme

in Ealing in December 2020 which is
fully let to the Departmant of Work

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

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

We are scoping the broader reta:l
portfolio for alternative and additional
use cpportunities. Following an initial
assessment, we have identified 2.6m sq it
of oppartunities with the most significant
being logist:cs on the surrounding land at
Meadowhall and Teesside [together ¢. 1m
5q fil. At Meadawhall, we have existing
outline planning permission on a
development plot sepacate from Lhe
shopping centre and would expect to
submit a reserved matters gpplication
this year. At Teesside, we have a similar
oppartunity on land outside the retail
park and are working up our plans for a
logistics use. We made our first logistics
acquisition of 3 warehouse in Enfield
covering 216,000 sq ft in April 2021.
Located inside the M25, this site is

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

British Land Annual Report and Accounts 2621 47



PERFORMANCE REVIEW continued

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

Highlights

- Planning secured on Canada Water
Masterplan, 2 5m sq ft mixed use
scheme in May 2020

- Drawdown of 500 year headlease
with Southwark Councit completed
in Decernber 2020

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

- Targeting annual development returns
in the low teens

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

- Netvaluation movemeant dewn 2.5%
but with an uplift of 3.4% in the second
half, reflecting headlease drawdown

At Canada Water, we are working with the
London Borough of Southwark to deliver
3 om sq ft mixed use scheme, including
around 3,000 new homes alongside a mix
of commercial. relaid and community
space. The sile is located on the Jubilee
line and the London Overground, making
it easily accessible from Londan Bridge,
the West End, Canary Wharf, Shoreditch
and South West Landon. It will also be an
indirect beneticiary of Crossrail, which
will free up capacity on the Jubilee Line
between Canary Whart and Bond Street.
It covers 53 acres including the dock area.
providing 48 acres of developable land.

in May 2020 we secured outline

planning permission an the entire 9m sq
ft masterplan. including delaied consent
on the first three buildings. covering
582.000 sq ft. in December, having
successfully overcome a Judicial Review
challenge, we completed the drawdown
of the 500-year headlease with Southwark
Council. effectively combining the

ownership of all our assets at Canada
Water into a single 500-year headlease
with Southwark Council as the Lessor. The
headlease allows for the comprehensive
redevelopment and investment in the
site, with Southwark Council owning an
initial 20% interest and with the abibty

to participate in the development. up

to a maximum of 20% with returns
pra-rated accordingty,

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

In parallel, we are advancing plans to
bring in partners to support the delivery
of the wider scheme and have had some
encouraging conversations. We have
commenced enabling waorks for the first
phase and expect to place the main build
caniractin the caming months.

The first three buildings will deliver

243 homes, of which over 35% will be
affordable Isplit 70% social rent and
30% intermediate housingl, as well as
commercial space, public spaces and
improved pedestrian connections. As part
of our commitment to the early delivery
of affordable housing, we will deliver
buitding K1 which is solely residentiat,
comprising 7% homes |all affordable)

in Phase 1. The other buildings in that
phase arz A1, which provides 186 homes
lincluding eight afferdablel alongside
cffices and a small amoun: of retail
space. together covering 272.000 sq It
ang A2, which is offices-ted but includes
a 56,000 sg ft leisure centre within the
248,000 sq ft building.

We are exploning a range of alternative
uses, including healihcare, Life sciences,
senior living and higher education, and
we ara pleased that, highe- education
provider. TECI-London a gioba!l partnership
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with King's College Londan, Arizona State
Universiiy and UNSW Sydney has chosen
Canada Waler as the location far its new
campus. TEDI-London has taken an imihal
13,000 sq ft for their modular campus
with the aption to expand to 40,000 sq ft
which we will deliver in phases as the
organisation grows. Longer term, we plan
to work with TED to deliver a permanent
home for around 1,000 students within
the Canada Waler Masterplan. These
plans align with our wider strategy to
focus the business on growing sectars
and demonstrates strong progress against
our priarity to realise the potential of our
campuses. Qur planning permissign at
Canada Water is deliberately flexible so
as we mova forward, we can take account
of changes in demand by amending cur
offices, residential and reiail allocations
as appropriate,

Sustainability

The Canada Water Masterplan will be
one of the most genuinely sustainable
regeneration prajects in the UK.
Sustainability is engrained in all aspects
of the masterplan, with a key focus on
delivering nel-zero carbon, promaoting
wellbeing and significantly

increasing biodiversity,

We are reducing embodied carbon in
construction and minimising carbon
emissions during operation through
efficient design, the use of low carbon
materials (such as high recycled content
in steel and "earth-friendly’ concretel
and new building technalogies. We are
also adopting NABERS UK Design for
Performance modelling to design lo

the highest efliciency and performance,
whilst als0 allowing for future adaptation
to swit emerging green technolegies K1
will be one of our first all-electric buildings

All buildings will target BREEAM
Ceriification [Commercial Outstanding,
Retail Excellent, Residential Home
Quality Mark] and as part of our holistic
approach to sustainability, the Canada
Water Masterplan witl also actieve
BREEAM Communities Certification.

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



biodiversity through the enhancement of
existing green spaces and creation of 12
acres of open space, including 3 3.5 acre
park, connected to 130 acres of parks,
woodlands and water.

Working with local communities

We are exciled to be making progress
at Canada Water and we recognise that
developing such a large part of London
carries real responsibilities to the
community that lives, works and studies
in and around the area. We worked with
Southwark Council to develop a Social
Regeneration Charier to capture local
residents’ prionties for the development,
which cemrnits us to working in
parinership to deliver on these.

This approach is now a model far
development across the berough.

This year we have worked closely

with our community pariners to suppert
those most impacted by Covid-19, We
provided increased funding to grassroots
organisations and local charities such
as Time & Talenls, who.ran a foodbank
close to Canada Waler and five of our
local partners now receive professional
coaching suppeort via The Business
School to support them and their
organisations to emerge from this crisis.
Qur partnership with Construction Youth
Trust continues to grow; despite the
restrictions, they delivered meaningful
employer engagernent to over 800
students a! schools lecal to Canada
Water. We are continuing to work with
Tree Shepherd to provide tow-cost
workspace with husiness support and
advice to help local entrepreneurs get

their businesses off the ground.

The project aims to become self-
suslaining and create a network of local
entrepreneJrs to inform the ongoing
arogramme and maximise outreach
within the local community. We have
also signed up to the Southwark Stands
Together pledge which sets out five
commitments o tackle racism and
inaquality in the borough of Sauthwark.

Valuation

The net valuation movement for Canada
Water over the year showed a fall of 2.5%
to £387m with values down 6.0% in the
first halt, reflecting continued investment
to support the delivery of the Masterplan,
such as a new marketing suite. We saw
an uplift o1 3.4% in the second half
reflect:ng the drawdown of the headlease.

Canada Water Masterplan
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FINANC{AL REVIEW

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

David Walker

Interim Chiet Financial Officer

Finance review Underlying Profit

Year endac 11 March 2020 2021 £m

Underlying Profit'? E3C6m €201m  Underlying Profit far the year ended 31 March 2020 306

Underling earning per share'? 32.7p 18.8p  Like-for-like rent [incl, CVA and administrations) [43)
IFRS {loss] afier tax Ef1.114])m €(1,083lm  Provisiens for outstanding rents. service charge and

Dividend per share 1597 15.04p Ceferredrents’ 1591
Total accounting return'? [11.0%]) 115.1%} Provisians for tenant incentives 2

EPRA Net Tangible Assets Finance cest reductions 8
par share'? 773p 648p  Nel divestment [21]
IFRS net assets E7,147m €5,983m  Develogments 10

LTvies 36.0% 32.0%  Fees & olher income 12l
Weighled average interest rate® 2.5% 2.9%  Underlying Profit for the year ended 31 March 2021 2N

1. See Glossary on website for definitions,

2. See Table B within supplementary disclesure for reconciliations 1a IFRS metrics.

1. See Note 2 within the financial statements for calculation.

4 See Note 17 within te financial statements for calculation and recencilia! 07 to
IFRS metnics.

5. On a propartionally consolidated basis including the Group s share of joint
ventures and funds

Overview

Financiat performance for the year has been significantly
impacted by Cowd-19 and an already challenged retail
environmant. Underlying Proht is down 34.3% at £201m, while
underlying earnings per share [EPS)1s down 42 5% at 18.8p
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1. The year on year impacl of provisions for ouistanding rents, service charge
and delerred rents was £59m. This reflects the difference beiween the £565m
charge 1o the income statemert in the year to 31 March 2021 las disclosed
in Nate 12 of the f-nancral statementsl and the £6m charge in the year to
31 March 2020

Underlying Profit decreasad by E105m, primaritly due to

provisions for outstanding renl, service charge and rent

deferrals made in light of Cowid-19, as well as a reduction in
like-for-like rents and the impact of disposals made during
the period Lower marketinterest rates alongside our hedging
approach and financing activity increased Underlying Profii

by £8m.

