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Presentation of financial Information

The finanoal staternents for tne year cnded

31 Miareh 2023 nave oeon proeparot 00 tne historical
cost pasis, excent for tne revaluanon of properties
imvastents clgssified as fair value terpugh orafit
o igss and dervatives The financial statements
are grovared In actordance with UK-adopted
Internatronal Accounting Standaras and the
relevant legal requircmants of tne Compamies

Azt 2006 {('FRS'). 1n the current firancal year tho
Graup has changad accounting policies in respect
af rental concessions granted to tenants and tenant
deposits. Furtner details on these accounting oolicy
cnanges in tne year hava been disclosed n Nota T of
tre financial statements Otneor than the cnanges

M tnese two resoective accounting oolicies, all
rerainng aczauting eeliios ysed ara ginerwise
zonsigtent wein taase contaimed ;M tha Groaun's
orevous Annual Report and Accourts for the

yaar enood 31 Marcn 2022 2 addition, the Groul
nas oDt & rurthe’ OF MinDr amenaTments Lo

standards affective in the year 1sseed oy the 1458,
rone of which nave hao a matenal tmpant or

e Grous

Managoment considers tne ousingss oringioaliy on
a orocortionally consolidated basis wnan serting
the strategy aetermining annual prionties, maxing
Irvestment and finanging docisons and ravicwng
performance, Trug includes the Groug's share of
At ventyras and fungs on a line-by-ling ©asis and
exciudes non-controlling imtarests v tne Groua's
suondianes Tha financial <ay garfarmancs
irdicatars ama 2150 presentod on tnis basis

Furtnor analysis of the IFRS rosults has been
aiszlosed 11 the Finantial review. We suppiement
our FRS figures witn non-GAAR Measures, whicn
manmagoment uses nternally \FRS measuroes aro
lapelied as such See ous suople™entary gisciosures
wnicn stast on page 239 for reconcil.atigng, 11
addrign 1o MNore 2.0 tre fimarciai statemgnts and
the glossary founa at britisnlane co~/giossary.

integrated reporting

Wentegrate soctal and gavirgnmentat Infarmation
tAroughoul this Recort in line witn the internatianal
integratad Reporting Framewors Tris reflects

Mow cur rndustry-leading Sustainaoiity Strategy

is Intagratad mio our cusdss, delivering lastng
value far all our stakeholders We publish additional
social ang environmental data in our Sustainability
Progress Resort foung at pritishiand.com/data.
Trus Repart was signoa off by the Board

an 16 May 20023
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PLACES PEOPLE PREFER

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

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

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

Finsbury Avenue
Square, Broadgate
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OUR KEY PERFORMANCE INDICATORS

Financial
Underlying Profit

Total Shareholder Return LA

Loan to value (LTV)
{proportionally consclidated)

Non-financial

Environment

GRESB rating I
5 "Sta r Developmeants
4"Star Standing Investments

Reduction in energy intensity
of Offices

22%

2022: 26%

EPC rated AorB
%
45 O of portfolio

2022 36%

Total Property Return &= R

Committed and near term
developments
% of standing investments by floor area

The British Land Company PLC Q0621920

Total Accounting Return L ]

Net Debt to EBITDA
{proportionally consolidated)

Links to remuneration:
W Long Term Incentive Plan
EW Annual Incentive Plan

—} Read more about our results and strategy on pages 11

hY

— Explanations for financial terms can be found in our glossary

Social impact

Number of community initiatives

88

2022103

Number of community beneficiaries

26,000

2022 24,000

Ssciali;alue Ere;;eé;
£12.5m

No 2022 comparative

at britishland.com/glossary

People

Staff engagement
%

78%

2022 69%

Ethnicity pay gap

14.2%

2022:19.2%

Gender pay gap
21.9%

2022:19.2%

7\ Read more about our approach to sustainability on pages 70 to 103 and britishland.com/data

1. Restareg for a cnange 11 adcounting calicies 1n rostect of rontal cgncessions and tenant Cecasits as ciscleses in Note 1 of the financial stara~ments on cage 179
2 Deotads of wrat s iioluges 1 e socal va ud created figurs can e found on gage 75

2 British Land Annual Report and Accounts 2023



2023 PERFORMANCE HIGHLIGHTS

Ihe Brabish Land Company PLC Q0621820

Financial highlights

Underlying Profit

£264m

2022 £247m'

IFRS profit after tax

£(1,039)m

2022: £965m'

EPRA NTA per share

588p

2022: 730p°

Operational highlights

3.4man

leasing activity
2022:329m sq ft

646kg CO,e per sgm

average embodied carbon
in current office developments

2022: 678kg CO.e per sgm

Underlying EPS (diluted)

28.3p

2022: 27.0p'

IFRS EPS

(M2.0)p

2022:103.8p°

Senior unsecured credit rating

A

2022 A

%
2.8%
ERV growth
2022, (1.2)%

1.8msqtt

committed developments
2022: 1.7m sq ft

Dividend per share

22.64p

2022: 21.92p

IFRS net assets

£5,525m

2022: £6,768m’

Years until refinance date

3.0 yrs

2022: 3.0 yrs

£1.3bn

capital activity
2022 £1.5bn

£1.7bn

profit to come from developments
2022 £2.0bn

1. Restated for a change in accounting golicics in rospect of rentat concessions ang tonant geoosits as disclosed 1n Note 1 of the financial statements on page 179.

British Land Annual Report and Accounts 2023
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OUR PORTFOLIO AT A GLANCE

We have a diversified business model
and invest in schemes where we can
leverage our competitive strengths
in development, asset management
and placemaking to add value.

We believe value in real estate is
created over the medium term,
and we are actively positioning
the portfolio towards growth.

We are the market leader in Campuses,
where we are increasingly focused

on the exciting life sciences and
innovation sectors.

We are consolidating our position

as the largest owner operator of

retail parks where scale allows us to
negotiate portfolio deals with large
retailers, and we are building a leading
London Urban Logistics portfolio,

We have a strong balance sheet, a best
in class platform and through continued
capital recycling we are strengthening
the foundations of cur business and its
ability to create long term value for

our stakeholders.

~  You can read more about our strategy and chosen
7 sectors on page 12

Multi-storey logistics,
Thurrock

Image s 3 0
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Retail & London Urban Logistics”:
37% of portfolio by value

Retail Parks account for 61% of this seament of the portfolio
and we are the UK’s largest owner and operator with ¢.8%
of the market.

