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W H O  W E  A R E  

The Crown Estate 
is a unique business 
with a diverse 
portfolio that stretches 
across the country. 

As active owners and managers of 
land and seabed, around England, 
Wales and Northern Ireland, 
we seek to leverage our scale 
and convening power to make a 
meaningful difference. This mandate 
is captured through our new purpose, 
‘to create lasting and shared 
prosperity for the nation.’ 

Our purpose is guiding our ambitious 
new strategy which establishes 
the broad impact we want to have, 
ultimately delivering a combination 
of financial, environmental 
and social value for our stakeholders. 

The Crown Estate Act of 1961 
established us as an independent 
commercial business and over the 
last 10 years we have generated 
£3.0 billion for the benefit of the 
nation’s finances. 

O U R  G R O U P  

Over the last financial year, the 
pandemic has continued to test 
the resilience of our business and 
accelerated the pace of change. 
During this period we have worked 
increasingly closely with our broad 
range of customers and in particular 
those most in need of our support. 
COVID-19 is one of several factors 
impacting our business, which in turn 
have informed the strategic review 
undertaken over the last year. This 
includes the restructuring of our 
business from 1 April 2021 into a 
single Group comprising four Strategic 
Business Units: London, Regional, 
Marine and Windsor & Rural alongside 
a number of Group functions such 
as Customer, Digital, Innovation and 
Sustainability. By operating as a Group 
we can leverage our scale and national 
footprint to create value beyond the 
sum of our parts. 

L O N D O N  
With a portfolio spanning 10 million sq ft, we are 
one of the West End’s largest property owners. 
Comprising Regent Street and around half of 
St James’s, our offer extends across the workplace, 
retail, dining, leisure and residential sectors. 
Our challenge is to become an urban renewal leader 
and support the rebuild of London post COVID-19, 
to ensure it maintains its relevance as a global city. 

M A R I N E  
As the manager of the seabed, and half the 
foreshore, around England, Wales and Northern 
Ireland, we play a key role in enabling the 
UK’s offshore wind industry, and facilitate 
the development of sectors such as cables, 
pipelines, CO2 storage, and marine aggregates. 
We work in partnership with our customers and 
stakeholders to help the country optimise the 
economic, environmental and social potential of 
the marine environment, supporting its long-term 
sustainable development. 

R E G I O N A L* 
Our Regional portfolio has a broad range of assets 
that includes retail and leisure destinations, as well 
as industrial and business parks. We also have a 
significant holding of mixed-use and strategic land 
opportunities. Our focus is on supporting economic 
development through reshaping and activating our 
portfolio for the long term. 

W I N D S O R  &  R U R A L* 
The Windsor Estate extends to over 
16,000 acres and is a working rural estate 
including forestry, horticulture, tourism, 
residential and commercial property activities. 
We also hold over 125,000 acres of farmland 
across England, and more than 50,000 acres of 
upland and Commons interests across Wales and 
Cumbria. We are reviewing our rural holdings to 
assess both its potential for broader value and as 
an opportunity for environmental and ecological 
best practice. 

*In this year’s Annual Report our rural 
holdings are reported as part of 
Regional, reflecting the organisational 
structure in the year under review. 
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O U R  Y E A R  I N  N U M B E R S  

Financial, environmental and social highlights 
for the year ended 31 March 2021 

F I N A N C I A L  

Net revenue profit (£m) 

269.3 
Net assets (£bn) 

15.2 
Total property value (£bn) 

14.4 
Total return* (percentage points) 
Outperformance of our MSCI benchmark 
on an annualised three-year rolling basis. 

5.7 
316.7 

16/17 17/18 18/19 19/20 20/21 

329.4 
343.5 345.0 

269.3 
13.1 

14.1 14.3 14.1 
15.2 

16/17 17/18 18/19 19/20 20/21 

12.4 
13.3 13.5 13.4 

14.4 

16/17 17/18 18/19 19/20 20/21 

2.5 
2.8 

2.4 

1.8 

5.7** 

16/17 17/18 18/19 19/20 20/21 

*As previously reported 
**Includes impact of Offshore Wind Leasing 

Round 4 

Revenue by portfolio 2020/21 

£486.9m 
-6.3% (2019/20: £519.4m) 
Portfolio Revenue* % of whole 
London £228.1m 46.8 
Regional £125.5m 25.8 
Marine £120.8m 24.8 
Windsor Estate £12.5m 2.6 
Total £486.9m 100.0 

Property value by portfolio 2020/21 

£14.4bn 
+7.5% (2019/20: £13.4bn) 
Portfolio Value % of whole 
London £7.7bn 53.4 
Regional £2.3bn 16.0 
Marine £4.1bn 28.5 
Windsor Estate £0.3bn 2.1 
Total £14.4bn 100.0 

E N V I R O N M E N T A L  
Year-on-year reduction in 
carbon emissions intensity 

34% 
(2019/20: baseline year) 

Cumulative operational 
offshore wind capacity 

9.61GW 
(2019/20: 9.31GW)

S O C I A L  
Customer satisfaction rating 

86% 
(2019/20: 83%) 

Employee engagement 
‘Great place to work’ score 

84% 
(2019/20: 86%) 

Carbon emissions avoided 
as a result of offshore wind 
renewable energy generated 

14.1m tCO2 
(2019/20: 13.1m tCO2) 

Operational waste recycled 

73% 
(2019/20: 55%) 

Outperformance of our Health 
and Safety Incident Severity 
Score target 

19% 
(2019/20: -31%) 

Number of unemployed people 
gaining employment through 
our Recruit Regional programme 

88 
(2019/20: 154) 

The Crown Estate
A year in review 2020/21

*Excludes service charge income of £33.9m (2019/20: £44.1m) 
Independent limited assurance (see inside front cover) 

Note: All financial figures are presented on a proportionally consolidated basis. Balance sheet-related items are as at 31 March of each year. 
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C H I E F  E X E C U T I V E ’ S  R E V I E W  

Dan Labbad 
Chief Executive 

A pivotal year 
“I hope that when we look back at this time it will be seen 

as a pivotal moment. One where we took the time and 
care to understand the needs of the world around us 
and the unique contribution we could make.” 

Dominated by COVID-19, 
this past year has continued 
to test our individual 
and collective resilience. 
While we hope that we are 
now beginning to enter 
a new phase with fewer 
restrictions, we are deeply 
aware that there is no 
‘return to normal’. 

Alongside the ongoing challenges of 
managing the pandemic, COVID-19 has 
accelerated or thrown into sharper focus 
longer-term trends, including technological 
disruption, accelerating consumer demand, 
innovation, socio-economic inequality and 
climate change. It is clear that an increased 
level of uncertainty and instability is here 
to stay. 

The health, safety and wellbeing of people 
has continued to be at the heart of our 
COVID-19 response. Alongside this, 
supporting our customers – especially 
in retail, leisure and dining – who have 
experienced severe operational and 
economic challenges, has been another 
key focus of the year. As a result, 
recognising our interdependence, we have 
worked more closely with our customers 
than ever before, seeking to help those 
businesses where we can make the 
most meaningful difference. 

This is a selection 
of extracts from the 
Chief Executive’s 
review in our full 
2020/21 Annual Report 
and Accounts. 
Read the full version at: 
thecrownestate.co.uk/
Annual-Report-2021 

Our purpose and strategy 
At the beginning of 2020 we began a 
deep review of our purpose and strategy 
to respond to the longer-term trends 
impacting our business and ensure that 
we could better adapt to ongoing change. 
This recognised that the same things that 
had underpinned our achievements to 
date would not be the things that ensured 
our success for the future. In fact, without 
deep and wide-ranging change, parts of 
our portfolio would risk obsolescence, 
high volatility and a muted forecast for 
growth. We would also risk undermining 
trust and legitimacy with our customers 
and stakeholders. 

In summary, by working together with our 
stakeholders we will harness the powerful 
attributes that are unique to our business, 
rising to the challenges and opportunities 
before us to ensure we deliver broader 
social, environmental and financial value 
for our customers, stakeholders and the 
nation, wherever we operate, for many 
years to come. 

This mandate is encapsulated through our 
new purpose, ‘to create lasting and shared 
prosperity for the nation’. This will be our 
‘north star’ for the years to come and is 
guiding our ambitious new strategy which 
will continue to evolve as required and see 
us drive fundamental change in the way 
we operate to galvanise our impact around 
three key areas: 

– Being a leader in supporting the UK 
towards a net zero carbon future 

– Helping to create thriving communities 
and renewing urban centres in London 
and across the UK 

– Taking a leading role in stewarding 
the UK’s natural environment 
and biodiversity. 

Through a relentless focus on our 
customers, we will reset the way we 
work to deliver impactful outcomes for 
them – particularly based on deep insight, 
enhancing our digital capabilities and 
building strong relationships at all levels. 
This means in addition to getting the 
basics right, we will empower our people 
to innovate to deliver new products and 
services that enhance productivity, 
meet changing demands and evolve 
with our customers. This approach will 
help customers achieve success, at the 
same time as enabling us to strive for 
equality of outcomes and opportunities 
as we create value for the communities 
in which we operate. 
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To enable this, we are reshaping how 
we organise ourselves. Central to this 
is operating as a single Group business, 
comprising four Strategic Business 
Units: London, Regional, Marine and 
Windsor & Rural. As well as reviewing 
our systems and processes, we are 
undertaking a restructure across 
much of the business to improve our 
ways of working and bring in new skills 
and capabilities. 

All of this is underpinned by our values, 
which we have evolved to help bring our 
purpose to life through our actions and 
behaviours, setting out what our customers 
and stakeholders can expect from us. 
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Read more about our 
purpose and strategy in our 
Integrated Annual Report 
and Accounts 2020/21 
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Our performance 
For the financial year 2020/21, we made 
a net revenue profit of £269.3 million 
which, as expected, represents a 21.9% 
decline on 2019/20. This means our 
average growth on a three year rolling basis 
has declined by 6.5%, 10.5 percentage 
points below our target of 4% growth. 

We announced the outcome of the 
Offshore Wind Leasing Round 4 (Round 4) 
bidding process earlier this year, (read more 
on pages 31 and 37 of the full 2020/21 
Annual Report), and as a result are now 
holding £879 million of customers’ cash 
deposits – equivalent to one year’s option 
fee income. We will begin to recognise this 
income when our customers take up their 
options, which is predicated on successful 
Habitats Regulations Assessment approval 
– a process that is expected to take around 
one to two years. We have attributed a 
value to Round 4 for the first time this 
year, which has caused our capital value 
to increase at a time when commercial 
property values have been falling. 

The value of our total portfolio has 
increased from £13.4 billion to £14.4 billion 
a 7.5% increase. Our 12-month total return 
is 11.9%, outperforming our annual MSCI 
bespoke total return of -2.9%. On a 
three-year rolling basis, it is 6.0% against 
our MSCI bespoke benchmark of 0.3%. 
If we exclude the impact of Round 4 our 
12-month total return would have been 
-3.2%, 0.3 percentage points below the 
annual MSCI bespoke benchmark. 