Net civestment decreased earnings by £E21m in the year
Proceeds from sales have and will be deployed into our value
accretive development programme. The recently completed
and commitied schemes are expected to generate earnings
accretion af £50m, of which 50% s already pre-let.



Since April 2020, we have completed £1.2bn of asset disposals.
overall 4 2% ahead of book value. This included E556m of
retail disposals, primarily the sale of three Tesco superstores
tetalling £191m and four standalone B&UQ steres totalling
£100m. We sold cur Beaumant Leys shopping centre tar £72m
tn two Separate transactions and two retar parks in Linceln and
Newmarket for a combinad total of £21m. We sotd our share of
a portfolio of reversicnary irderests in Sainsbury’'s superstores
for £102m and made turther sales of standalene retail assels,
including a Tesco in Brislington for £42m and a David Lloyd
gym in Northwood for E51m.

We completed £643m af office dispesals since Navember; the
mast significant transaction was the sale of a 75% interest in
a portfolio of three buildings in the West End to Allianz Real
Estate for £401m represanting a blended NIY of 4 3%. We also
sold the offices and retail element of our Clarges scheme in
Mayfair far £177m at a NIY of 3.5% and Yalding House for
£42m at a NIY of 4.4%.

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

Finang¢ing activity af £1.6bn included the extension by a further
year of £1.1bn unsecured bank facilities: £650m RCFs were
extended to 2029 and in March 2021 gur £450m ESG-linked RCF
was extanded to 20246, New loans of £460m were arranged, for
British Land, HUT and ¢ur new Joint Venture with Allianz.

LTV has decreased by 200bps during the year to 32.0%. The
orimary driver of the mavement was asset disposals which
reduced LTV by 780bps. This was partially offset by valuation
declines adding 420bps and development spend adding 140bps.

As a raesult, our financial position remans strong with £1.8bn
of undrawn facilities and cash and no reguirement to refinance
until early 2025. We retain significant headroom to our debt
covenants, meaning the Group could withstand a further fall

in assel values across the portiolio of 46% prior Lo taking any
mitigating zctions.

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

Presentation of financial infermation

The Group financiat staterments are prepared under [FRS where
the Group's interests in joint ventures and funds are shown as
a single line item an the income slatement and balance sheet
and all subsidiaries are consolidated at 100%.

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

on this basis.

A summary income stalement and summary balance sheet which
reconcile the Group income statement and balance shest to
British Land's interests on a proportionally consotidated basis
are included in Table A within the supplementary disclosures

Management moniters Underlying Profit s this more
accurately reflects the underlying recurring performance of our
core property rental activity, as cpposed to IFRS metrics which
include the nen-cash valuation rmovement on the property
portfetic. Itis based on the Best Practices Recommendations
of the Eurepean Public Reat Estate Association [EPRA} which
are widely used alternate metrics Lo their IFRS equivalents.

This year, the Group has adopted the new EPRA NAV metrics;
Net Reinvestment Value INRV], Net Tangible Assets [NTAl and
Net Oisposal Value (NDV). We are reporting NTA in place of the
previous EPRA net asset value [NAV]. Similarly, NOV replaces
the previcus EPRA triple natl asset value measure [NNNAY).
The total accaunting return is now calculated based on EPRA
NTA. Definitions of these metrics are shown in Table B of the
supplementary disclosuras.

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

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

Loan to value {proportionally consotidated] is alse menitered
by management as a key measure of the level of debt employed
by the Group tc meet its strategic objectives, along with a
measurement of risk. It also allows caomparison to other
praperty companies who similarly monitos and report

this measure.

Income statement

1. Underlying Profit

Underlying Profit is the measure that we use lo assess income
aerformance. This is presenied below on a proparticnally
consolidated basis. No company adjusiments have been made
in the current or prior year and therefore this 1s the same as
the pre-tax EPRA earnings measure which includes a number
af adjustments (o the IFRS reported loss aftar tax.

020 2021

Sechon £m £m

Gross rental income 560 508
Property operating expenses 132 (141]
Net rental income 1.2 478 347

Net fees and other income 13 "

Administraitve expenses 1.3 (74t (74)
Net financing costs 1.4 [111) 1103)-
Underlying Profit 306 201
Underlying tax charge - (28)
Non-controlling interests in

Underlying Prafit 12 3
EPRA zdjusiments’ {14321 11,281}
IFRS [loss) after tax 2 1.114) 11,0831
Underlying EPS 11 32.7p 18.8p
IFRS basic EPS 2 1Mool (111.20p
(ividend per share 3 15.97p  15.04p

1. EPRA adjustments consisl of invesiment and development property
revaluations, gams/lasses on investment and trading properly dispesals,
changes in the fair value of financial instruments and assuciated ciose out
cosis. These (lems are prasented in the ‘capital and other’ column of the
consolidated incaome statemenl.
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FINANCIAL REVIEW cantinued

1.1 Underlying EPS

Underlying EPSis 18.8p, down 42.5%. This reflects the
Underlying Profit dectine of 34.3% and an underlying tax
charge of £24rm, partially offset by the impact of prior year
share buybacks. The tax charge follows the temporary
suspension of the dividend which resulte in a shorifall in

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

1.2 Net rental income

The year an year impact of prowisions for oulstanding rents and service charge
was £93m. This reflects the difference between the £59m charge ta the incame
staternent in the year o 31 March 2021 [as disclosed 1n Note 13 of the linancial
statements| and the £6m charge in the year to 21 March 2020.

MNet sales of ingome produting assets over the last 24 months
reduced net rents by £25m in the year. Proceeds from sales
are being reinvested in the committed development pipeline
which is expected to deliver £83m in rents in future years and
including the recent commitment of Norton Felgate and

1 Broadygate, is already 50% pre-let

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

This reflects the impact of CVAs and admunistrations, daclining
ERVs, longer void periods and reduced car park income over
the closure perniod. The offices portfolic saw a like-for-like
decline of 1.0%, which was primarily driven by expiries at
Exchange House and 155 Bishopsgate ahead of refurbishment
Office developrnents contnbuted £14m of rew rentat income,
with 135 Bishopsgate and 100 Liverpool Street completing
earlier in the year

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

We take 5 systernatic approach ta provisioming for rent
receivables, based on both aging profile and credii quality.

We are provided at 46% cn rent recewvables and service charge
based en balances outstanding at year end. When taking mnto
account post year end rent receipts of E24m this increases to
85% for trade debtors. Further detail on balances, provisions
and the charge in FY21 made against them are set out in the
table below.
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Debtor Provision % prowded Fy21
Receivables ‘balance palance fod impat)
Less than 70 days £45m El4m 3% £14m
%0 - 182 days £20m Elam 70% £lam
183 - 365 days £3tm E3tm 100% E31m
Mare than 345 days E13m £13m 100% -
Trade debtors £109m £72Zm 6% £59m
Oeferred rents £10m £6m 50% Eém
Total £11%m £78m 66% £65m

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

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

Trade debtors

CVas &

Low Medium High adming. Total
Less than %0 days £22m £S5 E10m E8m  E45m
90 - 182 days Eém E2m £4m E8m  £20m
183 - 385 days £5m £3m Eém E¥Tm £31m
More than 365 days EZm - £3m E8mn  E1dm
Tatal £35m  £10m €2Im  £41m  €109m

Prowision balance
CVA§ &

Low Medium High admins Tolal
Less than 90 days E£lm £lm E4m £8m  El4m
70 - 182 days E'm E1m E&ém £8m  £14m
183 - 345 days £5m £3m fém  £17m  £31m
More than 365 days £2m - £3m £8m  £13m
Total £9m £5m  £17m  fdim £72m

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

The impact of provisions made aganst tenant incentives
decreased by £2m compared to the previous year, with a
£18m provision charge recognised in the year.