Retail parks are the preferred format for retailers due to their
affordability and compatibility with omni-channel. Given their
strong fundamentals and attractive yields, we are looking to
acquire more parks to further consolidate our leadership
position in this attractive segment.

We also own a small, non core, portfolio of shopping centres
(c.8% of the Group's porifolio), the largest of which is a 50%
share in Meadowhall shopping centre in Sheffield.

Qur London Urban Logistics portfolio (¢.3% of the Group's
portfolio) is the newest part of our business. We focus

on Zone 1 and multi-storey developments within the M25
Our pipeline has a gross development value of £1.34n to
deliver one of London’s most environmentally sustainable
and centrally located urban logistics portfolics Demand is
strong due to the long term growth of e-commerce and
rising consumer expeactations for priority delivery. This
supply-demand imbalance underpins the attractiveness of
this market segment. In addition, last mile logistics solutions
are increasingly sought after due to their strong sustainability
credentials given they reduce large vehicle movements and
allow the use of e-vehicles for the last mile delivery to the
end customer.

1. As of 1 Agsil 2023, tne Group rgnamed b1 Ratail & Fulfilment gperating
scg~—ont ‘Retal & Loncon Urban Logisuics. Refor to Mote 2Y of the
consclidated financial staie™ents for furtner informanon,
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Campuses: 63% of portfolio by value

We are the leading owner and operator of Campuses
in the UK and with our unique model we drive above
average returns'.

Qur Campuses bring together best in class buildings with
leading sustainability and design credentials, surrounded by
attractive public spaces and a range of amenities including
shops, gyms, restaurants and bars. Our Campuses are located
close to kay transport hubs and benefit from excellent
connectivity. Since we own the space between our buildings,
wea use our placemaking expertise to create an engaging
nublic realm and the right mix of amenities.

Campuses provide flexibility for companies to grow, and they
attract businesses in industries that like to cluster together

in sectors such as life sciences. technology, engineering and
financial services, fostering innovation and cellaboration.

Sustainability is important to us and our customers - who
are looking to reduce their own carbon footprint. All of

our developments are net zero and we target a BREEAM?
Qutstanding accreditation and an EPC A rating. We have
assembled an 8.8m sg ft development pipeline of best in
class sustainable office space, of which 1.Bm sq ft is already
committed. We are also increasing cur exposure to life
sciences and are onsite to deliver 190,000 sq ft of lab
enabled space and have a pipeline of 1.9m sq ft.

We have four main Campuses in London:

Broadgate is 2 32 acre office led Campus in the City

of London, with excellent connectivity, located next to
Liverpoo! Street Station and the recently opened Elizabeth
Line. Its proximity to Shoreditch attracts a breadth of
customers from financial services, law firms, fin-tech, media
and other growth sectors. As part of our transformation of
the Campus, we have investead significantly into the buildings
and public realm. Our newest building 100 Liverpool Street
was our first net zero development and was recently
shortlisted for the Stirling Prize for its outstanding design
credentials. We are currently on site at ' Broadgate, a

544,000 sq ft office led redevealopment, which is already
fully let (or under option) to JLL and Alflen & Overy,
four years ahead of completion.

Regent’s Place is a 13 acre Campus which we are in the process
of repositioning for growth in life sciences and innovation.

It is uniquely positioned in the Knowledge Quarter, close

to a range of academic and research institutions including
University Coliege London, the Wellcome Trust and the
Francis Crick Institute. The Campus has excelient transport
links with Euston and Kings Cross stations nearby.

Paddington Central is an 11 acre office led Campus in
Landomn's West End, which sits next to Paddington Station
with access to the Elizabeth Line and Heathrow Express.
its central location and accessibility attracts a broad range
of corporates in financial services, telecommunications
and technology. We have made significant investments

in tha public realm and our 1atest development 15 the

full refurbishment of 3 Sheldon Square, a 140,000 sq ft
cffice building, which is 65% pre let to Virgin Media Q2.

Canada Water is 2 53 acre mixed use Campus. It is the
largest mixed use development in the UK, creating a whole
new piece of the City and is led by a team that includes
members who have worked on the iconic King's Cross
redevelopment. Located in lLondon’s Zone 2, Canada Water
is on the Jubilee Line and London Overground, making it
easily accessible to London Bridge, the West End, the City
and tech hubs around Shereditch.

The Canada Water Masterplan will deliver around 2m sq ft

of workspace, around 1m sq ft of retail, leisure, entertainment,
education and community space, and around 3,000 new
homes, of which 35% will be affordable. it is home to
Printwarks London, one of the UK's {eading cultural venues.
When complete, Canada Water is expected to have the

UK’s largest collection of BREAAM Cutstanding buildings.

Cur newest Campus is Peterhouse Technology Park, a 14 acre
innovation led Campus in Cambridge, part of which is et to
ARM. Wa expect to commit to the development of the
newest part of the site in the next couple of months.

1. ©r average returns on our Campuses over five years nave peen arcund 1% p.a. higher than stand alone buildings in surrounding areas,
2. Builthng Rasearch £staohsamant Environmantal Asscssmaent Mothod BREEAM stangaras aim to minimise harmful carbon emissions, improve wator usage and
reduce material waste, The rating enabies comparability between prajects and provides assurance on performance, quahity and value of the assct.

Finsbury Avenue
Square, Broadgate

British Land Annual Report and Accounts 2023 5




Tne Brirish Lana Combpany RPLC GC621820

NON-EXECUTIVE CHAIR’S STATEMENT

Tim Score

Non-Executive Chair

GOOD STRATEGIC
PROGRESS
AN UNCERTAIN
ENVIRONMENT

IN

Dear Shareholders,

The experience of recent years has taught us to expect the
unexpected and 2022 was no exception. The past year has
been one of significant geopolitical and economic upheaval.
As the world emerged from Covid-19 lockdowns, strains

on supply chains began to fuel inflation, which was further
exacerbated by the Russian invasion of Ukraine. Central
banks responded with sharp increases in interest rates,
marking the end of an economic era defined by =sasy access
to cheap debt. Aside from the significant impact on both
glokal bond and eqguity markets, it also caused property
valuations in the UK to fall across all sectors, as yields
increased to reflect the higher interest rate environment

[ British Land Annual Repart and Accounts 2023

Against this backdrop, the value of our portfolio has dechined
by 12.3%, yet we have delivered another strong operational
performance in FY23. We have a world class platform and
are market leaders in subsectors where we benefit from
pricing power. Occupational demand has remained high
demonstrated by strong levels of leasing this year and as

a result, our underiying profit grew by 7% and our full year
dividend will be up by 3%.