This £1.0 billion increase in assets is driven 
by two primary events. Our Marine portfolio 
has increased in value by £2.1 billion 
primarily as a result of valuing Round 4 
for the first time. The relatively modest 
valuation in relation to the option fee 
income reflects cautious assumptions 
around future cash flows, which may 
manifest through increased volatility 
in future income and capital values. 
Offsetting this is a £1.1 billion decrease in 
capital values, predominantly as a result of 
the performance of our retail assets across 
our London and Regional portfolios, as 
the pandemic has accelerated structural 
trends in these markets. Uncertainty in the 
occupational markets going forward may 
introduce further volatility into both our 
income statement and capital values, at 
least in the short term. 
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Read more about our 
performance in our 
Integrated Annual Report 
and Accounts 2020/21 

Our net zero ambition 
The pandemic has taught us that stability 
is precious. And nothing threatens that 
more than climate change. As a generation, 
we are fortunate enough to still have the 
opportunity to mitigate the impacts of 
climate change on our collective future, 
and we therefore have to act and lean 
into this challenge. 

In December 2020, we outlined our 
commitment to become a net zero 
business by aligning to the 1.5°C goal of 
the Paris Climate Agreement, with a target 
to become a net zero carbon business 
by 2030, and climate positive thereafter. 

Alongside decarbonising our property 
portfolio and looking at how we can better 
utilise our extensive land interests, we are 
also seeking solutions to restore the natural 
world by providing and protecting habitats. 
This is especially important given our dual 
role on and offshore. 

While this will be far from easy, we are 
holding ourselves to account to ensure 
we turn over every stone and relentlessly 
use our business and influence to give 
ourselves the best possible chance to 
achieve this ambitious target. Our strategic 
review has enabled us to weave this 
commitment through everything we 
do. This challenge is a collective one 
and working with others to find creative 
solutions will be integral to our response. 

9  
Read more about our 
net zero ambition in our 
Integrated Annual Report 
and Accounts 2020/21 

 

Conclusion 
I hope that when we look back at this time 
in the decades to come it will be seen as 
a pivotal moment for The Crown Estate. 
One where we took the time and care 
to understand the needs of the world 
around us and the unique contribution we 
could make. 

If the last year has taught us anything, 
it’s that challenge and uncertainty are the 
new normal. As we move forward aligned 
to our new purpose, we take strength 
from our deep foundations rooted in a rich 
history, backed up by a diverse portfolio, 
strong capital base and wealth of talent 
across the business along with the 
wide-ranging community of stakeholders 
we have the opportunity to work with. 
The Crown Estate is unique, and it is our 
long-standing ethos of purpose and service 
that knits the organisation together across 
its full breadth of activity. This position 
of strength is both a privilege and a huge 
opportunity. It is our duty to seize this and 
play our part in creating lasting and shared 
prosperity for our customers, the nation 
and future generations. 
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O U R  G R O U P  S T R A T E G Y  

An ambitious new strategy 
that is responsive to the 
changing market 

The case for 
change 

The world around us continues to change rapidly – the impact 
of technology, digital disruption, economic inequality, changing 
consumer behaviour, and the dual threats of climate change 
and biodiversity loss – are all having a profound impact 
on us, our customers and society. COVID-19 has served to 
amplify these changes, read more in Our changing markets 
on pages 10-11 of the full 2020/21 Annual Report. 

Creating 
holistic value 

Over the course of the last year, alongside redefining our purpose, 
to create lasting and shared prosperity for the nation, and values 
(see pages 4-5 of the full 2020/21 Annual Report), we have 
undertaken a comprehensive strategic review. 
We have set out an ambitious new Group strategy that is 
responsive to the changing external environment, builds on our 
unique offer, and establishes the broad financial, environmental 
and social impact we want to have (read more on pages 7-8 of this 
document). Its principles are set out below and over the coming 
year we will define a set of key performance indicators to measure 
our success in its delivery. 

Drawing on 
what makes 
us unique 

We know we are best placed to create value by building on 
what makes us unique. We will draw on these attributes to 
drive opportunities to create broad value across our operations. 
As a commercial entity sitting between the Sovereign and 
the Treasury, we have a unique status which creates valuable 
differentiators. These are: 

Trusted brand 
and reputation 

Independence 
and simplicity 
of role 

Power to 
convene 
and catalyse 

Our ownership Long-term view 
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We will focus our strategy on serving 
national needs where we see a role for 
us and clear positive momentum 

Each of our Strategic Business Units has a new and 
ambitious role to play in delivering our Group strategy. 

 1 Read more about our Group in 
our Integrated Annual Report 
and Accounts 2020/21

Be a leader in supporting 
the UK towards a net zero 
carbon future 

– Align our business to a 
zero carbon trajectory and 
decarbonise our portfolios 

– Maximise the UK’s 
opportunity offshore 
through enhancing 
our marine resource 
management role and work 
with stakeholders to develop 
a net zero roadmap offshore 

– Support the adoption 
and scale-up of net zero 
technologies such as 
offshore wind and the growth 
of green supply chains. 

□□ 
□□ 
□□ 

~

Help create thriving 
communities and renew 
urban centres in London 
and across the UK 

– Identify potential 
partnerships to help 
create urban centres 
and communities that 
are diverse, sustainable 
and inclusive 

– Invest in and activate 
industries and supply 
chains where we operate 

– Help renew London’s 
iconic centre and support 
the changing needs of its 
population and visitors 

– Provide economic 
opportunities and promote 
education, training and 
skills through our activities. 

Take a leading role 
in stewarding the 
UK’s natural environment 
and biodiversity 

– Create sustainable solutions 
in areas of potential stress, 
such as the seabed 

– Innovate and educate using 
our unique holdings and 
relationships, bringing best 
practice to our portfolio 
and beyond 

– Redefine best practice 
in biodiversity for urban 
development and renewal. 

Aligned with our values, across all of our activities, we will strive for equality of outcomes. 
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O U R  B U S I N E S S  M O D E L  

Our business model articulates how 
we deliver our strategy, setting out 
what we do to create value 

W H A T  W E  R E L Y  O N  

We have identified five different resources and 
relationships which we draw on to create value. 
We rely on these as vital inputs into our business 
model and are constantly transforming them 
through our activities. 

Financial 
resources 

Physical 
resources 

Natural resources 

Our people Our customers, 
partners & 
stakeholders 

W H A T  W E  D O  

We are active owners and managers of land 
and seabed around England, Wales and 
Northern Ireland. 

We use our 
scale and unique 
capabilities to 
drive impact 
across the UK 

We have a diverse portfolio but operate as 
one business. We take a long-term perspective, 
drawing on our uniqueness, our relationships and 
the breadth and scale of our holdings to create 
enduring social, environmental and financial value 
for our customers, stakeholders and the country. 

We optimise 
the use of 
our capital 

Through careful and agile management, we look to 
optimise the use of capital across all of our business 
units. We drive value through long-term investment 
– into our places, destinations, new acquisitions and 
development pipeline or to enable and accelerate 
activity in our Marine business. We source capital 
through divestment and partnerships to fund our 
strategy and scale our impact. 

We deliver 
value for our 
customers 

Customers are at the heart of everything we do. 
By aligning our goals with theirs, it sets them on a 
path to success while putting us in the best possible 
position to maximise long-term value creation. 
Whether that is facilitating a pipeline of offshore 
renewable energy, or supporting our customers 
as they recover from the pandemic. 

We use our 
scale and 
relationships 
to drive 
outcomes 

We draw on our brand, relationships and track 
record to convene partners and stakeholders 
around common issues, looking to catalyse activity 
in our places, communities and core markets and 
create a greater overall impact. 

We drive 
value through 
digital 

We are taking a digital first approach, investing 
in data and technology to improve productivity 
and create value, developing new digital services 
and a differentiated offer for our customers. 

The Crown Estate
A year in review 2020/21
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T H E  V A L U E  W E  C R E A T E  

Over the last year we have begun to develop a 
new framework which allows us to set out and 
measure the direct financial, environmental and 
social value we wish to create, alongside the wider 
value we can enable, in pursuit of our purpose: 
our Value Creation Framework. 

We will be using emerging ESG (Environmental, 
Social and Governance) best practice to validate 
the measures that we will be reporting against. 
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An aspiration to more effectively 
balance short- and long-term 

financial value, delivering returns 
today while also creating value 

for future generations. 

Our strategy is committed 
to helping tackle the global 

climate and biodiversity 
crises by creating greener, 

healthier and more 
sustainable places. 

Through tackling 
inequalities and creating  
inclusive opportunities 

and outcomes we will play 
a positive role for our 

stakeholders. 

Our 
purpose 
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ENABLED VALUE 

e we enable through our activity, for example new jobs cre
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industry To create 
lasting and 
shared 
prosperity 
for the 
nation 

Read more in 
Our purpose 
on pages 4-5 
of our full 2020/21 
Annual Report 
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F I N D  O U T  M O R E

This document contains extracts from The Crown Estate’s 
Annual Report 2020/21. You can find the full report at: 
thecrownestate.co.uk/Annual-Report-2021, with links 
to some of the key sections below.

B U S I N E S S  R E V I E W S

M A R I N E

Marine
We manage the seabed and about half the foreshore 
around England, Wales and Northern Ireland, 
working alongside customers and stakeholders 
to unlock its potential and to support its long-term 
sustainable development.

This means identifying space for future 
offshore wind, noting areas and habitats 
to protect in line with environmental 
regulation, identifying locations for 
potential CO2 storage reservoirs, and 
other parts of the seabed as key resource 
areas for minerals and aggregates. In a 
busier world it gets ever more important 
to plan ahead.

The development of Round 4 – our first 
major new offshore wind leasing round 
in a decade – underscores the value of 
the seabed and the part it has to play in 
reaching the Climate Change Committee’s 
target for the UK to generate about 
100GW from offshore wind by 2050. 
In support of this we published a technical 
study in December 2020 – Broad Horizons, 
with an initial analysis of where on the 
seabed it is technically and environmentally 
viable to develop offshore wind. The report 
can be viewed online at: thecrownestate.
co.uk/Broad-Horizons

Offshore Wind Leasing Round 4
During 2019, following 18 months of 
market and stakeholder engagement, 
we launched an innovative leasing process 
to award new offshore wind development 
rights in support of government targets 
for 2030 and beyond. In February 2021, 
six projects were selected through the 
competitive tender. The provisional 
outcome of Round 4 provides the potential 
for up to 8GW of capacity, good diversity of 
location on both the east and west coasts, 
and a strong field of developers with both 
new entrants and incumbents.

We provide seabed rights and facilitate 
the development of sectors such as 
cables, pipelines, CO2 storage, and 
marine aggregates and play a key role in 
enabling the growth of the UK’s offshore 
wind industry.

Demand for seabed space has never 
been greater, driven by both the urgent 
need to progress the UK’s net zero 
energy transition through technologies 
like offshore wind, as well as the 
continued demand from other market 
sectors, all set against the need to protect 
marine life. And we are evolving our role 
offshore accordingly, taking a greater 
coordinating role in support of the UK, 
optimising the economic, environmental 
and social potential of its seabed and 
marine environment.