1.3 Administrative expenses

Adrministrative expenses have been af particular focus accoss
the business this year, and despite the ¢ost resulting from our
Cowid response, they have remained Hat on the grigr year, at
£74m The Group's EPRA operating cost ratio increased to
37.9% 12019/20. 23.5%] as a resuli of 3 significant increase in
property cutgoing expenses due to provisions made In respect
of rental debtors accrued income and tenant incentive, as
well as lower rental income following sales actvity Excluding
provisions made in respect of tenant debtors. accrued income
and tenant incentives, the Group's operating cost ratio s 20.7%
{2019/20: 18.7%).

1.4 Net financing costs



Financing acivity undertaken over the last 24 months has
reduced costs by £5m in the year, predominantly as a resull
of prior year debt liability management, partially cftset by the
repayment of the £350m zero coupon canvertible bond at s
matunty in tune as pianned using existing facilities.

We have a balanced approach to interest rate nsk management,
At 31 March 2021, we were fully hedged on a spot basis, and

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

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

2. IFRS loss after tax

The main difference between IFRS loss aiter tax and
Underlying Profit is that iIFRS includes the valuatian mavement
an tnvestment and trading properties, fair value movermnents on
financial instruments and capita! financing costs. In addition,
the Group's investments in josnt ventures and funds are equity
accounted in the IFRS incame statement but are included on

a propaorticnally consaolidated basis within Underlying Profit.

The IFRS loss after tax for the year was £1,083m, compared
with a loss after tax for the prior year of £1,114m. IFRS basic
EPS was [111.2]p per share, compared to [110.0Ip per share
in the prior year. The IFRS {oss after tax far the year primarily
reflects the downward valuat:on movement on the Group's
properties of £888m, the capital and other income loss from
jeint ventures and funds to £409m and the Underlying praofit
of £201m. The Group valuation movernent and capital and
other income toss from joint ventures and funds was driven
principally by outward yield shift of 33bps and ERV decline of
7.6% in the portfolio resulling in a valuation a decline of 10.8%.

The basic weighted average number of shares in issue during
the year was 927m (2019/20. 234m).

3. Dividends

in October we announced the :nlention to resurme paying
dvidends semi-annually, calcutated al 80% of Underlying
EPS based on the maost recently completed six-manth period.
Applying this policy, the Board are proposing a linal dividend
far the year ended 31 March 2021 of 6.64p per share. Payment
will be made on Friday 6 August 2021 to shareholders on the
register at close of business on Friday 25 June 2021. The
dividend wilt be a Property income Distribution and no

SCRIP alternative will be affered.

Balance sheet

2020 2021

As at March Seciion £m &m
Property assets nan 9,140
Other nen-current assets 131 51
11,308 9.191

Other net current labiities 1252} (2031
Adjusted net debt & 13,854) [2,938)
Other non-current liabilities - -
EPRA Net Tangible Assets 7.202 6,050
EPRA NTA per share 4 773p 448p
Non-controtling interests 112 59
Qther EPRA adjustments’ 1167) 1126]
IFRS net assets 5 7.147 5,983

Prapaertionally cansclidated basis.

t. EPRA Nel Tangible Assets NTA is a proportionally consotidated measure
that is based on IFRS nel assets excluding the mark-lo-markel on derivatives
and related debt adjustments, the carrying value of intangibles, the mark-lo-
market on the canvertile bonds, as well as deferred Laxation on property
and derivalive valuations. The metric includes the valuation surplus on
trading properties and 1s adjusied for the ditutive impact of share options
Details of the EPRA adjustmenis are included in Table 8 within the
supplemenlary disclosures.

4. EPRA Net Tangible Assets per share

The 14 3% decrease in EPRA NTA per share reflects a valuation
decrease of 10 8% cambined with the Group’'s gearing.

Office valuations were down 3.8%, primarily due to the
uncertainty of econarmic outiook and potential changes
as a result of Covid-19. As a result, and coupled with lower
invastment market activity, yrelds moved out ?bgs although
ERY was marginally up. Davelopments again outperformed
the standing portfalio and saw a valuation gain of 0.9%.

Valuations in Retail were down 24.7%, with outward yield

shift of B1bps and ERV decline of 16.8%. These values reflect
ongeing structural challenges laced by occupiers, compounded
by Covid-19 and limited invesiment markal activity. Across

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

For retail parks, improving liquidity in the market provided
same valuahion evidence, particularly for smaller parks.

Our external valuers have included an explanatory note in
relation to Covid-19 in their valuation reports, recognising
that it continues to affect real estate markets globally.
However. their gpinions are not subject to “material valuation
uncertainty” las defined by VPS5 3 and VPGA 10 of the RICS
Vatuation - Global Standardsl, concluding that there was
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FINANCIAL REVIEW continued

an adequate guantum of market enidence upon which to base
their opinians of value, The current market unceriainty has
been reflected in the valuations in a number of ways, depending
on the relevant groperty sub-market. For retail, as well as
adjusting yields and reflecting agreed concessions, our valuers
have reduced assumed turnover rent. Where concessions have
not been agreed, and rent collection has been inconsistent, they
have deducted 3-4 months rent as a capital sum. For offices,
the uncertainty has principally been reflected through

assurned void perieds and incentive packages.

5. IFRS net assets

1FRS net assets at 31 March 202% were £5.983m, a decrease of
£1,166m from 31 March 2020. This was primarily due to IFRS
loss after tax of £1,083m and the interim dividend paid in the
year of £78m.

Cash flow, net debt and financing

6. Adjusted net debt’

Adjusted net debt is a proportionally consolidated measure, I represents

the Group net debi as disciosed in Note 17 to the financial statements and
the Group's share of joinl venture and funds’ ne: debi excluding the mark-to-
market on terivalives, Telaled debl adjustments and nen-contsolling interesls,
A reconciliation between the Group net debt and adjusted nel debt is included
in Table A within the supplemeniary disclosures.

Net sales reduced debt by £1,134m whilst develapment spend
totalled £785m with a further £45m on capital expenditure
related to asset management on the standing porticlia. The
vatue of recentty completed and committed developmenls is
£1,060m, wath £488m costs to come, Speculatve development
exposure is 6.6% of ERV. There are 1.2m sq it of developments
in our near terrn pipeline with anticipated cost of E806m.

7. Financing

Group Proportionally consolidated
2020 20 2020 021
Net debt/adjusted
net debt! E3.247m  £2,249m £3.834m  £2,938m
Principal amount
of gross debt £3296m  €£2,291m  £4158m  £3,183m
- Loantovalue 28.9% 25.1% 340% 32.0%
Weighted average
interest rate 19% 2.2% 2.5% 29%
Interest cover 58 L3 318 10
Weighted average
matunty of
drawn dett 6Byears 7.0years 7.5yesrs 7.6years

- Group data as presented in Note 17 ol the financial statements. The
proportionally consclidated ligures include the Group's share of joint venture
and tunds” nel debt and exclude the mark-to-market on derivatives and related
debi adj.siments 34 non-controlling interesis

14 fritish Land &nnval Repert and Accounts 2021

At 31 March 2021, cur proportionally consolidated LTV was
32.0%, down from 34.0% at 31 March 2020, The impact of asset
disposals reduced LTV by 780 bps. This was partially offset by
valuation deciines which added 420 bps, as well as development
spend which added 140 bps. Note 17 of the tinancial staterrents
sets aut the calculation of the Group and proportionally
consolidated LTV.

We are committed ta maintaining good long-term relationships
with debt providers in the different markets, with around 30
lenders in bank facilities and private placements alone. This
year we have carried out financing of £1.60n involving 14
different lenders.

In March 2021, we extended our E450m ESG-linked RCF by a
further year to 2026 with all eight banks in agreement. Earlier
mihe year, we extended an gdditional £650m of RCFs, by s
further year to 2025. Our £350m convertible bond was repaid
ati1s scheduled maturity in June 2020 as planned using RCFs,

in Decernber 2020 we signad a £100m unsecured toan facility
with Homes England to fund specified infrastructure works
which will accelerate the delivery of up to 3,000 homes at
Canada Water The loan facility has a seven-year term

which may be extended at our requesl, subject to Homes
England’s approvat.