Cur balance sheet is strong. It gives us the resilience to
navigate turbulent market conditions, while allowing us to
continue to invest in aur attractive development pipeline
and the opportunities now emerging in the market.




Strategy update

I am very pleased with the progress we have mada in

the second full year of the strategy that we articulated in
early 2021, Occupational markets are holding up well and we
have strong conviction in our preferred subsectors, focusing
on Campuses, Retail Parks, and London Urban Logistics.
Underpinning our approach is a programme of active capital
recycling. The sale of our 75% interest in the majority of our
assets at Paddington Central to GIC is a great examptle of
this, releasing capital to target growth opportunities eisewhere.

Our ability to be a preferred partner of organisations like GIC,
who value our development and asset management expertise,
is something | am very proud of. It enables us to crystallise
returns of more mature assets or skretch our equity and
diversify our risk, as we saw in our joint venture with
AustralianSuper for the development of Canada Water.

We are increasingly excited about the opportunity for
growth in life sciences and innovatjon. As part of this,

we are repositioning our Regent’s Place Campus as a

Life Sciences and Innovation hub given its unigue location
within the Knowledge GQuarter and its proximity to a range
of academic and research institutions, including University
College London, the Wellcome Trust and the Francis Crick
Institute. We are also actively locking for opportunities to
replicate our Campus model outside London in the Oxford-
Cambridge Arc, where supply is highly constrained, vet
demand is very strong, particularly from these types of
innovative businesses.

A sharp focus on environmental, social, and
governance (ESG)

We continue to make great progress towards the targets

set out in our 2030 Sustainability Strategy and this year, our
quantitative ESG targets have been linked to three key pillars:
Greener Spaces, Thriving Places and Responsibie Choices

Greener Spaces refers to our ambitious 2030 net zero targets
across both our developments and our standing portfolic.
This year, for the first time, environmental! targets have been
linked to executive remuneration. Maintaining our leadership
in this area is a key focus. Our customers have their own
emissions targets and face rising energy costs, and this

is reflected in our discussions with both new and

existing custorners.

To support our commitment to Thriving Places we have
launched a £25m Social impact Fund, building on over a
decade of investmeant into the communities in which we
operate. This will support delivery of our headline 2030
Social Impact targets across employment, education
and affordable space

Responsible Choices builds on the excelient work we have
done at British Land, and across the industry, to promote
responsible employment, diversity and inclusion and
responsible procurement.

The Britisn Land Company PLC 00621920

Our pecple

Our people are critical to the successtul achievement of

our strategic cbjectives. We have listened and responded to
feadback from last year and I'm delighted that our November
employee survey demaonstrated a high level of engagement
and widespread job satisfaction. We have also made progress
in delivering our Diversity, Equality & Inclusion Strategy,
ensuring that we reflect and understand the people

who work, shop, live and spend time in our places,

| was pleased that this year British Land was ranked the
top property company and 16 overall in the Sccial Mobility
Index. Accountability for British Land’s social mobility
outcomes sits at Board level, but we could not achieve this
without our Employes Networks who hold us all to account
and do a brilliant job of representing colleagues from a
wide range of backgrounds. We have alsc exceeded the
recommendations on Board diversity made by the 2021
FParker Review.

Concluding remarks

We coniinue to make good progress in executing our
strategy. We believe in the strength of our Campus model,
Retail Parks have emerged as the preferred format for
retailars, and we are making progress on building out our
London Urban Logistics pipeline, ESG remains a key focus
and is integrated throughout our business.

This is set against a background of gecpolitical and economic
uncertainty. We are highly alert to the ongeing challenges
presented by the uncertain macroeconomic envirenment.

As a result, we will maintain a disciplined approach to
financial leverage to ensure our balance sheet remains

in a position of strength.

On behalf of the Board, | would fike to thank everyone at
British Land for their continued hard work this year, which
has been achieved once again in challenging circumstances.

G~ 0&"9"

Tim Score
Non-Executive Chair

Rritish Land Annual Report and Accounts 2023 7
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LIFE SCIENCES AND INNOVATION

The Engineering & Design
Institute London (TEDI-Londen),
Canada Water

LIFE SCIENCES
AND INNOVATION

8 British Land Annual Repart and Accaunts 2C23



Lendon’s Knowledge Quarter

Tne Britis™ Land Company PLC Q0821920

Retation Therapeutics,
Regent’s Place

We are increasingly focused on delivering lab and office
space for customers in life sciences and innovation sectors.
As part of this, we are repositioning our Regent’s Place
Campus as a life sciences hub given its location in London’s
Knowledge Guarter and its proaximity to academic and
research institutions, including University College London,
the Wellcome Trust and the Francis Crick Institute. We are

also making good progress in establishing our Campus
model within the Golden Triangle (London, Oxford and
Cambridge), one of the world’s leading life sciences and
innovation clusters, where supply is highly constrained,
yet demand is very strong, particularly from these types
of innovative businesses.

British Land Annual Report and Accounts 20723 9



The Box,
Paddington Central

fnage s a CGY

London Urban Logistics

Our London Urban Logistics portfolio is focused on
assets within the M25 and Zone 1 of London, wherae
supply is highly constrained. We take a development
led approach, either through repurposing of assets in
Zone 1 or densifying assets within tha M25 through
multi-storey developments. We have a pipeline

with a gross development value of £1.3bn to deliver
environmentally sustainable and centrally located
urban logistics assets that will appeal to a range of
occupiers given the highly supply constrained market
within the M25.

10 British Land Annual Report and Accounts 2023
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Multi-storey Logistics,
Thurrock

fragsr s & (TG




CHIEF EXECUTIVE’S
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REVIEW -
STRONG OPERATIONAL
PERFORMANCE DESPITE
MACROECONOMIC
CHALLENGES

The past 12 months have been volatile in terms of the

economic and pelitical landscape. Although more recently the

outlock for the UK economy s improving. sentiment remains

fragile. Against this backdrop, our business is performing well

operationally. We leased 3.4m sg ft of space, 15.1% ahead of
ERV and portfolio cccupancy is high at 96.7%.