From playing a part in facilitating 
the UK’s net zero ambition, exploring 
opportunities to invest in making the 
seabed a more attractive place for 
the market, through to protecting and 
enhancing marine biodiversity, we want 
to ensure that the seabed can help 
drive the green economy in the light 
of unprecedented demand for seabed 
rights. We will also continue to build on 
our unique convening position to help 
balance a number of competing demands 
and ensure that this precious resource is 
managed responsibly for the benefit of the 
whole nation. Read more on our emerging 
Group strategy on pages 12-13.

Preferred projects now move into the 
environmental assessment known as the 
Habitats Regulations Assessment (HRA) 
process and, subject to its conclusion, 
we will look to award rights in 2022. 
More detail on Round 4 is provided online at: 
thecrownestate.co.uk/Round4

Offshore wind updates
During 2020/21, across our seabed 
holdings, cumulative operational capacity 
in the offshore wind sector increased 
from 9.31GW to 9.61GW  (an increase 
of 0.3GW ). Read more about the UK’s 
offshore wind sector in our 2020 Offshore 
Wind Operational Report online at: 
thecrownestate.co.uk/OSW-Report-2020

Offshore wind generation across our 
seabed holdings is now estimated to power 
9.4 million homes, equivalent to delivering 
the electricity needs for around 34% of 
all UK homes, and 13% of the UK’s total 
electricity needs.

We enable developers to deliver a robust 
pipeline for offshore wind. East Anglia ONE 
offshore wind farm (714MW) completed 
construction and became fully operational 
this year. Triton Knoll (857MW) began 
turbine installation and achieved first 
generation in February 2021, with full 
operation expected later in 2021.

Dogger Bank, phases A and B, achieved 
final investment decision and commenced 
onshore construction. Once fully 
operational this will be the world’s largest 
offshore wind farm at 2.4GW. The country’s 
offshore wind farms remained operational 
during the pandemic by virtue of assessing 
risk and adopting working measures to 
operate and maintain sites safely.

Above: Triton Knoll wind farm began turbine installation and achieved first generation in 2021.

60,000
Number of people the UK offshore wind sector 
could employ by 2030

12.5m tonnes
Amount of CO2 emissions which could be saved 
a year, as a result of Round 4 projects
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Supporting existing developers, we 
completed our 2017 Offshore Wind 
Extensions opportunity with Agreements 
for Lease (AfL) for seven offshore wind 
farm extensions amounting to 2.9GW. 
We also entered into an AfL on the last area 
of seabed awarded as part of Round 3, 
adjacent to the Rampion offshore wind farm.

Floating wind
During the year we signed an AfL for the 
proposed 96MW Erebus floating wind 
demonstration project, in the Welsh waters 
of the Celtic Sea. This is the first time that 
rights have been awarded for floating wind 
in Wales, marking a milestone moment for 
the Welsh offshore wind sector. 

There is significant market appetite and 
capability to meet the UK Government’s 
target of delivering 1GW of energy from 
floating wind by 2030, and we have started 
work to design and deliver a new leasing 
opportunity for early commercial-scale 
floating wind projects in the Celtic Sea. 
This could create projects of around 
300MW and provide innovation and 
learning opportunities for the UK supply 
chain, positioning them to win more 
business at home and abroad as the 
industry grows to commercial scale. 

The leasing process will balance the 
opportunity for a new, clean electricity source, 
with the interests of other sea users and 
the protection of the marine environment. 
This will be supported with enabling actions 
to help us understand and act on a wide 
range of factors, including potential 
impacts on the fishing sector, and to 
support regions and local communities to 
maximise the economic benefit from it.

UK offshore wind opportunity
The UK offshore wind pipeline at 
31 March 2021 stands at 41.4GW. 
Capacity emerging from both Round 4 
and the Crown Estate Scotland’s ongoing 
leasing process could take the total pipeline 
to 59.4GW, including up to 8GW from 
Round 4. This provides a robust footing for 
the UK Government’s 40GW deployment 
ambition for 2030. For a breakdown of the 
UK development pipeline see above.

As more wind farms are built, the 
coordinated development and location 
of onward transmission infrastructure 
is needed. We are participating in the 
BEIS-led Offshore Transmission Network 
Review, with specific support by way 
of the East Coast Grid Spatial Study. 
This study was funded by the Offshore 
Wind Evidence and Change programme, 
delivered in partnership with the 
National Grid Electricity System Operator, 
National Grid Electricity Transmission 
and the Marine Management Organisation. 

Carbon capture, utilisation and 
storage (CCUS)
In its sixth Carbon Budget Statement, 
a copy of which can be found online 
at: www.theccc.org.uk/publication/
sixth-carbon-budget/. The Committee 
on Climate Change advise that by 2050 
the UK will need to remove between 
75 and 180 million tonnes of carbon 
dioxide every year in order to reach net zero. 
Transporting and storing CO2 securely 
underground offshore is therefore critical to 
achieving the UK’s legislated 2050 target. 
We are working closely with developers 
to grant seabed rights to ensure that the 
first UK storage facilities can be brought 
online to meet Government interim targets 
in 2025 and 2030. These pathfinder 
projects will service large regional clusters 
of industry and begin to decarbonise our 
industrial and traditional power sectors in 
the north of England, supporting both jobs 
and the growth of new low carbon products.

Bringing industry together to 
share knowledge
The Offshore Wind Evidence and Change 
programme, which is an example of our 
emerging strategy in action, was formally 
launched in December 2020 with a 
charter signed up to by 26 organisations. 
Read more on this initiative in the case 
study on page 39. 

Over the course of the past 12 months 
we have supported partners, including 
the Foreign, Commonwealth and 
Development office, in several international 
engagements. We have shared our 
experience of, and insights from, delivering 
offshore wind leasing in the UK with global 
audiences, including the US, Taiwan, Japan, 
Vietnam and The Netherlands.

The Marine Data Exchange (MDE) is a 
publicly accessible free data archive for 
anyone who is interested in the marine 
space. It stores, manages and shares 
offshore survey data collected by our 
customers. The MDE continued to grow 
over the past year, and now holds over 
199 terabytes of data, of which 62% is 
publicly available. The database has been 
recently redeveloped and can be accessed 
online at: thecrownestate.co.uk/MDE

10.4GW

9.8GW

11.0GW

10.2GW

18.0GW

UK offshore wind pipeline at 31 March 2021

Fully operational

The UK pipeline 
currently stands 
at 41.4GW . . .

. . . with the potential to 
become 59.4GW by 2022.
(40GW excluding Scotland)

England, Wales and Northern Ireland Scotland

Committed* Under development** Pre-planning*** Future potential****

* Committed: Maximum capacity of wind farms that have secured a Contract for Difference, achieved FID or commenced construction, 
 but are not yet fully operational.
** Under development: Maximum capacity of wind farms that have submitted a consent application, or received consent, 
 but not yet secured a Contract for Difference.
*** Pre-planning: Maximum capacity of wind farms for which a consent application has not yet been submitted.
**** Future Potential: Up to 8 GW Leasing Round 4 and 10 GW ScotWind Leasing.
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We manage the seabed and 
about half the foreshore around 
England, Wales and Northern 
Ireland, working alongside 
customers and stakeholders 
to unlock its potential and 
to support its long-term 
sustainable development.

37

Find this section 
in our Integrated 
Annual Report and 
Accounts 2020/21

L O N D O N

London
With 10 million sq ft of office, retail, dining, leisure and 
residential space in London, we are one of the West End’s  
largest property owners, with a diverse customer base.

Above: Our co-working and flexible office space at One Heddon Street, London.

The void rate for the portfolio has increased 
from 4.7% to 8.2%, in line with the market.

The capital value of our London portfolio 
has decreased from £8.4 billion to 
£7.7 billion, largely as a result of falling retail 
values, a trend seen across the market. 

It was a quiet year in the capital markets, 
with net divestment activity totalling 
£14.1 million (2019/20: net investment 
£110 million). We made no major acquisitions 
(2019/20: £293 million). Development and 
capital expenditure totalled £35.6 million 
(2019/20: £73.7 million), and disposals 
and receipts totalled just £49.7 million 
(2019/20: £256.7 million). 

Driven by both structural change within our 
core markets, and the impact COVID-19 
has had during the year, we have performed 
in line with the MSCI West End total return 
benchmark at -8.2% versus the benchmark 
of -6.1%. Over a three-year basis we 
continue to outperform the benchmark.

The challenges of the past year have acted 
to highlight and accelerate trends such 
as digital disruption, crises in the natural 
world, and economic inequality, which are 
driving the continual change in consumer 
behaviour of recent years. Indeed they 
have challenged the relevance of cities like 
London. We recognise the need to utilise 
insights and data to inform the evolution 
of our spaces to reflect the changing 
needs and expectations of customers.

We also believe, in line with our purpose, 
that our responsibility to innovate and 
embrace change goes further than just 
what we directly manage, we want to deliver 
a far-reaching masterplan for the whole 
estate. This will include looking at areas 
such as diversifying our customer base 
to make our destinations more relevant 
to more people, and using technology 
and digital to shape our places to make 
compelling reasons to visit. Improving the 
use of the spaces between buildings 
and public realm more broadly will also 
be essential. 

Our aspiration is to play our part in 
the renewal of London for the better, 
delivering a greener, safer, more vibrant 
and accessible city, which provides more 
equitable opportunities than it does 
today. Read more on pages 12-13 on 
our emerging Group strategy which will 
see us, in partnership, reposition ourselves 
in London over time. 

For the most part, our office customers 
have been understandably quiet in terms of 
expanding their office occupation, and are 
looking at their future space requirements 
carefully. However we did conclude a 
letting in excess of 25,000 sq ft with an 
entrant internet provider, taking up our 
new flex offering, and agreed a 20-desk 
membership at One Heddon Street for 
a customer wanting growth space as 
London reopens.

Within retail, dining and leisure the 
pandemic has had an even more profound 
effect, and the estimated market rental 
value of lettable space has reduced by 
12.3% over the year due to continued 
affordability pressures. As a result, we 
have sought to offer greater flexibility 
to our customers, and attracted a 
number of pop-ups including Matchless, 
Colorful Standard and The Koppel Project. 
Alongside welcoming new customers, we 
also secured a number of lease renewals 
across the portfolio. 

Collectively, and in spite of the challenging 
market, we welcomed 44 new customers 
across all sectors, leasing 97,933 sq ft 
of space, however in relation to space let, 
this is 36% down on the prior year.

While the new lettings are encouraging, 
and the overall level of insolvencies 
in our London portfolio was lower 
than anticipated at the start of the 
pandemic, with 11 customers entering an 
administration, two entering into liquidation 
and eight completing a CVA, we do 
anticipate an increase in the impact from 
insolvencies in the current financial year.