For HUT, one of the banx facilities which was due t¢ mature
in September 2020 was refinanced in May 2620 with a £200m
facility to December 2023, secured on a portfalio of HUT's
retail parks.

tn March 2021, we also raised a £160.5m seven-year laan from
SMBC for our new Joint Venture with Allianz in which we have
3 25% stake, secured on the assets of the JV.

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

As a result of this activity, at 31 March 2021 British Land had
£1.8bn of undrawn facilities and cash and no requirement to
retinance until early 2025.

Our debl and interest rate management appreach has enzbled
us to maintain a low weighted average interest rate of 2.9%.
This is a 40bps increase fram 31 March 2020, and is due to the
repayment of our RCFs with preceeds from disposals, which
will be redrawn as we deploy proceeds into developments

o acquisitigns, Qur uss of jotarast rate caps as part of our
hedging means that the cost on around half of our debt
benefits while macket rates remain low,

Fitch Ratings, as part of their annual review in Augusi 2020
affirmed our senier unsecured credit rating 'A’", our lang term
I0R credit rating "A-" and short term I0R credit rating 'F1°. with
Stable Outlook.

The current envirenment reinforces the importance of a strong
balance sheet

£
David Walker
Interim Chief Financial Officer



FINANCIAL POLICIES AND PRINCIPLES

Financial
strength

and balanced
approach

Leverage

We manage our use of debt and equity
finance to balance the benelits of leverage
against the risks. in¢luding magnification
of preparty returns. A loan to value ratio
{LTV') measures qur teverage, primarily
on a prapertionally consclidated basis
including our share of jeint ventures and
funds and excluding non-conlrolling
interests. Al 31 March 202t, our
proportionally consolidated LTV was 32.0%
and the Group measure was 25.1%. Our
LTV 15 monitared i the context of wider
decisions made by the business. We
manage our LTV through tne property cycle
such that our financial pas:tion remains
robust in the event of a significant fall in
property values. This means we do not
adjust our appreach te leverage based
only on changes in property market yields.
Conseguently, our LTV may be higher in
the low pointin the cycle 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 to
approach a diverse range of debt providers
to arrange finance on attractive terms.
Good access to the capital and debt
markels ailows us to take advantage

of opportunities when they arise. The
Group's appreach to debt financing for
British £ and is 10 raise funds predominantly
on an unsecured basis with our standard
financial covenants [set out on page 77).
This pravides flexibility and law operational
cost. Our joint ventures and funds which
choose to have external debt are each
financeq in ‘ring-fenced’ structures
without recourse te British Land for
repayment and are secured on their
relevant assets. Presented on the
following page are the five guiding
principles that govern the way we
structure and manage debl.

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

Monitoring and

controlling our debt

We monitar cur debt requirement

by reviewing current and projected
barrowing levels, available facilities, debt
maturity and interest rate exposure. We
undertake sensitivity analysis to assess
the impact of proposed transactions,
rmovements in interest rates and changes
in property values on key balance sheet,
liquidity and profitability ratios. We also
consider the risks of a reduction in

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

at 31 March 2021.

Managing interest

rate exposure

We manage our inierest rate prolile
separately from our debt, considering
the sensitivity of underlying earnings to
movements in market rates of interest
over a five-year period. The Board sets
appropriate ranges of hedging on debt
over that period and the longer term. Qur
debt linance is raised at both fixed and
variable rates. Derivatives {primarily
interest rate swaps and capsl are used
to achieve the destred hedging profile
across proportionally consolidated net
debt. At 31 March, gur debt was fully
hedged on a spot basis, with interest rate
hedging on 78% of our projected debt on
average over the next five years, with a
decreasing pralile over that period. Qur
use of interest rate caps as part of our
hedging lalongside swaps! means that we
also benefitif market rates remain low.
Accordingly we have 3 higher degree of
protecticn an interest costs in the short

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

factars for its business.

Counterparties

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

of the externat credit ratings of

the counterparties.

Foreign currency

Qur policy is to have no material
unhedged net assets or babil ties
dencminated in foreign currencies. When
attractive terms are available, the Group
may choose to borrow in currencies other
than Sterling, and will fully hedge the
foreign currency exposure.
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FINANCIAL POLICIES AND PRINCIPLES continued

Our five guiding principles

1.

Diversify our sources of finance

We monitor finance markets and seek to access
different ssurces 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 cur business enable us to access
a broad range of unsecured and secured,
recourse and non-recourse debt. We develop
and maintain long term relationships with
banks and debt investors, We aim to avoid
reliance on particular sources of funds and
borrow from a large number of lenders from
different sectors in the market across a range
of geographucal areas, with around 30 debt
praviders in bank facilities and private
placements alone. We work 1o ensure thai
debt providers understand our business,

adopting & transparent approach to provide
sufficient disclosures to enable them to
gvaluaie their exposure within the averall
context of the Group. These factors increase
our attractiveness to debt providers, and in the
tast five years we have arranged £2.%on {British
Land share £2.6bn) of new finance in unsecured
and secured loan facilities, Sterling bonds and
US Private Placements. In addition, we have
existing tong dated debentures and secuntisation
bonds A European Medium Term Note
programmme is rmantamed o engble us 1o
access Sterling/Euro unsecured bond markets
when 1l 18 appropriate for cur business, and the
launch of our Sustainable Finance Framework
during the year enables us to issue sustainabla/
green finance to help the implementation of our
Sustainability Strategy.

£3.2bn

total drawn debt
(proportionally
consolidated)
inaver

20

debt instruments

Phasc maturity of debt portfolio

The maturity profile of our debt is managed with
2 spread of repayment dates, currently between
one and 17 years, reducing our refinanc:ng risk

in respect of timing and market conditions. As a
result of our financing activity, we are ahead of

our preferred refinancing date horizon of not
less than two years. In accordance with our
usual practice, we expect 1o refinance facilities
2head of their maturities.

7.6 years

average drawn
debt maturity
[proportionally
censalidated)

Maintain liquidity

In addition (o cur drawn debt, we aim always
to have a good level of undrawn, commutted,
unsecured revotving bank lacilities. These
faciuties provide financial iquidity, reduce the
need to hold resources in cash and deposits,
and minimise costs arising from the difference

between borrowing and deposit rates, while
reducing credit exposure. We arrange these
revolving credit facilities in excess of our
committed and expected requirements to
ensure we have adequate hnancing availability
to support business requirements anrd

new opportunities.

£1.8bn

undrawn facilities
and cash

Maintain flexibility

Qur faciities are structured to provide valuable
flexibility for snvestment activity execution,
whether sales, purchases, developments or
assel management initiatives. Our unsecured
revolving credit facilities provide full operational
flexibility of drawing and repayment {and
cancellation i we require) at short notice

without additional cost. These are arranged
with standard terms and financial covenants
and generally have maturities of five years.
Alongside this, gur secured lerm debt in
debenlures has good assel security substitution
rights, where we have the ability to move assets
in and out of the security pool, as required for
the business.

£19bn

tatal facilivies

7%

Maintain strong metrics

We use both debt and equity financing. We
manage LTV through the groperty cycle such
that our financial position would rematn robust
in the event of a significant fall in property
values and we do nig! adjust aur appreach to
leverage based only on changes in property
markel yields We manage our interest rate
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profile separately from our debt, setting
appropna:e ranges of heaged debt cver
a five-year period and the longer term.

We maintained aur strong senior unsecured
credit rating ‘A’ leng term IR credit rating ‘A=,
and short term IDR credit rating 'F1°, affirmed
by Fitch during the year with Stable outlook.

32.0%

LTV [proportianally
consolidated)

A

senior ynsecured
credit rating



Group borrowings

Unsecured financing for the Group
includes bilateral and syndicated
revolving bank facilities lwith initial
maturities usually of five years, often
extendablel; US Private Placements with
maturities up to 2034; and the Sterling
unsecured bond maturing in 2029.

Secured debt for the Group {excluding
debt in Hercules Unit Trust which is
covered under ‘Borrowings in our joint
ventures and funds’) is provided by
debentures with maturities up 1o 2035.