In line with our strategy, we continue to actively recycle
capital. We made disposals of £746m mainly from the sale
of 75% of the majority of Paddington Central crystallising
total property returns of 9% p.a. Acquisitions of £203m
increased our expoesure 1o retail parks, life sciences and
Landon urban logistics.

Higher interest rates have had an impact on property yields.
As a result, the value of our portfolio declined by 12.3%, and
our total accounting return was negative 16.3% for the year.
Whilst we remain mindful of ongoing macro-ecanomic
challenges, the upward yield pressure appears to be easing
and there are early signs of compression for retail parks.

Ultimately, value in real estate is created over the medium to
long term. We like to invest in supply constrained segments
with pricing power, where we can be market leaders and
leverage our competitive strengths to generate attractive
returns. We already lead in campuses, where we continue to
see strang demand for best in class space and are increasing
our focus on life sciences and innovation sectors. We are
consolidating our position as the largest owner operator of
retail parks where scale is an advantage and we are building
a unigue portfolio of centrally located and highly sustainable
urban logistics schemes in London.

We have high quality assets, a best in class platform, a2 strong
balance sheet, and through both development and capital
recycling we continue to see significant opportunities for
future value creation.

British Land Annual Report and Accounts 2023 1



CHIEF EXECUTIVE’'S REVIEW continuved

STRATEGY
AND BUSINESS
MODEL

We invest in supply constrained segments with pricing
power, where we can be market leaders and leverage
our competitive strengths to generate attractive returns.

Our competitive strengths are:

Portfolio of high quality assets

Our portfolio of campuses is mainly located in London,
a truly global city which appeals to a broad range of
businesses. We are the largest owner and operator

of retail parks in the UK and we are building a unique
portfolio of centrally located and highly sustainable
urban logistics schames in Londan.

Best in ciass platform

We have a long-standing team with ceep experience
across the real estate value chain from design, planning,
development and construction through to asset and
property management,

London expertise

The depth of our relationships with planning authorities,
contractors and other stakeholgers in London, combined
with our extensive construction experience gives us an
unparalieled ability to unlock value through development,

Sustainability

From FY21 new developments have baen net zero carbon,
and we target BREEAM Qutstanding and EPC A, We forge
strong relationships with local communities and autherities
and have a good track record of creating opportunities for
employment at our places.

Partnerships with investors

We have strong relationships with sovereign wealth funds
such as Norges and GIC as well as large pension funds like
AustralianSuper and Allianz which give us an important
abllity to crystalise value through asset sales and

joint ventures.

Financial strength and discipline

We have a strong balance sheet, use leverage appropriately
and we have a disciplined approach to capital allocation to
deliver returns through the property cycle,

Our values underpin everything we do

Bring your whole self Listen and understand

Be smarter together Buiid for the future

Deliver at pace

—>- Read more on owr values at britishland.com/values

12 British Land Annual Report and Accounts 2023
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Qur strategy and business modet!

We have a diversified approach and invest in
schemes where we can leverage our competitive
strengths te create value. We are developers and
asset managers with a value-add strategy and

our medium-term objective is to deliver a total
accounting return (TAR) of 8-10% through the cycle.

Cur aim is to create value for all cur stakeholders
and our approach is as foliows:

7\ See how we are delivering value for our stakeholders
on page 62

Source value-add opportunities

We targat value acquisitions and development
opportunities. This is underpinned by a strong balance
sheet and & disciplined apnroach to risk management.

Develop and actively manage

We create and manage modern, high quality and
sustainable space that meets our customers needs and
that direct investors, such as sovereign wealth funds and
pension funds, want to own.

Recycle capital

We rotate out of assets where we have delivered the
business plan to crystalise returns and reinvest capital
into opportunities in cur chosen strategic themes where
we can drive strong returns through development or
asset management.

Sustainability

Our developments, refurbishments, sustainability targets
and reporting are all industry leading.




Strategic themes

We like to focus on strategic themes that have
strong fundamentals. Currently, we see
opportunities in:

Developments on eur campuses

Qur campus madel offers gur customers high quality
sustainable workspace with great transport infrastructure,
beautiful public reaim, world class retail and engaging
amenities. In addition, it provides our customers with flexibility
and allows for clustering of complementary businesses.

Best in class sustainable offices

We continue to see strong demand for modern, sustainable
offices on our campuses. Occupiers are locking for the best
space for their business ta help them attract and retain staff
in a competitive jobs market while at the same time helping
them meet their net-zero goais Furthermore, at around 10%
of salary costs, rents are affordable. Costar resgarch shows
that net absorption rates of new best in class buildings has
been strongly positive in the past 5 years in both the City and
the West End. As a result, given the low vacancy rates, rents
for modern sustainable buildings are showing strong growth
based on recent transactions.

We are seeing this come through in the strong demand

for our developments. We have a 8.9m sq ft development
pipeline to deliver best-in-class sustainable buildings on our
campuses. We target 2 BREEAM! outstanding certification in
our develocpments and JLL research? shows that offices with
a BREEAM certification have an average ¢.12% premium on
rents and an average capital value premium of ¢ 20%

Life Sciences and innovation

We are increasingly focussed on delivering new space for
customers in high growth life sciences and innovation sectors
in London and across the Golden Triangle (Londen, Oxford
and Cambridge) where supply is constrained. Our campus

at Regents Place, in the centre of the Knowledge Quarter

in London, is uniquely positioned to unlack exciting growth
opportunities in this segment given the importance of
proximity to research and education organisations. Canada
Water has the potential ta be another significant innovation
cluster, while our acquisition of Peterhouse Technology Park,
and the land adjacent to it, is our first campus in Cambridge.

By the end cf the year we will have delivered 190,000 sq ft
of lab enabled buildings across the portfolic and our total
pipeline will deliver 1.9m sq ft over the next 7 years.

In addition, we have recently established an Innovation
Advisory Council to support our growth in this area and
advise on customer requirements, provide insight on future
trends, help the business build connections and underwrite
new acquisitions.