It has been an incredibly challenging year 
for all our occupiers. Our office portfolio, 
while remaining reasonably resilient, 
has been affected by prolonged periods of 
lockdown and working from home. And the 
impact of opening and closing businesses 
in line with pandemic restrictions, had a 
particularly marked effect on our retail, 
dining and leisure customers, causing some 
to ultimately fail. Average annual footfall 
for Regent Street at year end, compared 
to 31 March 2020, showed a decline 
over the year of c.75%.

While making our places safe and 
COVID-compliant was our first priority, 
we also recognised the need to provide 
more direct support to our occupiers. 
Our approach has been to work closely 
together, aiming for sustainable 
partnerships rather than short-term 
transactional solutions. As a result, our 
financial support was focused where we 
could have the most meaningful impact 
and saw us convert the majority of our food 
and beverage leases to turnover and base 
arrangements. Rent collection for the year 
has fallen to 85% including concessions 
granted. Read more on our COVID-19 
response for customers on page 36.

Having appointed JLL as our sole 
managing agent for London in the prior 
year, this single and more meaningful 
partnership has meant that our response to 
the pandemic has been more co-ordinated, 
assisting customers in areas from the 
provision of PPE to online wellbeing 
programmes. It has also unlocked the 
potential to build a stronger platform 
from which to deliver for our customers. 

B U S I N E S S  R E V I E W
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there is huge opportunity in responding to 
what people have experienced, making sure 
we create spaces for people to collaborate. 
Greater flexibility and agility will remain 
central to our offer, with fully furnished, 
adaptable workspaces of varying sizes, 
available on flexible short‑term leases.

Turning to the future of our retail, leisure 
and food offer, our immediate priority is 
ensuring our visitors feel safe to return. 
Our improvements to Regent Street’s 
public realm, including creating more space 
for pedestrians, was an important first step in 
welcoming people back. Read more on this 
scheme in our case study below. We believe 
physical retail stores in well‑located areas 
will remain an important part of successful 
retailing. However, we recognise the need 
to continue to diversify our retail and 
amenity mix to provide a range of choices 
and reflect an increasingly conscious 
consumer, looking for a more sustainable 
and socially responsible offer on our estate.

Working with our stakeholders, we are 
delivering planning consents that we can 
draw down on over the years ahead. As part 
of this, we are working hard to attract new 
and diversified customers by creating 
places that are designed around the needs 
of people for generations to come, while 
maintaining the heritage of the West End 
as a world‑renowned destination.

In line with our net zero commitment, we 
are increasingly focusing on how to begin 
to decarbonise our portfolio. Improving  
air quality across our estate and London 
more widely is another immediate priority. 
Recognising the greater impact we can 
have working in partnership, we have 
introduced an air quality monitoring station 
at Waterloo Place, as part of the London 
Air Quality Network. Read more on this 
in our Environmental review on page 21. 

In a bid to create more healthy 
environments inside our spaces, 
One Heddon Street’s WELL Platinum 
rating is another milestone. It is the first 
fully fitted co‑working space in the world 
to gain this certification and is a great 
example of how we are making improved 
health and wellbeing a primary driver in the 
design of our places. Alongside wellbeing, 
we are looking to amplify our commitment 
to accessibility across our estate. 

As we recover from the pandemic, we 
recognise the way people use our spaces 
and the reasons for visiting our estate will 
be different. 

Our expectation is that we’ll see more of a 
mix and blend of people working from home 
and coming into the office. Although our 
view remains that the social capital 
generated from working as teams is still 
incredibly valuable. Consequently, we think 

A street for all
COVID‑19 presented an enormous challenge for our 
urban fabric. The requirement to enable space for social 
distancing, as well as deliver a compelling environment to 
return to, called for immediate innovation and collaborative 
action. It also created a unique placemaking opportunity 
to significantly enhance Regent Street’s public realm.

Working in partnership with Westminster City Council and 
Transport for London, we initiated public realm improvements to 
create a safer, greener, cleaner and more accessible destination. 
This coordinated approach enabled us to design and implement 
the scheme within just months, balancing the requirements 
of all those who need to use Regent Street.

The scheme has delivered over 5,000 sq m of additional 
pedestrian space, reduced traffic from four to two lanes, and 
introduced dedicated cycle lanes, as well as 332 planters, 
62 trees and seating, all for the first time on Regent Street.

As an experimental trial, this is an opportunity to look to the 
future – testing technology, monitoring data and gathering 
feedback from stakeholders and the community to understand 
what works. This insight will enable us to optimise accessibility 
and improve sustainability as we travel towards a net zero 
future, through a more people‑centred Regent Street.

C A S E  S T U D Y

Read more online at: 
thecrownestate.co.uk/regent-street-cs

Our Morley House redevelopment 
completed in early 2021, and represents 
another step in our long‑term investment 
in Regent Street. The 44 residential 
apartments and 10,000 sq ft of retail 
space are delivered behind the retained 
original Grade II listed façades and include 
a new core with improved energy efficiency 
and BREEAM ‘Excellent’ rating. 

After receiving planning consent in 
February 2021, we continue to explore 
the refurbishment of New Zealand 
House and the Royal Opera Arcade in 
close partnership with the New Zealand 
Government. The consent would sensitively 
restore the building’s exterior and refurbish 
the interior to meet modern needs and 
improve sustainability, both to suit the 
New Zealand Government’s needs, as well 
as offer newly refurbished retail and office 
space to the market.

We are additionally reviewing the adjacent 
St James’s Market Phase Two scheme, 
which received full planning consent in 
July 2020, evaluating its design to ensure 
it makes a good contribution to this new 
district in the West End.

In close partnership with Westminster 
City Council we are also working on the 
future of Oxford Circus as the heart of 
the Oxford Street district framework.
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Customer insolvencies have been a 
key feature of the market over the year. 
21 of our customers entered either an 
administration or a prepack administration 
and 13 of our customers completed a CVA. 
Recognising the challenges that some of 
our customers faced, we continued to 
respond to each CVA on a case-by-case 
basis, considering what was best for our 
shoppers, our customers and our assets. 
Where appropriate, we sought to agree 
greater flexibility within new lease terms. 
Over the year the retail sector saw an 
increased number of major closures including 
Arcadia, Debenhams, Oasis and Harveys, 
and we anticipate further customer 
insolvencies in the current financial year.

Our void rate, while increasing from 
3.5% to 5.7% as a result of tough trading 
conditions, has proved resilient in light of 
market conditions. Whilst we are seeing 
some encouraging signs from new leasing 
activity with lockdowns easing, we do not 
anticipate a substantial improvement in 
near term void rates.

Despite the challenges, customers have 
still been acquiring space, particularly on 
retail parks, which are seen as a format 
that contributes profitably within an 
omni-channel retail model. Across our 
portfolio, we welcomed 28 new customers 
and signed 43 new retail park leases plus 
3 new industrial and office leases, letting 
341,338 sq ft of space, whilst 159,439 
sq ft of space has been exited and remains 
void at 31 March 2021. New customers 
have included Frasers at Rushden Lakes 
in Northamptonshire; M&S and Natuzzi 
at Aintree Shopping Park, Liverpool; 
Furniture Village at Fosse Park, Leicester; 
Sofology at South Aylesford Retail Park, 
Maidstone; Matalan at Gallagher Shopping 
Park, Cheltenham; and Superdrug at 
both Rushden Lakes and MK1 Shopping 
Park, Milton Keynes. Interest remains 
strongest from essential and low-cost 
retailers which have all remained resilient 
during the pandemic and where less online 
competition exists. Other retail, particularly 
fashion, has proven more challenging, 
where affordability pressures and a greater 
threat from online has seen some of our 
customers struggle.

Our Fosse Park West (retail extension) and 
Food Central (food court) developments 
completed in December 2020 and opened 
in April 2021. In line with the wider retail 
sector, rental incomes are lower than 
we originally anticipated and yields have 
increased, with a corresponding impact 
on overall valuations. Pre-lettings were 
progressed at Fosse Park West during 
the year including a flagship pre-let to 

we can directly contribute to the UK’s 
green agenda through sustainable and 
responsible development. Read more 
on our emerging Group strategy on 
pages 12-13.

In light of the pandemic a key focus for 
the year has been making our places as 
safe and secure as possible. At the same 
time we have been responding to how 
our customers have been impacted on a 
case-by-case basis, providing assistance 
as appropriate, and where required. 
Remaining open for essential retail all 
year, retail parks have proved much more 
resilient than shopping centres, in large 
part because they are better suited to 
social distancing and offer safe click and 
collect services. Rent collection for the year 
has fallen to 72% including concessions 
granted. For more detail on our response to 
the pandemic for customers see page 36.

During the course of the year we have 
seen a valuation decline across the 
Regional portfolio. This is partly accounted 
for by negative investor sentiment towards 
the retail sector impacting valuation yields, 
and partly as a result of the ongoing decline 
in rental values due to structural change, 
both of which have been accelerated by 
the pandemic. As a result, we have seen 
net revaluation losses of £335.7 million, 
a 11.1% decline since March 2020. 
At -14.8%, the portfolio, with its relatively 
high weighting to fashion retailers, has 
underperformed its MSCI benchmark of 
-10.1% for the year, and over a three-year 
period the return was -12.6% compared 
with a benchmark of -9.1%.

Retail and leisure
The retail and leisure assets within our 
Regional portfolio, like all those operating 
in the sector, have had a difficult year. 
Ongoing structural change in the retail 
sector has been accelerated by COVID-19. 
Threats to the role and viability of physical 
retail space have been mounting for some 
time. Increased online penetration, the 
UK’s exit from the European Union, the 
devaluation of the pound, and increased 
occupational costs have all had a part 
to play in impacting our customers’ 
businesses. The lockdowns of the past 
year have seen new working, socialising 
and shopping patterns emerge – some of 
which will be lasting, but the extent to which 
remains uncertain. 

In terms of shaping the emerging strategy 
for our Regional business, we are striving to 
respond through our strategy to the wider 
drivers of change at a national level such as 
economic inequality, declining productivity, 
and the housing crisis, alongside the 
dual challenges of climate change and 
biodiversity loss. 

We recognise the future success of 
our regional retail holdings will depend 
on re-mixing and re-purposing where 
conditions allow. Through our strategic 
land ownerships and development pipeline 
we are exploring the potential to take a 
more active role in building communities, 
creating high levels of social value in line 
with our purpose, by supporting economic 
development in the regions, creating local 
skills and employment opportunities, 
resulting in healthier and more resilient 
communities. Alongside this, we believe 

Regional
Our Regional portfolio comprises 17 retail and leisure 
destinations, and a significant holding of rural and 
strategic land across the country, as well as office 
and industrial assets.

Above: Rushden Lakes, Northamptonshire.
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Our proactive asset management of 
the Rural portfolio continued during 
the year through a number of activities. 
Following on from our work to ensure safe 
workplaces and homes for our customers, 
we started a comprehensive programme of 
works to upgrade septic tanks across the 
portfolio to comply with new Environment 
Agency discharging regulations.