Unsecured borrowings

and covenants

There are twa financal 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 Borrowings nat to exceed 175%
of Adjusted Capital and Reserves

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

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

Unsecured financial covenants

The Unencumbered Assets of the Group,
not subject ta any security, sloed at
£4.7bn as at 31 March 2021.

Although secured assets are excluded
from Unencumbered Assets for the
cavenant calculations, unsecured lenders
benefit from the surpius value of these
assets abave the relaled debt and the
Iree cash flow frem themn. During the
year ended 31 March 2021, these assets
generated £28m of surplus cash after
payment of interest. In addition, while
investments in joint ventures do not ferm
part of Unencumbered Assets, our share
of free cash flows generated by these
ventures is reqularly passed up to

the Group

Secured borrowings

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

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

a minimum of 1.5 times and net rental
incomea must cover tha inlerest at least
once. We use our rights under the
debentures to actively manage the assets
in the security poal, in line with these
cover ratios, We continue to focus an
unsecured finance at a Group level.

Borrowings in our joint

ventures and funds

External debt for our joint ventures and
funds has been arranged through {ong
dated securitisatrons ar secured bank
debl, according to the requirementis of
the business of each . A new bank loan
was arranged during the year for our
IV with Allranz which included LTV

and ICR covenants.

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

The securitisations of Broadgate £1,215m
and Meadowhall £554m have weighted
average maturities of 9.5 years and 7.4
years respectively. The key financial
covenant applicable is to meet interest
and scheduled amortisation (equivalent
to one times cover]; there are no LTV
defaull covenants. These securitisations
have quarterty amortisation with the
batance outstanding reducing to
approximately 20% to 30% of the

original amaunt raised by expected final
maturity, thus mitigating refinancing risk.

There 1s nc obligation on British Land to
remedy any breach of these covenants in
the debt arrangernent of joint ventures
and funds.

017 ECIE me 2020 2021
As )| March % % % % %
Net borrowings (o adjusied capital and reserves 29 2% 29 40 33
Net unsecured borrawings to unencumbered assels 26 23 21 30 25
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MANAGING RISK IN DELIVERING OUR STRATEGY

Managing risk

For British Land,

effective risk management
is fundamental to how we
do business. It represents
a cornerstone of executing
our strategy and positioning
the business for growth
whilst delivering positive
outcomes on a long term
sustainable basis.

Our key activities in the year

- Implemented aur robust crisis management
plans in response to Covid-19; the Board and
key Committees met reguiarly to mitigate the
risks across our husiness

- Assessment of emerging risks including the
longer term implizations of Covid-19 on the
role of offices and physical retail and our
siralegic respense. Covid-19 has acted as
a catalyst for existing trends of the shift
to anline retail and more flexible
working praclices

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

Maintaining our financis! resilience and
sulficient liquidity

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

Managing sustainability and climate-related
risk and oppertunities. Undertook scenario
analysis of physical risks in line with

TCFD requirements

Our priorities for 2021/22
- Continue ta proactively manage the

ongaing risks arising from Covid-19
and the implications for our strategy

Effective risk management of aur key
operatienal risks including development,
investment in new opportunities, our
partnerships with third parties, our asset
management capability and leasing and
occupier risks

- Further enhance our inlernal cantral
framewaork and ensure this is fully
embedded across the Group

~ Enhance our cyber security and
{T infrastructure

Environmental matters including scenario
analysis af our transitian risks as we mave
tewards tull compliance of TCFD by FY22

QOur integrated risk management approach

Top down
Sirategic risk rranagement

Bottom up
Qperational risk management

[ Board/Audit Committee/CSR Committee ]

Review exterasl environment
Robust assessment of principal risks
Sal risk appelite and paramelers
Determune sirateque aciion points

Assess efiecliveness of risk management process
and inlernal control sysiems

Report on principal risks and uncariainties

3

| Risk Committee/Fxacutive Directors

Identily principal risks

Oirect delivery of Siralegic acifons in line
with risk appetie

Manitor key risk indicalors

Consider compleieness of identified risks and
adequacy of mitiganng achicns
Consider aggregauen af risk exposuras across
the business

Business unils

- Execule slrateqic aciigns
Repart an kay risk mndicators

We maintain 8 comprehensive risk
management process which sarves to
1dentify, assess and respond to the range
of financial and non-financiai nisks facing
our bustness, including thase risks that
¢ould threaten solvency and liquidity, as
well as 10 identify emerging risks. Our
approach is not intended to eliminate risk
entirely, but instead to manage our risk
exposures across the business, whilst

at the same tirme making the most of

our opportunities.

Qur integrated approach combines a top
down strategic view with a cemplementary
bottormn up operational precess, with
three lines of defence, as outlined in the
diagram above The Board has overall
respansibility for risk management with

a focus on determining the nature and
extent of exposure to the principal risks
the business is willing to take in achieving
1ts strategic objectives. The amount of
risk is assessed in the context of our
priorities and the external environment

in which we operate - this is our risk
appetite. IL1s integrat to both our
consideration of strateqgy and to our
medium term planning process.

The Audit Committee takes responsibility
for overseeing the effectiveness of nisk
managerment and internal control
systems on behalf of the Board and
advises the Board on the principal risks
tacing the busmess including those that
would threaten its solvency ar liquidity
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Rapor| current and emerging risks

Identify, evatuale and mitigals operakional risks
recarded m fisk register

Monitar KRI & risk canirols and take appropriate action

The Executive Directors are responsible
for delivering the Campany's strategy. as
set by the Board, and managing risk Qur
risk management framewark categorises
our risks into external, strategic and
operational nsks. The Risk Committee
[comprising the Executive Committee and
senior management across the business
and chaired by the Chief Financial O'ficer]
is responsible for managing the principal
risks in each category in order to achieve
our performance goals.

Whiist ultimate responsibility for
oversight of risk management resis

with the Board, the effective day-1a-day
management of risk is ermbedded within
our sperational business units and forms
an integral part of alt actities, This
bottom up approach allows potential
risks to be identified at an early stage and
escalated as appropriate, with mitigatiens
put in place to manage such risks. Each
business unit maintains a comprehensive
risk register. Changes to the register are
reviewed quarterly by the Risk Committee,
with significant and emerging risks
escalated to the Audit Committee

Internal audit acts as an incependent
and objective assurance function by
evaluating the effectiveness of our

risk management and interna! control
processes, througn independent review.

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



appetite, responding to changes to our
risk profile quickly and having a strong
risk management culture among
employees with clear rales and
accountability. Our organisational
structure ensures close involvement

of senior management in all significant
decisions as well as in-house management
of our property management activities
and developrent.

To read more about the Board and
Audit Commmittee’s risk oversight,
see pages 99-100 and 126.

Our risk appetite

Our risk appelite lies at the heart of our
risk management and is integrat to both
business planning and decision making.
The Group's risk appetite is reviewad
annually as part of the sirategy review
process and approved by the Board, in
order to guide the aclions management
takes in executing our strategy.

We have dentified a dashboard of Key
Risk Indicatars (KRIs] for each ternal
principal risk with specific tolerances
for each, which are integrated with the
operations of the business [summarised
below). Their aim is to provide early
signats to alerl managemenl to
increasing risk exposures of trends that
could threaten the achievement of our
prionities and allows informed decision
making. OQur KRis are reviewed quarteriy

Dashboard of Key Risk Indicators (KRlIs}

Principal imernal nsks Key risk indicators

by the Risk Committee, ic ensure that the
aclivities of the business remain within
our risk appetite and that our risk
exposure 1s well matched to changes in
our business and our markets. The risk
indicators are a mixture of leading and
lagging indicators and focus on the most
significant judgements affecting our risk
exposure, including our investrment ang
development strategy; the level of
octupational and devetopment
exposure; our sustainability risks:;

and our financial resilience.

Whilst aur appetite for risk will vary

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

structural changes affecting our markets,
which have been compounded by Covid-19.

During the year, we have cantinued to
actively manage our incremental risk
exposure by:

- Taking a pragmalic approach ta
leasing to maximise occupancy and
improve rent collection. OQur income
collectron nsk 15 elevated with our
occupier covenant risk in terms
of percentage of rent classified as

‘high risk’, having operated asbove

our optimal tolerance level in the near
term given the impact of Covid-19 on
our customers We continue to actively
maonitor and work proactively with our
customers who have been
disproportionately affected by the
pandemic to agree pragmatic and
equiiable solutions. We also perfarm
occupier covenani checks so that we
can be proactive iIn managing exposure
to weaker occupiers.