Retail Parks

Retail parks are retailers’ preferred format, as they are

large and compatible with the way people shop, supporting
retailers’ omni-channel strategy, allowing for click and collect,
ship from store and in-store returns. Importantly, they are
affordable and have an occupancy cost ratio of 9%

The 8rtish Land Comoany PLC CC&821920

Retail parks account for less than 10% of the UK’s total
retail space and there is limited new supply expected, given
the market price per sq ft is below replacement cost and

it is difficult to obtain planning consent. Given this lack of
new supply, the growing customer demand is driving high
occupancy rates, especially in the best locations, reflected
in the 98.8% occupancy of our retail park portfolio.

We like the retall park format and will continue to look

far acquisition opportunities where we can create value by
leveraging cur scale and our expertise in asset management.
Most of our leasing deals are with national retailers who are
increasing their presence in the best located retail parks
while at the same time reducing their exposure to the high
street and secondary shopping centres. We have actively
targeted a broad range of customers including general
retailers, grocers, discounters and value retailers to

increase the resiliency of our cccupier base.

London Urban Logistics

There is an acute shortage of logistics space within London’s
M25. Demand is strong due to the long term growth of
e-commerce combined with rising consumer expectations for
priority delivery, and as a result, vacancy in Greater | .ondon is
2.3% and 0.4% in Zone 1. This acute supply-demand imbalance
underpins the attractiveness of this market segment.

We have a development led approach and our pipeline has a
gross develaopment valug of £1.3bn. Cur strategy is to deliver
best in class, environmentally sustainable multistorey and
Zone 1 last mile urban logistics schemes that will appeal to

a range of occupiers. Last mile logistics solutions that allow
the use of e-bikes for delivery to the end customer have up
to 90% lower carbon emissions, are 1.6x faster than vans in
traffic and support the net zero objectives of loca! authorities.

FY23 Results

Financial performance

Our focus on sectors with strong occupaticnal fundamentals
drove 5.9% like-for-like net rental growth This growth
combined with a firm grip on costs and increased fee income,
partly offset by higher financing costs, resulted in Underlying
Profit growth of 6.9%.

Underlying EPS was 28.3p, up by 4.8%, as strong Underlying
Profit growth was partly offset by the impact of a tax credit
in the prior year. In line with our dividend policy of paying
80% of Underlying EPS the proposed full year dividend is
22.64p, a 3.3% increase. The growth in the dividend is lower
than Underlying EP5S growth due to the £4m impact of the
rental concession restatement in the prior year.

Lettings

We maintained strong leasing momentum this year and
leased 3.4m sq ft, 15.1% ahead of ERV, and as a resuylt,
the cccupancy across our portfolio is high at 96.7%.

1. Bullding Rescarch bstanhsnment Eavirgnmental Assossmant Method BREEAM stangards aim to mururmise Rarmful carbon ermissions, Improve water usage ana
reauce matorial waste. The rating cnables comparability between projects and provides assurance on perfermance, quahity and value of the asset,

2.0 L Report on sustainability and value January 2023
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CHIEF EXECUTIVE’S REVIEW condinued

in Campuses we leased 1.0m sg ft in the year and occupancy
is now 96.2%. Long term deals were 11.0% ahead of Fy22
ERV, 18.2% above previous passing and a further 106,000 sg
ft are under offer, This performanca reflects the continued
demand for best in class sustainable buildings located on
our carmpuses and includes significant renewals to Meta and
Credit Agricole, a pre-let to Virgin Media as well as 146,000
sq ft of deals in Storey our serviced offices product.

In cur Retail & London Urban Logistics segment we had a
record year of leasing with 2.4m sq ft of new lettings and
renewals in the year, 18.8% ahead of ERV and 8.8% below
previous passing rent. In Retail Parks, which account for
the majority of this segment, cccupancy increased to 98.8%
due to the attractive occupational fundamentals. Retail Park
leasing was 12m sq ft, 19.5% above ERY, and although it
was 2.7% below previous passing rents this is a significant
improvernent to leasing in the prior year which was 20.2%
below previous passing rents. We have an additional
B0O8,00Q0 sq fr under offer, 19.5% shead of ERV, 9.6%

below previous passing rent. The majority of this is at

retail parks reflecting the strong demand for the format
due to its affordability and omni-channel cempatitility.

Portfolio

Portfolic ERV growth was 2.8% in FY23. In Campuses, ERV
growth was 2.6% in the middle of our guidance range of
2-4%, reflecting particularly strong growth at Regents Place.
in Retail Parks, strong demand for the format, combinad with
high occupancy rates resuited in ERV growth of 2.8% at the
upper end of our guidance range. In London Urban Logistics,
ERV grew by 28.4% significantly above our guided range

of 4-5%, reflacting the acute undersupply and continued
strong demand for last mile logistics assets in London.

Rising market interest rates caused a repricing of all real
estate assets and as a result, the net equivalent yield of

our portfolio increased by 71 bps to 5.8%. Although this was
partially offset by the 2.8% growth in ERV, the value of the
portfolio declined by 12.3%. Campuses saw yields increase by
70 bps te 5.0% while, in Retail Parks yields were up by 71 bps
to 6.6%. London Urban Logistics saw a larger yield increase
of 187 bps to 4.6%. These assets are primarily valued on an
investment rather than development basis. We are still
expecting attractive development IRRs of ¢.15% as our
original appraisals assumed some of the outward yield

shift we have now seen and there has been very strong
rental growth over the past year.

Our portfolic outperformed the quarterly MSCI Al Property
total return index by 310 bps over the year. Our Central
London Campuses outperformed the quarterly MSCJ
benchmark for all Offices by 40 bps, with Central London
outperforming Regional Offices in the period. Our Retail and
London Urban togistics pertfolio outperformed the MSCI
All Retail benchmark by 280 bps due to our exposure to
Shopping Centres and Retail Parks, which outperformed
other MSCI Retail subsectors.

Developments

Developments are a key driver of long term value creation.
We have an 11.8m sq ft development pipeline with ovar
£1.7bn of profit to come.

Qur committed pipeline is 1.8m sg ft and is focused on our
Campuses. It is 38% pre-let or under offer of which office
space is 46%. Costs to come are £488m of which 94% have
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been fixed. We have made one new commitment this year for
the refurbishment of 3 Sheldon Square at Paddington and the
building is already 65% pre-let. Our largest onsite projects
are at 1 Broadgate, Norton Folgate, Aldgate and Phase 1 at
Canada Water

At Canada Water, we are on site at the first three buildings
covering 578,000 sq ft of mixed use space. The Founding
(previously A1) is a 35 storey tower, including 186 homes and
121,000 sq ft of workspace, The Dock Shed which includes
181,000 sq ft of workspace as well as a new leisure centre
and Roberts Close which camprises 79 affordable homes.,

We are on site with a 83,000 sq ft life sclences development
at The Priestiey Centre in Guildford which will be a mix of
office and lab space. This year we also signed a Memorandum
of Understanding with Cambridge Biomedica! Campus Ltd

to be a Partner in Masterplanning at the campus.