Following the expiry of a previous tenancy 
at our Romney Marsh Estate in Kent, 
over 1,500 acres of good quality arable 
farmland was offered to our existing 
customers, enabling an opportunity 
for them to grow their businesses. 
Reflecting the quality of the land, a number 
of offers were received, and the land has 
now been let to three of our customers 
on modern tenancy agreements.

Having obtained all necessary statutory 
consents, work to repair an eroded section 
of Crown Estate owned sea defences at 
Hawkins Point on Sunk Island, on the north 
bank of the Humber, was completed in 
the autumn (see page 22 for more detail). 

Our sales activity reduced from prior 
years, however we completed the 
sale of the remaining two farms at 
our Kings Lynn Estate for £3.4 million. 
We also sold land at Thetford Forest to the 
Forestry Commission, the long leaseholder, 
for £1.6 million.

Strategic land opportunities
Strategic land receipts for disposals 
during the year totalled £59.3 million, 
the bulk of which comprised planning 
consent for 700 dwellings, a country park, 
primary school and other social facilities 
at Bingham (Nottingham) sold to Barratt 
David Wilson, along with planning consent 
for 700 dwellings at Northampton to 
Taylor Wimpey which included selling a 
local centre site to Aldi. These two land 
sales played their small part in helping to 
address local housing shortfalls providing 
much needed new homes. 

Planning consent was also obtained for 
two schemes, the first for 60 dwellings 
and an office park at Knutsford, Cheshire, 
and the second for 153 dwellings at 
Minster in Kent.

Frasers, alongside major brands including 
H&M, TKMaxx, Next and Clarks. In spite 
of the tough trading conditions 71% of the 
floorspace was let at launch. Local brands 
feature significantly alongside well-known 
national chains at Food Central and of the 
13 food & beverage units, 12 are pre-let 
(exchanged or in legals) with discussions 
underway for the remaining unit. Read more 
on Fosse Park in our case study opposite.

Mixed-use development 
and regeneration
We have continued to progress our 
long-term plans for mixed-use 
development. The 350 hectares of land to 
the east of Hemel Hempstead is a strategic 
site, forming the first phase of Hemel 
Garden Communities (HGC) and has the 
potential to accommodate up to 
1.75 million sq ft of commercial space 
alongside approximately 3,100 new homes. 
We continue our engagement with local 
stakeholders and the HGC partnership 
to create a master plan and subsequent 
planning application that would support the 
needs of the local community over the long 
term and provide an exemplary mixed-use 
development alongside major improvements 
to highways and infrastructure. 

Cambridge Business Park is strategically 
located in the emerging North East 
Cambridge Area Action Plan (AAP). 
The AAP, developed by Cambridge City 
Council and South Cambridgeshire 
District Council, will guide development 
in the area over the next 20 years, 
with a vision for an inclusive, walkable, 
low-carbon new city district with a lively mix 
of homes, workplaces, services and social 
spaces, fully integrated with surrounding 
neighbourhoods. As a major landowner, 
we’re engaging in the AAP process and 
with local stakeholders to draw up plans 
as to how the Business Park could evolve 
into a mixed-use and integrated location 
that meets the needs of local communities 
and future customers. 

Rural
Our rural portfolio comprises our strategic 
land portfolio and over 125,000 acres of 
farmland across England. It also holds over 
50,000 acres of upland and Commons 
interests across Wales and Cumbria.

In light of the new Agriculture Act and 
Environment Bill, which collectively frame 
the future for the rural economy in the 
UK, we have started to review our Rural 
portfolio’s strategic potential. We will carry 
on this work in the year ahead to inform 
our new Rural strategy. 

Fosse Park: a space for everyone
Fosse Park exemplifies our approach of identifying and understanding local needs 
and aligning our activities to create places which contribute to the local community 
in a meaningful way. 

Our Fosse Park West and Food Central developments are an example of us thinking 
about the community we are part of in a more holistic sense, bringing in local brands, 
creating spaces for people to enjoy and introducing community amenities like the 
children’s play area and the Community Square. The Food Court alone makes this a 
must-visit destination with local brands like Chaiiwala and Boo Burger joining high street 
stalwarts. An added touch are the Fosse Foxes, a colourful art trail created by local 
artists with input from the community. We’ve worked with adjacent landowners and the 
local council to create something of real interest for visitors as well as local residents.

C A S E  S T U D Y

Read more online at: 
thecrownestate.co.uk/fosse-park-cs
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Windsor
The Windsor Estate is an important part of our business 
which speaks to the biodiversity and stewardship of 
our Group. The Estate comprises Windsor Great Park, 
Home Park, Swinley Forest, the Savill and Valley Gardens, 
Virginia Water and the Long Walk, and its activities 
include forestry, horticulture, tourism, residential and 
commercial property.

Laying roots for the future
The Windsor Estate is recognised as having the largest 
collection of ancient and veteran oak and beech trees in 
Northern Europe. It is important not only for the diversity 
of trees but for the plethora of organisms that depend on 
them for survival, including over 2,000 species of beetle and 
1,000 species of macro fungi. The rich diversity produced by 
the Great Park and Forest also supports a very large number 
of breeding birds. To enhance this precious ecosystem we are 
undertaking a 10-year landscape restoration and replanting 
scheme. The aim is to increase and accelerate the planting of 
a number of new hedgerows, hedgerow trees and infield trees. 
The majority of these have been lost over the last 140 years 
due to the impact of tree disease, storms and a lack of planting 
to match the rate of loss.

C A S E  S T U D Y

Read more online at: 
thecrownestate.co.uk/replanting-cs

With six million visitors, an increase 
of almost a third on the prior year, 
Windsor had its busiest year on record.

In order to work safely and maintain public 
safety, and to also manage a significant 
increase in visitors, our team rapidly 
adapted the way Windsor Great Park 
was managed, introducing COVID-safe 
measures and ways of working. We wish 
to thank all our staff for their contribution 
to an outstanding team effort to keep 
our spaces open and safe for all to enjoy 
during a very difficult and challenging time. 

Windsor is one of the country’s most 
unique and important environmental and 
ecological sites and achieving the right 
balance with public access remains one 
of its biggest challenges. This has been 
particularly relevant this year with the 
unprecedented number of visitors and 
social distancing which inevitably required 
more effort to protect the natural habitats. 
We are committed to improving the quality 
of the Estate’s landscape and more on our 
ambitious 10-year landscape restoration 
and replanting scheme can be read in our 
case study below.

Financially, the property portfolio 
performed solidly, and the move to 
working from home has seen increased 
demand for residential properties on 
the Estate. The opening and closing 
of The Savill Building, The Savill Garden 
and visitor centre at Virginia Water in line 
with government guidance, alongside 
a reduction in forestry income, meant 
revenue profit for the year declined to 
£2.4 million (2019/20: £3.2 million). 

The Gardens’ team was delighted to 
provide flowers for a third Royal wedding 
in recent years at the Royal Chapel. 
John Anderson, Keeper of the Gardens at 
Windsor Great Park, was awarded The RHS 
Veitch Memorial Medal, an international 
award recognising exceptional involvement 
in the advancement of the science, 
art and practice of horticulture.

The refurbishment of the Virginia Water 
Pavilion was undertaken during the 
year and the construction of a new 
children’s adventure play area adjacent to 
The Savill Garden began in spring 2021. 
It is expected to open in the summer 
of 2022 and will include an adventure 
playground, tree-top walk, multi-purpose 
indoor studio and catering facilities.

Our role as long-term custodians is 
nowhere more apparent than at Windsor 
where we have a unique opportunity to 
continue to build a capability and offer 
that showcases environmental best 
practice, and contributes significantly to 
the Group’s wider net zero and biodiversity 
commitments. Read more on our 
emerging Group strategy on pages 12-13.

His Royal Highness The Duke of Edinburgh, 
who was the Ranger of the Great Park 
for nearly 70 years, made an immense 
contribution to Windsor and to this 
objective. We will miss him greatly and there 
is no doubt that his influence will continue 
to be seen in all areas of our work across 
the Great Park. More about His Royal 
Highness The Duke of Edinburgh’s 
contribution, and a personal reflection 
from the Great Park’s Deputy Ranger, 
Paul Sedgwick, can be read on page 45.

Offering access to the Great Park and 
Forest and much sought-after respite 
from the COVID-19 pandemic, the 
Estate remained open throughout the 
year, providing a vital and safe outdoor 
amenity for the local community. 

B U S I N E S S  R E V I E W
continued
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His role began in 1952 when 
Queen Elizabeth II made him Ranger of 
the Great Park. During his time in post, 
His Royal Highness made an immense 
contribution, working closely and actively 
with the team at Windsor to ensure the 
Park was protected and enhanced for 
future generations. 

He oversaw many significant developments 
which visitors now, and far into the future 
will benefit from, and was a conscientious 
guardian of the magnificent veteran trees 
and avenues across the Park.

His Royal Highness’s impact can also be 
felt across the architecture and sculptures 
in the Park. He oversaw the development 
of the award-winning Savill Building visitor 
centre – which he officially opened in 2006, 
while The Savill Garden has also grown 
and developed under His Royal Highness’s 
tenure, with New Zealand Garden opening 
in 2007, followed by the Rose Garden in 
2010, and the Golden Jubilee Garden 
in 2012. 

Thanks to His Royal Highness’s 
understanding of land management, 
commercial activity in the Park continues 
to be carefully balanced with conservation. 
This has ensured the Park can sustain 
itself whilst allowing wildlife to flourish, 
rare birds and insects to thrive and ancient 
woodlands to be preserved. 

Through His Royal Highness’s tireless 
commitment over the past seven decades, 
he has played a pivotal role in the history 
of the Estate’s landscape, ensuring that it 
continues to thrive, for the benefit of people 
and wildlife alike. We offer our gratitude 
for his service, and our commitment to 
continue his legacy, protecting, preserving 
and improving this iconic landscape for 
many generations to come. 

Read more on His Royal Highness’s role as 
Ranger online at: thecrownestate.co.uk/
hrh-the-duke-of-edinburgh

His Royal Highness 
The Duke of Edinburgh 
was the longest serving 
Ranger of the Great Park, 
Windsor, acting as steward 
for one of the nation’s 
most iconic landscapes 
for nearly 70 years.

R E M E M B E R I N G  H I S  R O Y A L  H I G H N E S S  
T H E  D U K E  O F  E D I N B U R G H

A personal reflection from  
Paul Sedgwick, Deputy Ranger
Saturday 17 April 2021 marked the 
end of a ‘Golden chapter’ at Windsor.

At 3pm, millions of people around the 
world watched the funeral of His Royal 
Highness, The Prince Philip, Duke of 
Edinburgh. It was a wonderful service 
of remembrance, which celebrated the 
life of an extraordinary man, who was 
affectionately referred to by all of the 
Windsor team simply as “The Duke”. 

It is difficult to convey the immense 
affection, loyalty and respect that all of 
the Windsor team, both past and present, 
felt towards The Duke, and I am extremely 
grateful for having had the last seven 
years working together. 

I had the great honour of spending a 
significant amount of time with The Duke 
in my early days at Windsor, driving to 
every corner of the Estate discussing 
and debating its history and background. 
This was not only invaluable to my role, 
but is a treasured memory. 