Accelerated sales of non-core assets,
executing £1.2bn of sales since April
2020, enhancing the strength and
resilience of our balance sheet.
Disciplined agproach to development
including managing our speculative
exposure, using a bread range of
contractors and clesely monitoring,
coupted with our successiul
pre-letting straiegy.

Maintaining an efficient capital
structure and liguidity position. We
retain significant headraom te our
Group debt covenants and refinance
proactively, and based on our current
commitments, available bank facilities
and debt maturilies, we have no
requirement to refinance until

early 2025.

Supperting cur people and promoting
both their physical and mental wellbeing.

Investment strategy -

Investment Committes]
- Annual IRR process which forecasts prospective returns of each assel
- Perceniage of our portfolio in joint ventures and funds

Executton of targeted acquisilions and dispasals in line with capital allocation plan loverseen by

Development strategy -

Total development exposure «<12.5% of portfobo by value

- Speculatwe development expasure <12.5% of portfolio ERY
- Residential development exposure
- Progress on execulion of key develapment projects aga‘nst plan [inctuding evaluzling yietds an costl

Capital structure -

Manage aur LTV through the property cycle

- Netdebt to EBITDA
- Financial covenant headroom

Finance strategy -

Period untit refinancing is required of nol less than two years

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

Environmental -
sustainability -

Energy perfarmance certificates
Percentage of portfolio at high risk of flood

People -

Voluntary staff turnover

- Employee engagement and wellbeing

Incame sustainatility -

Market letting risk in¢luding vacancies, upcoming expiries and breaks, and speculative development
Occupier covenant strengih and cancentration lincluding percentage of rent classified ag "Righ Risk’|
Occupancy and weighted average unexprred lease term
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MANAGING RISK IN DELIVERING OUR STRATEGY continued

Covid-19 action plans o

- Implemented business cantinuity and
remote working plans to enable elfective
working from horne for all sur employees
wha did nol need to be en-site

Actively monitored employees’ mental
and physical welibeing, and the health
and safety of our employees remains a
top priarily

Preparation and implementation of
detailed asset plans tu manage both the
closure and recpening of stares safely
with robust Covid-1% safeqguards in place
in Line with Gevernment guidelines. Also
prepared and implemenled delailed plans
far each of our office assets as well as
detailed guidance for our gcoupiers for
the continuing safe occupation throughout
the pandemic

- Warked closely with our customers.,
partners. local communhities and
arganisations associated with our

places to ensure we could provide
approgriate support

Warked proactively with customers to
maximise occupancy and rent collection

Disciptined approach to development
including a balanced approach to aur
speculalive expasure

1

Collaboration with our suppliers to ensure
the viabilily of our supply chain and the
continuity required; also important given
the continued uncertainty brought about
by Brexit

- Prepared action plans with contingency to
deal with malerial imports, labour supply
and maintain programmes for all sur
deveiopments, having implemented the
current Construction Leadership Council
Site Gperating Pracedures

Extensive forscasting, stress testing angd
maodelling of various s¢enarios to ensure
our financial pesition remains strong and
we take appropriate actions. The key steps
taken to imprave our financial resilience
included accelerating non-core asset
sales, maintaining sufficient liquidity,
temporariiy suspending our dividend

and stringently managing our cost base

Qur risk focous

The continually evolving circumstances
caused by the Covid-19 pandemic,
ccupled with the backdrop of geopolitical
and macroeconamic uncertainty, has, ang
continues ta present a rapidly changing
near term operating environment for
our business Lo navigate. Whilst our
performance has been wnpacted, our
financial position remains strong and
demonstrates the importance of our risk
management to protect our business
through this period of uncertainty and
adapt to a rapidly-changing environment
We have robust crisis managerment

and business conuinuity ptans in place
and acted swiftly in dealing wath the
exceptional challenges posed by Covid-19;
our focus has been to ensure the safety
of our people; our assets are securely
maintained and to support our
customers, suppliers and local
communities as sel out on the ieft.

Looking forward, whilst the successtul
rollout of the Government's vaccinatuion
programme provides optimism, it1s
antizipated that Covid- 19 wall still be
prevalent in saciely. Therefore, risk
management and the Group's continued
ability to be flexibie in responding to the
risks as they evolve will be fundamental
to our business.

Brexit, and potenbal for disruphion, was
also a key focus of the Graup during the
year and we tock appropriate actions to
mitigate the key risks to our business
The key operational steps taken included
raintaining sufficient liquidity and
hnancial resiience, working with our
development contractors ta minimise
cost and delay rnisk to our development
pragramme, increasing stocks of spare
parts to ensure the ¢ontinued operation
of aur assets and updating our crisis
rmanagement plans ta improve our
response to unpredictable events

Whilst the UK and EU reached a trade
agreement shortly before the end of the
transition period, we continue to achvely
monitor any risks through this period of
trangition and remain alert to any new
1ssues which may arse.

During the year, ihe Risk Committee has
alsg focused on some key operational
risk areas across the business including:

- occupier risk and managing our
exposure to custamers or sectors in
3 mare challenging market backdrop

- covenant strength of patential
constryuction contractors and
managing our exposure
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- health, safety and environmentat risk
management. Our Health and Safety
management system was re-certified
under 150 45001

- climate change which (s mcraasmgly
important for risk management. The
Risk Committee is overseeing the
Steering Cammittee's progress
towards TCFD complance

- ongoing data privacy programme
and implementation

- payment operations, key financial
controls and counterparties

- procurement and new suppler '
onboarding process

- internal audit and irmplementing
control findings

- information security and key controls

- compliance audits across our assels

Our principal risks
and assessment

Qur risk management frarmework

is structured around the principat

risks facing British Land. We use a

risk scoring matrix Lo ensure risks

are evalualed cansistenily; we assess

bath the likelihood and the tinancial and

reputaticnal impact, Frem this we identify

both the external and internal strategic

and operationat principa! risks which

currently have a higher Ukelihood and

potential impact on our busingss. Whilst

the Board recognises that it has fairly

lirmited control gver the external principal

risks, it reviews their potential impact oh

our business and these are taken into

accountin our decision making. For our '
internal principal nsks the Board makes

sure that appropriate controls and

processes are In place to manage

these risks. !

The Board confirms that a rebust
assessment of the principal and i
ermerging risks facing the Company.

including those that would threaten its |
business madel, future performance,
solvency or liquidity, was carried out
during the year taking into account the
evolving Covid-19 risk and the economic
and political enviranment.

In accordance with cur risk management

process, Covid-1% is viewed as an

overarching nsk rather than a single

principal risk. It has had a material

negative impact on our business, in

particular resulting in reduced rent

collection in cur Retail business, an

incraase in failures amaongst cur retailer '
customer base and recuced physizal



occupancy at our office-led assets.
Changes in Gavernment regulation and
intervention in leasing contracts have
occurred which also present a risk toc our
business, such as the rent moratorium.
The impact of the pandemic continues
to evolve and affect our entire risk
landscape. We have incorporated
commentary inte each principal risk
las set out on pages 82-87) which

we continue to ackively momitor.

Qur current assessment is that the
majority of our princtpal risks we flagged
as elevated last year remain heightened.

While the goed pregress on the
vaccination programme and roadmap
out of lockdown provides optimism,

the trajectory of the pandermic is highly
uncertain with risks from future variants
and thus it is too early to conclude that
the risks to our business have reduced.
Albeit, the risks to Economic Qutlook and
Investrent Markeis have reduced from
the elevated levels immediately atter
the outset of the pandemic, whilst the
risks to our Development Strategy and
Feople, have increzsed. See Rigk

heat map below,

We have also added one principal risk

as a standalone risk being Environmental
Sustainability in light of the significance
to the business and our customers; and
the external aspects of climate risks are
incorporated within our catastrophic
business event and pelitical and
regulatory risks

The principal risks are summarisad
below and detailed overleaf, including
an assessment of the potential impact
and bikelihood and how the risks have
changed in the year, together with
how they relate to our priorities

Our risk assessment

Related

Principal risk priofity

Change
year on
year

Risk heat map

External risks

E Economic outlook

o000

4
[

E Polilical and regulatory oullook

ololole;

Otfice invesiment market O

@)

Retail investment market

ole;

Qffice occupter market

0O O

Slelett

Retail occupier market

QO

El Availability and cost
of finance

Q000

T

]z' Catastrophic business event

0000

g

Internal risks - strategic

Investment strategy

0000

Develapment sirategy

0000

E‘ Capital structure

QOO0

Finance strategy

0000

@ Environmental suslainability

0000

Ot|z|—» e

{nternal risks - operational

El People

OO0

Likelihood

Impact

~
[

@ Income sustainability

0000

I

Other Group risks

Key

Our priorities

(O Realising the potential of
our Campuses

(O Progressing vatue
accretive development

(O Targeting the appertunitias
in Relail & Fullilment

(O Active capital recycling

T increase

J. Decrease

O New risk

In addtion ta our principal risks, there are also a number of other
risks that are largely operational in nature and are managed
centrally with appropriate processes and mitigabon plans in place.