Our near term pipeline consists of projects yet to be
committed. It includes 2 Finsbury Avenue which will deliver
best in class sustainable office space at Broadgate, and the
Peterhouse Western Expansion, adjacent to the Paterhouse
Technology Park, which will defiver Innovation and lab
enabled space in Cambridge. Importantiy, it also includes
our first three London Urban Logistics developments. The
Box at Paddington will be one of London’s most centrally
located and sustainable urban logistics assets while our
developmeants at Verney Road and Mandela Way will be
muttistorey urban logistics facilities.

Cur medium term pipeline includes several other
developments, the largest of which are the redevelopment
of Euston Tewer at Regent’s Place and the future phases of
the Canada Water Masterplan.

Strategy in action

Wae create value by actively recycling capital out of
assets whare we have delivered the business plan, and
into opportunities where we can leverage our competitive
strangths in asset management, development and
placemaking to drive returns.

Since April 2022, we have made disposals of £746m

mainly from the sale of 75% of the majority of Paddington
Central where we had created considerable value through
development, asset management and place making and were
able to crystaliise a total property return of 9% p.a. We will
continue to recycle out of mature assets that have completed
their business plans or are non core to British Land.

Since April 2022, we made acquisitions tetalling £203m.
We acquired £148m of retail parks with a blended net initial
vield of 8.1% to further increase our market leading position.
Cur acquisition of Peterhouse Western Expansion for £25m
extended our ownership at the Peterhouse Technology Park,
our first life sciences and innavation campus in Cambridge.
We also acquired Mandelz Way a development site for a
multi-storey urban logistics facility for £22m The site is
located in Southwark, the same borough as our Canada
Water development, where we have strong relationships
with the local council.

We spent £262m on developments in the year, This
includes spend to deliver best in class sustainable offices
at 1 Broadgate, where the office space is fully let (or under
option), Norton Folgate, which is 33% pre-let and Phase 1
of Canada Water.




As we lonk ahead, we will remain disciplined as we continue
to execute our strategy. We will make acquisitions that align
with cur strateqic themes and where we can best deploy

our competitive strengths. That means we will continue 1o
acquire retail parks where we see attractive assets that will
further consolidate cur market feading position. We will also
consider life sciences and innovation opportunities in Oxford
and Cambridge as well as suitable London urban logistics
sites. Good deinand for our developmenl pipciine undearpins
our returns expectations and we will opportunistically recycle
out of mature office assets as well as non core assets such as
shopping centres.

Balance sheet

We have a strong balance sheet which, combined with
capital recycling, allows us to execute our strategy of
investing in development opportunities and making
acquisitions. Group Net Debt to EBITDA was 6.4x and, on
a proportionally consolidated basis, Net Debt to EBITDA
and LTV ratios were 8.4x and 36.0% respectively. We have
significant liquidity with £1.8bn of undrawn facilities, and
na requirement to refinance until early 2026.

We maintain good relationships with debt providers across

a range of financing markets. This year, we completed £1.4bn
total financing on favourable terms, including margins in tine
with our in place facilities; £1.2bn of this was new debt raised
with existing and new bank relationships. A loan of E515m
was arranged for Paddington Central in the first half of the
year, alongside completion of the new joint venture, and in
the second half of the year in volatile market conditions we
signed £875m of facilities.

For British Land, we agreed three new revolving credit
facilities totalling £375m, with ESG linked targets alignad to
our sustainability strategy. For Canada Water, in March 2023
we arranged a £150m Green development loan for Phase 1 of
the project.

Cur weighted average interest rate at 31 March 2023 was
3.5%, in line with September 2022. The interest rate on our
debt for the yvear to 31 March 2024 is 97% hedged, and 76%
of our projected debt is hedged on average over the next
five years.

Sustainability

We launched our current Sustainability Strategy in 2020,
committing to achieving a net zero carbon portfolio by 2030
with a clear set of targets to reduce both the embodied carbon
in our developments and the operational carbon across

our portfolio. This year we have evolved our Sustainability
Strategy further by grouping it in to three key pillars: Greener
Spaces, Thriving Piaces and Responsible Choices which map
to the environmental, social and governance elements.

Cur Greener Spaces piflar includes our ambitious 2030 Net
Zero targets for both our developments and our standing
portfolio. We are pleased with the continued progress we are
making, as sustainability becomes even further embedded in
the day-to-day running of our business. Average embodied
carbon across our office development pipeline is 646 kg
COse per sgqm, tracking ahead of the glidepath to cur 2030
target of 500kg CO.e per sgm. Across our managed porttolio
the majority of our assets have a net zero plan and 45% of
our portfolio is now rated ERPC A or B. This is up from 36%

as at March 2022, whilst 50% of our officas are EPC A or B
rated, up from 46% as at 31 March 2022.
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The Thriving places pillar of our strategy reflects our
commitment to making a long-lasting, posilive social impact
in our communities by collaboratively addressing local
pricrities. We were delighted to launch a £25m Social Impact
Fund in March 2023 to provide education, employment and
affordable space in the communities in which we operate.
We have also introduced targets for 2030 which focus on
the areas where we can have the greatest impact: education,
rmployment and affordable space. This year, for the first
time, we have reported the value created by our core
projects and the Canada Water development, which totalled
£10.6m, combined with our provisions of £1.9m of affordable
space, whereby in total we generated £12.5m of social value.
Next yvear, coverage will be expanded across all our
community activities.

Responsible Choices is about making responsible choices
across alt areas of our business and we encourage our
customers, partners, and suppliers to do the same. This year
we were pleased to be ranked the top property company and
167" overall in the Sccial Mebility Foundation's Index of the
top 75 UK employers taking action to improve social maobility
in the workplace. Our overall sustainability performance has
been recognised in international hbenchmarks including
GRESBE, where we achieved a GRESB 5 star rating for
Developments, the highest in Europe in our sector, and a

4 star rating for Standing Investments We also retained

our MSCI AAA rating and improved our ranking in the
FTSE4Good index by 7 percentage points to rank just
outside the top decile.