Within the remit of his role as Ranger, 
The Duke spent seven decades providing 
oversight and advice on the Estate’s 
day-to-day management. Wherever you 
look, you can see The Duke’s impact. 
The list of his innovations and positive 
changes is too long to list here, however 
some of the highlights would be the 
reintroduction of the red deer herd in 
1979; founding Guards Polo Club; the 
replanting of Queen Anne’s Ride and 
numerous other avenues; the vineyard; 
the Royal Farms and the Windsor Farm 
Shop; and the Archimedes screw in the 
River Thames providing electricity to 
Windsor Castle.

The Duke was passionate about the 
Windsor environment, and was a key 
force in ensuring we balanced change, 
progression and the challenges of public 
access with protecting the unique and 
special environment for generations to 
come. He always took the long-term view, 
supported by his extraordinary knowledge 

and empathy for the countryside 
and rural matters. Combined with his 
legendary eye for detail, he proved 
a fantastic sounding board for me. 

All of the Windsor team will miss The Duke. 
He was supportive, caring, practical, 
straight-talking, extremely knowledgeable, 
and great fun to be with. Many colleagues 
will remember The Duke stopping to talk 
to them, to discuss ideas, and often make 
observations about the work that they 
were doing.

We were so proud of having The Duke 
as Ranger, and would look forward 
to the times that both Her Majesty 
The Queen and His Royal Highness 
returned to Windsor.

It has been a period of great sadness 
and reflection, but also of very happy 
memories of an extraordinary person, 
who will live on through the legacy 
that he created over the last 70 years.
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The Windsor Estate is an 
important part of our business 
which speaks to the biodiversity 
and stewardship of our Group.
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Towards a sustainable future
Faced with the inextricably-linked, twin environmental crises 
of climate change and diminishing biodiversity, we commit 
to making every effort to play our part in helping to address 
these challenges.

 We acknowledge that our business activity 
has an impact on the natural environment 
which, when aggregated with that of 
others, has long-term global implications. 
In addition, we recognise that growing 
the financial returns we generate for the 
nation are not enough. We have an equal 
responsibility to help meet the wider 
challenges it faces, including stepping-up 
with purpose and pace to address the 
climate emergency.

Our developing Value Creation Framework 
(VCF), see page 15, will provide a 
framework for the creation of holistic 
financial, environmental and social value we 
wish to deliver as we work to our strategy, 
aligning to our purpose. We believe all three 
dimensions of value work together and 
that creating social and environmental 
value will deliver greater long-term 
financial performance. 

From an environmental perspective, 
this means focusing, with a long-term view, 
on opportunities to:

–  Contribute to the UK’s green agenda and;

–  Contribute to the UK’s agenda 
on biodiversity. 

The scope of our contribution in these 
areas will be defined as we work to our 
new strategy, with our compass being our 
commitment to align with the 1.5oC goal of 
the Paris Climate Agreement, with a target 
to become a net zero carbon business 
by 2030 and climate positive thereafter. 
This is a significant commitment: we do 
not yet have all the answers and know that 
there will be challenges along the way which 
will require innovation and collaboration. 

Since making our net zero commitment 
in December 2020 we have started work 
on a number of different workstreams and, 
with others, are identifying opportunities 
to optimise the potential of the nation’s 
seabed as a source of clean energy 
and carbon capture in a way which also 
protects marine biodiversity and the 
natural environment.

Above: 
Vattenfall’s Ormonde 
wind farm, west of 
Barrow-in-Furness 
in the Irish Sea. 

Key highlights

Carbon dioxide emissions avoided 
as a result of 35.3 TWh of offshore 
wind renewable energy generated 

Additional green space created as 
part of the Regent Street public 
realm improvements

Reduction in absolute, year-on-year, 
carbon dioxide emissions on our 
direct-managed portfolio 

14.1m tCO2* 
(2019/20: 13.1m tCO2)

341m2

21%
(2019/20: 9.3%)

These are the Sustainable Development Goals on which we  
have an impact and have the opportunity to make a difference

* For methodology see our Environmental data supplement online at: 
thecrownestate.co.uk/Environmental-Data
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Work has commenced on the development 
of 1.5oC Science-Based Targets (SBT) and 
a trajectory for the decarbonisation of our 
real estate. We are piloting two asset-level 
net zero plans for 1 St James’s Market, 
London, and Rushden Lakes, 
Northamptonshire, and have started 
work on a 10-year landscape restoration 
and replanting scheme at Windsor. 
Further examples of progress against 
our commitment can be found on page 9.

The task at hand is immense. We need 
to act beyond our immediate interests 
on all issues which have an impact on the 
environment, innovating and working with 
stakeholders who share our ambitions, 
to amplify our contribution to securing 
the nation’s green future. 

The challenge of accurate measurement 
of environmental and social metrics has 
been brought into sharp focus as we have 
been working to develop the VCF. If we are 
to provide evidence of progress we need to 
establish baselines, define meaningful KPIs, 
and improve data quality, validating and 
benchmarking it for legitimacy.

More supporting data to this 
Environmental review can be found online 
in our Environmental data supplement at: 
thecrownestate.co.uk/Environmental-Data

Contributing to the  
UK’s green agenda
We have a role to play in the green agenda 
with regard to the climate emergency and 
a number of other relevant environmental 
issues such as air quality and resource 
efficiency (e.g. materials, waste and water). 
We are helping to address the climate 
emergency through decarbonisation of the 
design, construction and operation of our 
real estate; adapting to weather changes 
which are already becoming apparent; and 
building resilience across our portfolio.

Our contribution to a low carbon economy 
is significant as manager of the seabed 
around England, Wales and Northern 
Ireland. We will leverage our position to 
optimise a low carbon economy by enabling 
sustainable and coordinated deployment 
of affordable green energy technologies 
on the seabed, including encouraging 
technological and environmental innovation 
such as Floating Wind and Carbon Capture, 
Utilisation and Storage (CCUS). You can 
read more on this is in our Marine review 
on page 37. 

Our contribution to the UK’s green agenda 
is reported under the following activities:

–  Climate action 

– Valuing resources

Climate action
We continue to work to mitigate the effects 
of climate change and to adapt to those 
effects already evident. Our objective 
with regard to mitigation is to decarbonise 
our real estate by improving its energy 
performance, reducing embodied carbon 
in developments, generating and procuring 
renewable energy, and improving air quality. 
Regarding adaptation, our objective is to 
build the resilience of our business, those 
of our customers and our communities by 
understanding, responding and adapting 
to the physical risks of climate change. 
Our work on adaptation is covered on 
page 22. 

In this section we report, under specific 
headings, to show progress towards 
our objectives and in accordance with 
regulation and best practice, starting with 
the Taskforce for Climate-related Financial 
Disclosure (TCFD) as it is relevant to both 
climate change mitigation and adaptation.

TCFD
As part of our net zero commitment we 
are preparing our business to be resilient 
in the face of higher levels of warming, and 
are using the TCFD framework to inform 
our strategy, drive the testing of climate 
scenarios, and as a basis for climate-related 
project implementation and disclosure.

We are assessing the physical risk of 
climate change on our portfolio and 
transition risk in the form of increasing 
compliance related to a decarbonising 
economy and disruption in the supply chain. 
Preliminary scenario analysis on the risk 
of flooding and wind-related events has 
already been undertaken on our London 
and Regional portfolios. It will be extended 
in scope, and to the rest of the portfolio, to 
inform a proper assessment of risk and to 
drive action to adapt where necessary.

The adoption of our net zero commitment 
will help us to manage our transition risks 
and also highlight opportunities where we 
can support the UK’s transition to a low 
carbon economy through management 
of the seabed. 

We will disclose progress on both physical 
and transition risks, together with 
opportunities, in next year’s report.

Governance and strategy: A ‘struggling 
environment and natural world’ has been 
acknowledged by the Board as a major 
trend affecting our ability to create value 
over the short, medium and long term. 
This, together with our commitment to 
become a net zero carbon business by 
2030, has informed our new strategy which 
is detailed on pages 12-13. Our Board’s 
activity on climate-related issues is detailed 
on page 64.

Risk management: Climate change has 
been identified as a risk to the business. 
Further details and the process by which 
we identify and manage risks is set out 
on pages 46-52.

Metrics and targets: Current metrics and 
targets related to climate-related risks and 
opportunities to mitigate climate change 
are reported below in the Energy, Carbon 
and Renewables sections. New targets are 
being developed as part of our commitment 
to net zero.

Energy use
A reduction in our energy use and 
carbon intensity of our real estate 
activities is key to achieving net zero. 
As part of our emerging cross-business 
decarbonisation trajectory we will be 
updating our Development Sustainability 
Principles (DSPs) v3 to take account 
of our net zero ambition. 

Absolute energy use across our 
direct-managed portfolio has declined 
by 24% this year. On a like-for-like basis 
(properties with data for the last two 
consecutive years) there has been a 25% 
reduction. The reduction was mainly due 
to COVID-19, which resulted in lower 
occupancy levels from properties which 
were closed during lockdown. Conversely, 
in order to keep our buildings COVID-19 
secure and in accordance with latest 
industry guidance, ventilation run times 
were extended to circulate fresh air, with 
ventilation in WCs in office space extended 
to 24 hours a day. Additionally, upgraded 
Air Handling Units have been installed at 
a number of Regent Street and Regional 
assets, which require more energy to 
pump air through the robust filters. 
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Our place in the community
Alongside our financial contribution to the nation, doing the 
right thing for the people we work with and the communities 
in which we operate, has been a long-held Group objective.

 From making our places healthier and safer 
to amplifying the diversity and inclusivity 
agenda, from driving employment initiatives 
to providing concessions to customers 
during the pandemic or encouraging 
volunteering, we are already making a 
positive contribution in a variety of ways.

However, we recognise through our 
emerging strategy that we have the 
opportunity to significantly build on 
our approach, leveraging our unique 
attributes and diverse portfolio to 
deliver broad-reaching social value. 

Through our developing Value Creation 
Framework (see page 15) we will define 
and measure the holistic financial, 
environmental and social value that we 
wish to deliver as we work to our strategy, 
aligning to our purpose. We believe we 
will deliver greater long‑term financial 
performance, by creating social and 
environmental value, as all three 
dimensions of value work together.

From a social perspective, this value 
creation means focusing holistically, and 
with a long-term view, on opportunities to:

–  Contribute to bettering the UK’s health, 
wellbeing and equality; and

–  Contribute to the UK’s agenda for decent 
work, economic growth and productivity. 

As we continue to refine our strategy to 
align with our purpose and these two key 
social impact areas, the following review 
focuses on current activity in support of 
these overarching objectives, recognising 
the greater impact we will look to have in 
the future. As well as looking outside of our 
business into wider society, we report on 
our actions internally with our own people.