Change year on year
<> Nochange

These risks comprise:

reliance on third parties
B. Culture

C. Information systemns and

cyber secunity

A Operating model including

D. Effective control envircnment
E. Fraud and corruption
F. Compliance and

legal framework
G. Supply chain management
H. Health and Safety

Nate: The above illusirates principal risks which by their nature are those which have the poiential to signilicantly impact the Group’s siralegic objectives, financial
position or reputation. The heat mag highlights nel risk, after 1aking accownt of principal mitigations The arrow shows the mevement from the 2020 point
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PRINCIPAL RISKS

External risks

Risks and impacts

How we monitar and manage the risk

Change in risk assessment in year

(] Economic outlook

The UK econamic climate presents
risks and opportunities in property
and financing markets and io the
businesses of our custamers
which can impact both the
detivery of gur strategy and

our financiai perfarmance.

The Risk Commiltee reviews guarterly the
ecenamic environmenl in which we operale

to assess whether changes to 1he econamic
outlook juslily a reassessment of the risk
appetite of the busiress

Key indicalors including ferecast GOP growth,
employment rales, business and Consumer
cenfidence, interest rates and inflaiion/deflation
are considered. as weil as cenltral bank guidanca
and government policy updates.

We siress lest our business plan against

& downturn in economic outlook 16 ensure

our financial position «s sufficiently lNexible

and resilient

Our business model focuses on a high guality
portlolic underpinned by our balance sheel

and financial strength.

L -

The Cowid- 1% pandemic has brought substantial
economic gontraclion, wath the UK s GDP falling
%.9% for the calendar year 2020, severely
imnpacting bolh our markets and the

businesses of our customers.

The combinalion of strang Government spending
lin particular the Job Retention Schermel, low
inflalivn and low interest rales helped mitigate
some of the impaci of Covid-19.

- Econemic growth is expected ta bounce back

retatively quickly as restriciions ease and

the Government has set out a four-stage
roadmap wilh a view Lo Lfuing ali restrictions

by Z§ June 2071

Qverall, the risk 1o the economic outlock has
slighily reduced from Lhe elevaled level last year,
in view of the gaad pragress with the vaccination
programme and the ecanomy is on track far full
reopening in June. Albeii, the trajectery of the
pandemic remains a key area of uncertainty

and any significant re-emergence of Covid-1%

or new varianis could result in the imposition of
restrictions and further ecenomic damage and
there are alse concerns thatinflation may rise.
The Board and exgculive leam have taken
apgrapriale action to help us nawigale tha near
lerm challenges and determine the longer lerm
strategic direction of the business focused on
lour prigrilies.

Political and regulatory outlaok

Signilicant political events and
regulatory changes, including the
UK's decision 1o leave the EU, and
Governmaent policy response to the
pandemic, bring risks principally in
four areas;
- reluclance ol investors ang
businesses lo make investment
and occupaional decisions whilst
the oulcome remains uncertain
tha impact on the case for investment
in the UK, ang on specific policies and
regulation introduced. particularly
those which directly impacl real
estate or our cuslomers
the patential tar a change of
teadership or politicat direct.on
- theimpact on the businesses

of our accupiers as well as our

own business

1]

Whils! we cannel influence the ovtcome ot
significant political events, we do take the
uncertainly relaled to such events and the range
of possible ouicames inta account whan making
strategic investment and financing decisions.
tnternally we review and maonitor proposals

and errerging policy and \egislation to ensure
that we take the necessary steps to ensure
compliarce.  applicable Addiwanally. we
engage public affars consuliants 1o ensure that
we are properly brisfed on the potential policy
and ragulatory implcations aof politicat evenis.
We also monitor public trust in business.
Where appropriate, we act with other industry
parucipants and representative bodies 1o
contribute Lo palicy and regulatory debate.

We monitor and respond 1o sacial and polilical
reputational challenges retevant to the indusiry
and apply our own evidence-based research to
engage in thought (eadersiup discussions, such
as with Design far Lue

>

L

The poliucat risk outloak remains high dictated
Ly the national and global response 1o Covid- #9
Furtharmaore, the global geopelitical and trade
environments ramain uncertain.

While the UK managed to secure a deal with

the EU, avoiding major disruplion te trade, the
tealities of the new trading relatienship are
expecied to dampen egonarmic growth in the
shorl term. Alse, further uncerianty remams
unul the agreament in respect of linancial
services (s finalised

Changes in Government regulation and
intervenuen in leasing contracis have occurred,
which have presented a risk to our business,
such as the rent moratorium. Alse, the very
recent court decisions on CVAs and Restructuring
Plans have clarified the methods eccupiers gan
use {0 adversely alter their rental and other
abligations to property owners Thare 15 alse
increased poteniiat for tax rises or businesses
We conunue lo regularly monitor proposed and
actual changes in legislaticn and regulations and
with the help of professicnal bodies 1f possitle,
mitigate the risks 10 our business. Ouring the
year we have engaged wilth the Briush Property
Federalion in their response ta the Governmenl's
call for evidence on how ta address the impact af
Covid- 1% an commercial rents.

Key

Change in risk assessment from last year

T Increase
&> Nochange
J, Detrease
O New risk

82
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External risks

How we monitor and manage the risk

Risks and impacts

Change in risk assessment in year

Commercial property investor demand

Reduction in investor
demand for UK real
estate may resultin
falls in asset valuations
and could arise from
variations in:

- the heallh of the

UK economy

the atiractiveness of
investrnenl in the UK
availabitity of finance
relative attractiveness
of other assel classes

1

- The Risk Committee reviews the property .

market quarterly to assess whether any
changes ta the market outtook present
risks and opportunities which should be
reflected in the execution of aur strategy
angd our capital allocation plan. The
Committee considers indicalers such as
the margin between property yields and
barrowing costs and properly capital
growth forecasts, which are considered
alongside the Committee members’
knowledge and experience of market
activity and trends.

We focus on prime assets and sectors
which we helieve will be less susceplible
over the medium term to a reduclion in
occugier and investar demand.

We maintain strong relationships with
agents and direct investors active in

the market,

We stress test our busingss plan for

the elfect of a change in praperty yields,

2

Lenden Offices

‘Whilst the London investment markel was understandably subdued
in the period foliowing the iniiial outbreak of Covig-19, in the secand
half of the year, overseas investars have shown an increased
readiness 1o lock through the pandemic and invest in prime
London offices, and thus this risk has reduced. The final

guarter of calendar year 2020 saw c.£5bn of transactions.

Whilst the reintroduction of ravel restrictions during the third
lockdown in January 2621 impacted aclivity in Lhe last quarter,
transaclion volumes are expected to pick up as restrictions are
lified, particularly in the context of low interest rates. The London
OHice investment markel is expected to remain attraciive globally
given ils transparency, liquidily and ils yield differential

Thes year, henefitling from 1he resitient office investment market,
we made bimely sales of £643m of standatone office buildings.

Retail

The retail investment market was significanily weaker, refiecling
chailenges in the occupational market, resulting in yield expansion
particularly in the first hall of the year.

There has been limited Lgwdity and 1ack of transactional evidence,
particularly for shopping cenires, where lol sizes are typically larger,
and conhidence weakened through the pandemic. However, senliment
has improved in retall parks, which have weathered the pandemic
belter and where invesiment activity has picked up with £1.7bn of
transactions in the year, stighlly lowering this risk to our business.