Outlook

Althcugh more recently the outlook for the UK economy

has improved, continued macroeconomic uncertainty
remains our central case for the next twelve months. The
upward yield pressure appears to be easing and there are
early signs of compreassicon for retall parks. However, liguidity
in the investment market remains low sc there is stili some
uncertainty on the outiook.

In terms of rental growth, we expect Campuses to continue
to outperform as demand gravitates towards best in class
sustainable space and the disparity between "the best vs the
rest” continues to widen. As a result, we expect 2-4% ERV
growth for our assets. In Retail Parks, the affordability of the
format combined with its omni-channel compatibility, will
continue to drive high occupancy. These strong occupational
fundamentals underpin our upgraded expectations of 2-4%
ERY growth for our retail parks. In London Urban Logistics,
we expect the acute shortage of supply to drive ERV
growth of 4-5%

We are performing well operationally and delivering against
the factors we can control. We have high quality assets, a
best in class platform, a strong balance sheet, and through
both development and capital recycling we continue to see
significant cpportunities for future value creation.
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MARKET

MARKET
BACKDROP

Macro-economic backdrop

The macroceconomic backdrop in the UK was volatile in the
period. Geopolitical tensions, high inflation and successive
Bank of England interest rate rises since early 2022 have
resulted in lower GDP arowth forecasts. The UK has thus far
avoided a recession, consumer confidence has been resilient
and labour markets remain robust with unemplioyment at
3.8%. However, sentiment is fragile and the outlook

remains uncertain,

London office market

Central Londoen office occupational markets have remained
robust with take up of 8.2m sq ft across the City and West
End over the year. Banking & finance, professional services
and creative industries were the largest sources of take

up with consolidation In some sectors (notably legal) an
important factor As businesses evaluate their workspace
requirements, demand continues to gravitate towards the
very best space, with an emphasis on sustainabitity, shared
and flexible space and excellent transport connections. This
Fhight to quality’ in offices helps occupiers attract and retain
staff in a competitive jobs market, as well as helping them
meet their net zero goals. Recent research from CoStar
highlights net absorption rates of best in class, sustainable
space has been positive with vacancy rates falling and rents
climbing. In contrast net absorption rates for older offices
have been strongly negative since the pandemic began,
with far more tenants leaving than moving in, widening

the gap between ‘the best and the rest’.

Investment markets were subdued in the financial year with
investors pausing to assess the impact of rising interest rates
and inflation. Consequently, volumes have been relatively
light at ¢.£10bn across the City and West End compared

to £17bn in FY22.

Life sciences market

Life sciences fundamentals remain strong, with taks up
across the Golden Triangle totalling 1.4m sg ftin 2022
(calendar year), the highest figure in five years. Venture
capital funding also remained positive in 2022, with volumes
behind record leveals achieved in 2021 but still 22% ahead

of 2020, further driving demand for space. Meanwhile,
vacancy in London and Cambridge is below 1% highlighting
the constraint in supply. This supply and demand imbalance
has resulted in growing rents, which is expected to continue

Investment volumes for the year reached £2 1bn. This is
below record 2021 levels, but ahead of pricr years. As a
result of macroeconomic factors, Golden Triangle prime
vields shifted outwards by 25 bps to 4.25% at the end of

the year. In contrast to historic investment trends in the life
sciences sactor, 2022 saw more value add, developrment and

repurposing activity, demonstrating the lack of available stock.
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Retail market

Occupational markets have continuad to strengthen over

the year despite macroeconomic headwinds. In the aftermath
of Covid-19, retailers that have established more resilient
business models with a successful omni channel strateqy,

are performing well and increasingly looking to take space on
retail parks. The format appeals to a wide range of retailers
from Marks & Spencer and Next to value retailers such as Lidl,
Aldi and B&M. Across the market, retailers are also facing
higher costs and margin pressures, Tc heip manage this and
stimulate more impulse purchases to increase the average
tasket size, more are incentivising shoppers to complete
fuifilment instore which is the most cost effective solution.
This combined with lower occupancy costs on retail parks,
rlays well to the retail park proposition.

Retail parks investment volumeas in the financial year were
£3.2bn compared to £4.5bn in FY22, and vields moved out
75-100 bps However, since January 2023, retail parks have
experienced a repricing driven by limited supply and the
emergence of new investors, who are attracted to the
format's income returns and growth fundamentals. As a
result, prime market yields have moved in 25 bps to 5.75%.
Shopping Centre volumes were low at £0.9bn, as investors
wait for more clarity on pricing. Limited availability of debt,
few transactions and pricing uncertainty has led to a lack of
new stock coming to market.

Logistics market

In London, the cccupational market remained strang. Take up
year to date (calendar 2022) was 1.5m sq ft and rents continue
to grow with prime rent now £35 psf. This reflacts the strength
of demand for very centrally located space driven by the
growth of e-commerce and increased expectations for
priotity delivery, reguiring closer proximity to the customer.
As a result, vacancy in Greater London is very low at 2.3%
and 0.4% in Zone 1,

However, as a very fow yielding sector, sentiment across

the wider UK logistics market has been impacted by rising
interest rates. Investment activity reduced over the period
with a slowdown in stock coming to market as sellers choose
to delay sales where they have opticnality.
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[ 100 Liverpool Street

DELIVERING AWARD
WINNING ASSETS

“This refurbishment project transforms a former
1980s office building with deep floor plates into a
high quality, flexible commercial building fit for the
21st century. its approach to reusing the existing
building demonstrates clear strategic thinking,
keeping what could be salvaged, unpicking what
could not, and adding what was necessary.”