Good quality data is always a challenge, 
particularly social data where we are trying 
to measure the impact of a programme on 
the quality of a person’s life. We are working 
to identify appropriate KPIs and, with our 
programme partners, to set up processes 
which will allow us to gather meaningful 
data. More supporting data to this Social 
review can be found in our Social data 
supplement online at: thecrownestate.
co.uk/Social-Data

Above: Our 
charity partner, 
The Felix Project’s 
tap-to-donate window 
on 55 Regent Street.

Key highlights

Unemployed people placed into 
employment through our Recruit 
Regional employment programme 

Outperformance of our Health 
and Safety Incident Severity 
Score target

Increase in volunteering hours, 
based on 2,104 hours volunteered 
by our people

88    
(2019/20: 154).

19%
(2019/20: -31%).

49%
(2019/20: -26%).

 Independent limited assurance (see inside front cover)

These are the Sustainable Development Goals on which we  
have an impact and have the opportunity to make a difference
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Stakeholder engagement
Our approach to delivering social value, 
and wider success as a business, 
is underpinned by relationships and 
establishing two-way dialogue with 
both colleagues and key stakeholders. 

We have many and diverse stakeholder 
groups, including the Sovereign, 
the Treasury, central and local Government, 
as well as partners, customers, consumers, 
suppliers, community groups and our 
own people. We seek to have open and 
transparent relationships with all of our 
stakeholders as an important part of 
our governance.

Our values are our guiding principles that 
define our culture. As well as guiding our 
actions and behaviours internally, they 
shape our engagement with stakeholders 
externally in terms of the way we do 
business and what can be expected of us.

Building strong collaborative relationships 
is central to understanding our 
stakeholders’ needs. By addressing 
these needs, and solving our shared 
problems through diverse and creative 
thinking, we will align to our purpose and 
leave a positive legacy, not only for our 
stakeholders, but for the nation as a whole.

A full list of our stakeholders, along 
with details of how we engage, listen 
and collaborate can be found on 
page 63. For more information on how 
our Board aligns with the stakeholder 
requirements of section 172 of the 
Companies Act 2006, see page 64. 

This year we surveyed customers of our 
London and Regional portfolios, which 
revealed an improvement in satisfaction 
from 83% last year to 86% this year. 
This figure reflects the proportion of 
our customers who are either satisfied 
or highly satisfied, and outperforms the 
Institute of Customer Service benchmark 
of 76.8% as at January 2021.

We also measure our Net Promoter 
Score (NPS), which tracks to what 
extent our customers would recommend 
us. Our overall score is now 41.6, 
an improvement from 34.3 last year for our 
London and Regional portfolios, placing us 
ahead of the Institute of Customer Service 
UK benchmark, with an average NPS of 
21.2 as at January 2021. 

This improvement has been driven by 
strong endorsement of the level of support 
given to customers through the pandemic. 
In relation to our communications, 
76% rated our COVID-19 communications 
programme as Good or Excellent, 
highlighting its proactivity and fit with 
what they needed – clear, concise 
and informative thinking. 

For more information on how we engaged 
with our customers through the pandemic 
see page 36.

Contribution to bettering the 
nation’s health, wellbeing 
and equality
Ensuring people remain safe in our places 
is paramount, and continuous improvement 
in this area remains a top priority. In addition 
to our work to improve our performance 
in health and safety, we recognise the 
opportunity we have to go beyond this 
and positively protect and enhance mental 
health and wellbeing, particularly during 
a year that has been so challenging in 
so many ways. Part of this links to our 
commitment to create environments in 
which everyone can thrive and to remove 
barriers that prevent people from realising 
their potential due to who they are. 
Our internal focus on diversity and inclusion 
has evolved this year, and we will continue 
to build on this in the workplace and the 
communities we operate in to help create 
a fairer world.

Health & Safety
In last year’s report we acknowledged 
the need to do much more to improve 
our performance in health and safety. 

We have adopted a ‘safety first’ approach 
to shift towards taking a much greater 
proactive stance; ensuring better risk 
mitigation and a strengthening of our 
processes and culture. We have identified 
areas where we need to be more robust, 
and actively sought those where 
improvement is needed. We are committed 
to working hard to embed health and 
safety at the outset of our decision-making 
to ensure we are always prioritising the 
protection of people, particularly where 
we can have the greatest impact such as 
at the early design stage of our schemes 
and assets.

We measure our health and safety 
performance using an Incident Severity 
Score. This measure covers incidents and 
significant near misses relating to injury, 
security or environmental incidents, and 
involving our direct staff, suppliers, or 
members of the public on our property 
portfolio. We encourage the reporting of 
incidents and near misses as this degree 
of detail helps us to understand where to 
focus attention.

We have an Incident Severity Score 
improvement target of 10% year‑on‑year 
on a rolling three-year average. 
This year we have achieved that target and 
outperformed it by 19% , representing 
a 34%  improvement on the 2019/20 
score. However, in spite of the decreased 
footfall across our schemes, we have seen 
a number of significant near misses and 
RIDDORs, including COVID-19 related 
reportable health impacts, which have kept 
our Incident Severity Score higher than 
we would have hoped. Next year we will be 
changing our health and safety target from 
a reactive to a proactive target.

In 2020/21 our staff Accident 
Frequency Rate (AFR) was 0.21   
(2019/20: zero) and our staff 
Accident Severity Rate (ASR)  
was 0.02  (2019/20: 0.04).

We have had two (2019/20: two) reportable 
incidents (RIDDOR) to the Health and 
Safety Executive (HSE) on directly 
managed assets, and three  
(2019/20: zero) within those parts of 
the portfolio managed by third parties. 
On our construction projects we also 
review our contractor accident statistics 
and our Construction AFR of 0.24   
(2019/20: zero). Health and safety 
reporting criteria can be found online at: 
thecrownestate.co.uk/assurance‑reporting

Details of our reportable incidents and 
environmental incidents can be found 
in our Social data supplement online at: 
thecrownestate.co.uk/Social‑Data

Above: This year we formed a new partnership with Drive Forward Foundation, a charity that supports young 
care leavers into employment.

Strategic report
01-52

Governance
53-80

Financial statements
81-126

The Crown Estate
Integrated Annual Report  
and Accounts 2020/21

25

Alongside our financial 
contribution to the nation, 
doing the right thing for the 
people we work with and the 
communities in which we 
operate, has been a long-held 
Group objective.

24

Find this section 
in our Integrated 
Annual Report and 
Accounts 2020/21

F I N A N C I A L 
R E V I E W

COVID-19
The three national lockdowns and 
varying local restrictions as a result of 
the pandemic have created significant 
challenges for many of our customers, 
which, as you would expect, has had 
a bearing on our results. Net revenue 
profit of £269.3 million is £75.7 million 
lower than last year, and annualised 
net revenue profit over a three-year 
period has declined by 6.5% against 
a pre-pandemic target of 4% growth. 

This represents an underperformance 
of 10.5 percentage points. The decline 
has primarily been driven by lower 
rental collections, as a result of weak 
occupational markets and the case-
by-case support agreed as some of 
our customers have not been able to 
afford to pay their full rent and service 
charges. Consequently, we have 
granted £20.5 million of concessions 
and recorded a further £34.2 million 
of bad debts costs in the year.

We are acutely aware that government 
schemes have been supporting many 
of our customers’ businesses, such as 
the Coronavirus job retention scheme 
(furlough), the rates holiday and rent 
moratorium. In spite of this, and our 
necessary support, many businesses have 
significantly more debt on their balance 
sheets than at the start of the pandemic, 
and we expect to see further business 
failures and CVAs when this support is 
lifted. As a result, there remains uncertainty 
over the level of our bad debt provisions 
at 31 March 2021 and around the trading 
conditions for the current financial year 
both of which will continue to be areas 
of focus.

Another impact of the pandemic has 
been to accelerate existing structural 
trends, especially in the retail market. 
Weakness in the occupational markets 
and a move to turnover-based rent 
has led to decreasing ERVs with 
negative investor sentiment towards 
retail resulting in increased valuation 
yields, consistent with the market. 
These trends are the primary driver 
behind the combined revaluation loss 
in our London and Regional portfolios 
of £1.1 billion.

Offshore Wind Leasing  
Round 4
In contrast to the Group’s retail assets, 
the Marine portfolio has increased in 
value by £2.1 billion, primarily as a result 
of including, for the first time, a value 
for the Offshore Wind Leasing Round 
4 (Round 4) following the successful 
tender that completed in February 2021 
with four customers being awarded 
preferred bidder status over six sites. 
The success of Round 4, independently 
valued at £1.9 billion, has directly led to 
a 15.1 percentage points increase in our 
total return performance. As we move into 
the option period the net revenue profit 
from Round 4 will begin to be recognised 
and paid annually to the Treasury for the 
benefit of the nation’s finances.

F I N A N C I A L  R E V I E W

Charting our recovery

As I look back on our performance in the year it was 
dominated by two events: the challenge of responding to 
the stress in our customers’ businesses as a direct result of 
the pandemic, and the successful selection of nearly 8GW 
of offshore wind projects for progression to environmental 
assessment as part of Offshore Wind Leasing Round 4. 

“ I joined the Group at the end of a challenging 
year that has tested the resilience of our business. 
As we chart our recovery from the pandemic there 
is both a lot to do and a significant opportunity 
to create social, environmental and financial value.”

Robert Allen
Interim Chief Financial Officer

Key highlights

Net revenue profit

£269.3m
(2019/20: £345.0m)

Net assets

£15.2bn
(2019/20: £14.1bn)

Property value

£14.4bn
(2019/20: £13.4bn)
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Revenue has declined year-on-year 
as a result of customer concessions, 
administrations, CVAs, increased 
voids, and lower rents, reflecting the 
impact of the pandemic and challenging 
occupational markets. This has been 
partially offset by increases in revenue 
from offshore wind farms, one-off income 
from customers seeking to exit leases 
early and increased mineral extraction. 

We offered a total of £53.7 million of 
targeted financial support across our 
London and Regional portfolios to 
customers for whom our help could make 
the greatest difference. This support 
included revised payment frequencies, 
rent deferrals and a substantial package of 
rent-free periods. At 81%, cash collections 
are significantly lower than pre-pandemic 
levels. As we established last year, we 
assess for impairment all invoiced amounts 
due before 31 March regardless of the 
service period. Our bad debt expense has 
increased, reflecting the expected credit 
loss on the resulting larger arrears balance 
on top of the cost of writing off receivables 
for the 47 customers who have entered 
a CVA or administration during the year. 

We continue to work with customers 
with balances in arrears to reach a fair and 
balanced agreement to settle outstanding 
amounts. We have recorded an additional 
bad debt expense of £34.2 million, which 
is marginally offset by lower direct costs 
from reduced marketing activity and site 
closures during the year as a result of the 
pandemic. The combination of lower revenue 
and higher costs has led to a £63.7 million 
or 15.2% reduction in gross profit. 

Administrative expenses have increased 
primarily as a result of severance costs 
arising from a restructure across much of 
our business – in order to improve our ways 
of working and bring in new capabilities to 
support our emerging strategy. 

Lower interest rates on cash deposits, 
reduced dividend rates from property 
investments and the in-built lag into the 
mechanism to retain income for capital 
have all had a detrimental impact on this 
year’s net revenue profit. 