In particular, the market for assets which are small to medium in lot
stze. with secure, sustainable inceme streams, has seen more activity.
This year, benefitting fram packels of demand in the retail investment
market, we have sold £556m of retail assets focused on slandalone
units and superstores where we have limited potential Lo drive value
through asset management.

] oceupier demand and tenant default

Underlying income,
rental growth and capital
perfermance could be
adversely alfected by
weakening occupier
demand and occupier
failures resulting from
variations in the health
ot the UK economy

and cerresponding
weakening of consumer
confidence, business
activity and investment.
Changing consumer

and husiness praclices
including the growth

of internet relailing,
llexibte working practices
lincluding more working
from herme) and demand
far energy efficient
buildings, new
technolagies, new
legislation and alternative
tacations may resullin
earlier than anticipaled
obsolescence of qur
buildings if evolving
occupier and regulatory

requirements are nol met.

Some or all of these
trends could be
acceleraled by

the pandemic.

The Risk Committee reviews indicaters
of occupier demand quarierly including
consumer conflidence surveys and
employment and ERV growth forecasts,
atongside Lhe Committee members’
knowledge and experience of accupier
plans, trading perfarmance and leasing
activity in guiding executicn of our sirategy.
We have a high quality, diversified cccupier
base and manitor concentralion of
exposure to individual occupiers or
seclors. We perform rigorous occupier
covenant checks ahead of approving
deals and on an angoing basis so thal wa
can be proactive in managing exposure
10 weaker occupiers,

Through eur Key Occupier Account
programme, we work together with

our customers to find ways to best

meel their evolving requirements.

Our Sustainability Strategy links action
on customer wellbeing, energy efficiency,
community and sustainable design to

our husiness strategy. Our social and
environmental targets enhance our
cusiomer oifer; for example, all our new
developments are net zecc carbon and
we facilitate customer networks and
lecal partnerships on all cur campuses,

Lendon Otfices

The Covid - 19 pandemic affected (easing activily which 1s significantly
down as businesses focused on near term operational challenges
and postponed decisions on new space, and will undoubtedly
cause many businesses fo consides how e use Lheir offices

most produclively and safely gaing forward As a result, the lype of
space businesses need will evolve, and this risk remains elevated.
Across the market, prime headline rents have generally been flat,
albeil en low valumes and incentives have increased Tne vacancy
rate rose to 8.8% from 4 3% a year ago. but secondhand space
accounts for maost of the supply with tenant-led space an
increasingly significant component

Ceowd-19 has acceleraled a focus on guality space, with eccupiers
increasingly lccused on the best space for their business, their
peaple and the environment. We are seeing encouraging interest in
new space, parlicularly irom businesses with requirerments two to
three years in the future for modern, high quality and sustainable
space which supperts more hybrid ways of working.

Retail

Covid- 19 has had a significanl impact on retail, which was already
facing structural challerges as a result of the growlh of online,

The risks to the retail occupaiional market have remained high in

the near term; and have played out in several ways. including reat
reductions, rent deferments and non-payment, byt also an intrease
in retailers entering CVAs or administrations. We had elevated this
risk last year in response to Covid- 19 and this risk remains heighiened.
Stronger retailers are increasingly fecused on how best Lo align their
models to the growth of enline: this has included a growing interest
in retail parks which are more affordable and can support an online
strategy through check & collect.

Our priority has been an keeping our centres full of the right mix

of retailers who are additive 10 our places. We are pragmatic and
proactive in our agproach, working with successful, financially sirong
retailers to ensure leasing structures are appropriate and deliver
sustainable cash flows. At times, this has meanl accepling rents
which are below previous passing rents, bul are more appropriale

in the current environment and sustainable tanger term,
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PRINCIPAL RISKS continued

External risks

Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

Availability and cost of finance
Reduced availahbility of finance may

real estate.

- Market borrowing rates and real estate debt &3 - Markets were adversely affected globaliy
adversely impact ability to relinance availability are manitored by the Risk Commities by the Covid-19 outbreak, Governments
debt and/or drive up cost. These guarterly and reviewed regularly in order to and cent-al banks respondad with sigruficant
market factors may alse result guide cur financing actions in executing interest rate cuts ito all-ume lowsl and
in weaker investor demand for our sirategy economic siimulus packages ta offset
- We mantter our projected LTV znd our debl the effects and support economies.
Regulation and capital ¢asts of requirements using several internally generated - Inthe UK, lenders appetite and support varies
lenders may increase cost of linance, reports focused on borrowing levels, debt in different debt markels. Strength ol sponsar
as could increased nsk in terms of maturity, available facitities and interest and guality of property remain key factors
ecanamic gutlock. rate exposure - Availability of finance for retail assets significanily
- Should inflationary pressure result inincreased reduced, but there is mare support for logistics,
interes( rates, funding cosis may increase. ofifices and build to rent residendal. fniat LTVs
We have inleres) rate hedging on 78% of reduced and margins increased throughout 2020;
our projected debt on average over the however, averall cosls of {inance remain low
next five years. reflecting low market interest rates.
- We maintain good tang term re.ationships with - British Land maintains good access 1o ts
our key linancing pastners primary sources of funds in the unsecured
- The scale and qually of our business enable us markets. gwen our ‘A’ ¢redit raiing, as well as
o access a diverse range of sources of finance Lo secured markets lor joint venlures and funds.
with a spread al repayment dates. We aim and the risk ta our business in this respect has
always to have a significant level of undrawn, remained broadly stable
committed, ursecured revolving facilities to
ensure we have adequate hinancing avaiable to
support busingss requirements and opportonities.
- We waork with industry badies and other relevant
organisations lo participale in debale on
amerqing finance regulations where aur
iferests and those of our industry are affected.
E] Catastrophic business event
An external event such as a civil - We maintaln a gomprehensive crisis response &> - Thisrisk was increased last year [and remains

emergency, including a large-scale
terrarist altack, cylercrime, pandentic
disease, extreme weather occurrence,
environmental disaster or power
shortage, could severely disrupt
global markets lincluding property
and finance] and cause significant
damage and disruption to British
Land’s partfolio, operations,
custamers and people.

plan across all business units as well as a
head office business ccntinuity plan,

- The Risk Commitiee moniters the Home Oflice
terrorism threat level, and we have access to
security Lhreat nformation services

- Assel emergency procedures are reguiarly

reviewed, and scenaria tested, Physical

securily measures are in place at properiies
and development siles.

Our Sustainabitity Committea continues to

monitar enviranmenial risks and we have

established a TCFD Sleering Commintiee

to review 6ur management processes for

climate-relaled risks and opportunilies

Assel risk assessments are carried oul ta

assess arange of nsks including securty,

flood, enviranmental and health and satety.

- We have implamented cerporale ¢yber secunly

systems. governance and processes which are

supplemented by in¢ident managemenl. disaster
racovery and busiress continuity plans, all of
which gre regqularly reviewed to be able ta
respond lo cranges in the threat landscape

and orgamisational reguirements,

We also have appropriate insurancen place

3cross the portiolia for physical damage

elevated| as the Group 5 operations have been
severely tmpacted n the yaar oy the Covid- 17
pandemic. Qur core criss management team
overseen by the Execulive Commuttes co-ordinated
lhe Group’s operational respanse to the panderiz.
including managing communications with
stakeholders and implementing health and
safely procedures Also, this involved managing
the various lockdawn restrictians which closed
aon-gssentat retasl across our portiolio and
required measures o be implemented to allow
occupiers 1o conbinu? Lo use their offices.
Terrerism and social unrest remain a threat
and our €risis management team have regular
traiming ang carry out mock incidents to test
processes and procedures.

The wader use and enhancement of digitat
technolegy across the Group increases the risks
asscctal ed with information and cyber securdy,
with an increasing nisk from legacy system
vulnerabilities. socral engireering and phishing.
In the wider markel, lhere has been an increase
in cyber aitacks being perpetraled and in
response we have further enhanced aur sequriy
position and controls In addition, all staff
continue to undertake mandalory cyber security
awareness training. During the year, we have
eslablished an InfoSec Commiltee reporting te
the Risk Commutee which will pversee turther
2nhancing aur ¢yber security and iTinfrastructure
and review ang improve our key IT controts

Key

Change in risk assessment from l