In total, our net revenue profit has fallen 
by 21.9% compared to last year and on 
a three-year rolling basis this amounted 
to a decline of 6.5%, 10.5 percentage 
points off our 4% growth target. 

Currently at the preferred bidder phase, 
we are holding £879 million of Marine 
customers’ deposits on the balance sheet 
at 31 March 2021, which represents one 
year’s option fee income from Round 4. 
The quantum of annual option fees for 
Round 4 will introduce significant variability 
into our revenue in future years due to the 
timing of when customers enter their option 
agreements (in one to two years’ time) and 
then again as they enter their leases, or 
as a result of attrition. This uncertainty is 
a key driver behind the relatively modest 
£1.9 billion valuation and will also result 
in future volatility in asset values and our 
total return performance. The key phases 
of Round 4 and potential time lines are set 
out below.

Given the changing shape of our business 
as a result of Round 4 and our emerging 
strategy, we will complete a review 
of the current MSCI benchmarking 
approach during the current financial 
year to ensure it remains an appropriate 
performance benchmark.

Payments to Treasury
At the date of preparing this report we  
have settled the outstanding 2019/20  
net revenue profit liability to the Treasury, 
which we had agreed to pay in instalments, 
given we cannot draw on our capital 
account to cover operating expenses. 
We have agreed a mechanism for staged 
payments of our net revenue profit for 
the next three years, which along with the 
additional income from Round 4, supports 
our status as a viable business. All of the 
2020/21 net revenue profit remains as a 
liability on our balance sheet to be settled 
as revenue cash balances allow.

Revenue account
2020/21 

£m
2019/20 

£m
Change 

£m
Change

%

Revenue  
(excluding service charge income) 486.9 519.4 (32.5) (6.3)
Direct costs 
(including net service charge expense) (130.2) (99.0) (31.2) 31.5
Gross profit 356.7 420.4 (63.7) (15.2)
Gross profit margin 73.3% 80.9% (7.6)
Administrative expenses (38.5) (34.6) (3.9) 11.3
Operating profit 318.2 385.8 (67.6) (17.5)
Net investment revenue and other income (3.8) 2.6 (6.4) (246.2)
Treasury agreements and  
statutory transfers (45.1) (43.4) (1.7) 3.9
Net revenue account profit 269.3 345.0 (75.7) (21.9)

Revenue estimates are subject to indexation 
The option agreement is predicated on HRA approval **Equivalent to 19% of the nation’s annual household emissions

Round 4 – key phases

Option 
signed*

Preferred  
bidder
1 to 2 years

Nil revenue
£nil revenue
(£879m  
non-refundable 
deposits received)

Option  
period
up to 10 years

£879m
Up to £879m  
revenue per annum

Lease  
signed

First  
power

Phase

Time  
period

Annual 
impact

Construction 
phase
Typically 3 years

£25m
Pre-generation rental 
income based on 
projected output, 
expected to be up 
to £25m per annum

Operational 
wind farms
25 to 60 years

£40m
Variable revenue based 
on output, expected to be 
up to £40m per annum
Up to 8GW of power 
and 12.5m tonnes of 
CO2 emissions avoided**
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This section sets out our financial 
performance for the 2020/21 
financial year, including the 
impact of COVID-19 and our 
Offshore Wind Leasing Round 4.

30

Find this section 
in our Integrated 
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Accounts 2020/21
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B U S I N E S S  R E V I E W

In a year that has seen three national

 

lockdowns, varying levels of local 
restrictions and almost no international 
travel, we are acutely aware of the 
pressures the pandemic has put on 
our stakeholders and society in general, 
and of the economic challenges many 
customers continue to face.

Setting up our response
At the start of the pandemic we 
established a business-wide incident 
response team which directed our overall 
operational response for stakeholders 
and oversaw the implementation of our 
business continuity plans. It remains 
responsible for coordinating and managing 
our ongoing response to COVID-19. It is 
also charged with driving business change, 
and developing a culture of continuous 
improvement and learning, both as a direct 
result of the events of the past year and 
in support of our emerging strategy. 

In terms of health, safety and wellbeing 
our incident response framework laid out 
a comprehensive approach. Our in-house 
teams worked closely with our managing 
agents and wider supply chain to implement 
our coordinated response. They ensured 
all our places – from our directly managed 
assets such as Windsor and the seabed, 
to our customers’ workplaces and 
destinations, and from our construction 
sites to our own team’s home workspaces 
– were COVID-safe and supportive, 
from both a practical perspective, and a 
broader wellbeing one. And in this regard, 
we would like to thank our managing agents 
and supply chain for their hard work and 
professionalism. Read more on our health, 
safety and wellbeing response on page 26. 

Keeping in touch with customers
Whether through meetings and calls 
from senior management, virtual building 
meetings, our COVID-19 web portal, 
reoccupation packs, weekly updates or 
our regular surveys, keeping in touch with 
customers throughout the pandemic 
has been a major focus of our COVID-19 
response. As with everything to do with 
the pandemic our actions needed to evolve 
with the situation, which led to frequent 
and regular communication to find out how 
our customers were, how we could better 
support them, and how their needs and 
circumstances were changing with events. 

To ensure all operational considerations 
were addressed, our engagement 
programme with customers sought 
business-wide input, in conjunction with 
our managing agents. Around the time of 
each reoccupation, and in accordance with 
the Government roadmap, customers were 
surveyed and sector specific reoccupation 
packs were issued. Our managing agents 
were also mobilised to support our 
customers directly, offering practical advice 
and guidance as well as the supply of 
physical resources such as Personal 
Protective Equipment (PPE) and signage.

Beyond this practical support, and the 
financial support outlined below, our 
existing health and wellbeing offer has 
played a pivotal part in the wider support 
package to customers, with the majority 
of our established fitness and wellbeing 
classes continuing online. 

The results of our customer satisfaction 
survey, which positively reflect the support 
given to customers during the pandemic, 
can be found on page 25.

Supporting customers
Having ensured our places were 
COVID-safe and adhered to Government 
guidance, we quickly recognised the 
necessity of providing appropriate direct 
support to our customers where we could 
make the most meaningful difference.

Our approach throughout has been to work 
in partnership with our customers, reviewing 
our support regularly, to find sustainable 
financial solutions. These included a range 
of measures such as: revised payment 
frequency, rent deferrals and a substantial 
package of rent-free periods. This support 
was derived on a case-by-case basis 
and awarded in a balanced way using 
a concession framework with the levels 
of support tailored and flexed as the 
effect of the pandemic evolved, and as 
customers’ circumstances changed. 

Our support was focused on the retail, 
leisure and food and beverage sectors, 
as well as smaller and independent 
customers. In total a support package 
of £53.7 million has been approved to 
assist customers across our London 
and Regional portfolios. 

The majority of our Regional retail 
destinations remained partially open 
during the year, with many of the retailers 
classified as ‘essential’. This contrasted 
with our London portfolio, where the 
majority of our office, retail and leisure 
space remained closed for much of the 
year. Rebuilding London for the better, as 
we continue to come out of the pandemic, 
remains a significant challenge. Read more 
on our London and Regional portfolios on 
pages 40-43. 

While a small number of coastal customers 
have been impacted by a reduced 
leisure and tourism industry, and where 
appropriate we have helped by allowing 
the spreading of rental payments to assist 
cashflow, the construction aggregates 
and energy sectors of our Marine portfolio 
have been less affected. Offshore wind 
energy is classified as critical national 
infrastructure and with social distancing 
procedures in place, maintenance and 
operations teams have been able to ensure 
an uninterrupted service. 

Across our Rural portfolio we have provided 
a small amount of financial support in 
the form of deferred rent payments, to a 
limited number of residential, leisure and 
commercial tenants, but our agricultural 
customers’ businesses have, in the main, 
weathered the pandemic without the need 
for assistance.

While at Windsor, following the necessary 
risk assessments, our teams ensured the 
Estate remained open, providing a safe 
public space critical to supporting the 
wellbeing of the local community.

Looking ahead
COVID-19 was an unprecedented, 
fast moving crisis which continues to have 
a far reaching global impact. It is likely to 
lead to long-term or permanent change in 
behaviours which will impact our business 
and society more broadly.

Our strategy review had commenced just 
as COVID-19 arrived. As part of this review 
we were considering the major trends 
impacting our business, most of which were 
amplified by COVID-19.

As we look to implement the first stages 
of our new strategy, we are alert to the risks 
that may arise from the pandemic, but also 
ready to drive the significant change and 
innovation needed to build success in the 
post pandemic era. In this way our strategy 
incorporates the impact of COVID-19 and 
has informed a review of our portfolios and 
working methods to seek alignment with 
our purpose to ensure we are striving to 
make a greener, fairer and more profitable 
contribution to society.

Our response to COVID-19
The 2020/21 financial year has been a year dominated 
by COVID-19. It has transformed how we live, and where we 
work and spend our time, both personally and professionally.
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The 2020/21 financial year 
has been a year dominated by 
COVID-19. It has transformed 
how we live, and where we 
work and spend our time, both 
personally and professionally.
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Supplementary reports are also available:
Wales Highlights – thecrownestate.co.uk/Wales-highlights-2021
Wales Highlights (Welsh) – thecrownestate.co.uk/Wales-highlights-Welsh-2021
Northern Ireland Highlights – thecrownestate.co.uk/NI-highlights-2021
Environmental data supplement – thecrownestate.co.uk/Environmental-Data
Social data supplement – thecrownestate.co.uk/Social-Data

Social media:
Twitter: @TheCrownEstate
LinkedIn: The Crown Estate 
Instagram: @thecrownestate
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http://www.thecrownestate.co.uk/Annual-Report-2021
https://www.thecrownestate.co.uk/Wales-highlights-2021
https://www.thecrownestate.co.uk/Wales-highlights-Welsh-2021
https://www.thecrownestate.co.uk/NI-highlights-2021
https://www.thecrownestate.co.uk/Environmental-Data
https://www.thecrownestate.co.uk/Social-Data
https://www.thecrownestate.co.uk/media/3845/2021-annual-report-interactive.pdf#page=39
https://www.thecrownestate.co.uk/media/3845/2021-annual-report-interactive.pdf#page=42
https://www.thecrownestate.co.uk/media/3845/2021-annual-report-interactive.pdf#page=44
https://www.thecrownestate.co.uk/media/3845/2021-annual-report-interactive.pdf#page=46
https://www.thecrownestate.co.uk/media/3845/2021-annual-report-interactive.pdf#page=20
https://www.thecrownestate.co.uk/media/3845/2021-annual-report-interactive.pdf#page=26
https://www.thecrownestate.co.uk/media/3845/2021-annual-report-interactive.pdf#page=32
https://twitter.com/thecrownestate
https://www.linkedin.com/company/the-crown-estate/?originalSubdomain=fr
https://www.instagram.com/thecrownestate/
https://www.thecrownestate.co.uk/media/3845/2021-annual-report-interactive.pdf#page=38
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