RIBA judge
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Awards

ing Bri
London Award Stirling Prize

Shortlisted
London Client of .
the Year Civic Trust
Award

t i .
Natienal Award Bullding of the Year

Award (2021

2022 awards unless otherwise stated

UK Design Award:
Large Project (2021}

Structural Steel
Design Award {(2021)

Green Building Project
of the Year (2021)

Commercial Property
Project of the Year
(2021

Project of the Year
(2021

Working Winner

CONSTRUCT Award:
Projects Winner
{2027

Simpticity Specialist
Finishes, Ceillings
Winner

Highly Commended

British Land Annuat Report and Accounts 2023 19




PERFORMANCE REVIEW continued
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BUSINESS REVIEW

Total portfolio key metrics
Yeorendes
Portfolio valuation

Occupancy’

Weighted average lease length to first break
Total property return

- Yield shift

- ERV movement

- Valuation movement

Lettings/renewals (sqg ft) over 1 year
i ettings/renewals over 1 year vs ERV

Gross capital activity

- Acquisitions

- Disposals

- Capital investment

Met investment/(divestment)

31 March 2023 31 March 2097

£8,898m  £10.467m
96.7% 96.5%
5.7 yrs 5.8 yrs
(9.5)% 1.7%
+71 bps (42) bps
2.8% (12)%
(12.3% 6.8%
2.6m 29m
+151% +4.5%
£1,297m £1,479m
£203m £747m
£{746)m £(485)m
£348m £246m
£{195)m £507m

On a proportionally consolidated basis inchuding tne Group's share of joint ventures ang excluding non-controlling interests

1. Where cccupiors have eatereg CVA or admunistration but are stiil haole for r3105, tnese are treated as occunreg, if urkts in adminrstraticn are troated as vacant,

then the goccupancy rate would reduce from 96.7% to 96.4%

Portfolio performance
At 31 Margh 2023
Campuses
Central London
Canada Water & other Campuses
Retail & London Urban Logistics
Retail Parks
Shopping Centres
London Urban Logistics

Valuat,on ERY

N T_aTal_;;fo;)_crty- th ogursa ant

Vawatign moverent movement Y d shuic return yie'd

S . U £ A % oSl B *
5,650 3. 2.6 +70 m.e; 5.0
5103 (2.9 2.7 +71 m.e) 50
456 Q7.4) (0.2) +43 (16.6) 5.5
3,248 (i0.9) 3.0 +72 §-Rey] 6.8
1,976 (106.2) 28 +71 4.1 6.6
746 (7.6) 1.2 +39 (0.2 7.9
263 (24.2) 29.4 187 (22.4) 46
8,898 (12.3) 2.8 +71 (85 58

Totatl

Sec suoplementary taoles for detarled Brea<aown,

The value of the portfolio was down 12.3% driven by yield
expansion of 71 bps across the portfolio. This was partially
offset by positive ERV growth of 2 8%.

Campus valuations were down 13.1%, with our Wast End
portfolio down 11.3% and City portfolio down 14.8%, refiecting
vield expansion of 72 bos and 63 bps respectively While

macroeconomic uncertainty has impacted investment markets,

occupational demand has remained robust, particularly for
new buildings with strong sustainability credentials. We saw
ERV growth of 2.6% across Campuses, driven by the West
End where ERVs were up 4.0% reflecting our successful
leasing activity and tighter supply.

The value of our Retail Park portfolio fell by 10.2% in the year,
as yields increased by 71 bps to reflect rising interest rates.
Encouragingly Retail Parks saw positive ERV growth for the
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first time in five years, up 2.8%. The value of our Shopping
Centres fell by 7.6%, with ERVs now growing for the first time
in over five vears, up 1.2%.

tn Lendon Urban Logistics, values have declined by 24.2%,
despite a strong occupational market. This was driven by
yield expansion of 187 bps as a result of rising interest rates.
The combination of strong occupational demand and acute
undersupply of the right kind of space in core London
locations drove ERV growth of 29 4%. These assets are
primarily valued on an invastment rather than development
basis. We are still expecting attractive development IRRs of
¢15% as our original appraisals assumed some of the cutward
yield shift we have now seen and there has been very strong
rental growth over the past year.




Capital activity

From 1 Apt| 2022
furchases

Sales

Development Spend
Capital Spend

Net Investment

Gross Capital Activity

Tha British Land Company PLC 0621920

Rotan &
Londoen Urban

CampuLas DG 3L.Cs Tatal
o Em o Em £m
33 170 203
(7 (35) (7486)
255 7 262
45 4 86
(378 183 (195)
1,044 253 1,297

On a praporticnally conselidated pasis including the Grous's share of joint ventures ana excluding non-contralling interests

The total gross value of our capital activity since 1 April 2022
was £1.3bn. The most significant transaction was the sale of

a 75% interest in the majority of our assets at Paddington
Central to GIC for £694m in July 2022. This was 1% below
September 2021 book value and represented a net initial
vield (NIY) of 4.5%. As part of the transaction agreement,
GIC were given options over two further assets at Paddington
Central, the developmant site at 5 Kingdom Street and the
Novotel at 3 Kingdom Street. The option at 5 Kingdom Street
has now lapsed and the option at 3 Kingdom Street, which
enables GIC to acquire the asset at prevailing market value
via the first joint venture, is available for five years. British
Land cantinues to act as the development and asset

manager for the Campus, for which we earn fees,

We have progressed innovation opportunities including the
£25m purchase of the Peterhouse Western Expansion site to
the wast of our holding on the Peterhouse Technology Park,
with consent for a 90,000 sq ft office and lab building. This
acquisition represents an opportunity to deliver space in
Cambridge, 2 market which is structurally undersupplied
and where we expect strong rental growth.

We cantinue to consolidate our position as the UK’s largest
ownar and operator of Retail Parks Since April 2022, we've
acquired three Retail Parks including Capitol Retail and

Leisure Park in Preston for £51.5m (NIY 8.4%), Sclartron
Retail Park in Farnborough for £34.8m (NIY 7.7%), and
Westwood Retail Park in Thanet for £54 5m (NiY 8.1%).
All are dominant retail parks within thair catchment, let
to a strong mix of retailers and benefit from excellent
accessibility. in addition, we acquired the DFS unit in
Cambridge for £7.4m (NIY 7.1%), which sits immediately
adjacent to the B&Q we acquired last year. This purchase
offers a secure income stream with the potential for longer-
term life sciences and inncvation redevelopment in a
strategic location.

We also disposed of non core assets including old Debenhams
stores in Chester and Cardiff for £4.2m, cur 50% stake in
Deepdale Retail Park for £30.3m (NIY 7.5%) and 126-134
Baker Street, a mature standalone office asset, for £17.3m
(NIY 4.7%).

in London Urban Logistics, we acguired a site in Mandela
Way for £22m, cur second urban logistics location in
Southwark, following the acquisition of Verney Road for
£31m in February 2022. Mandela Way is an excellent location
for a multi-storey, urban logistics scheme, close to the Old
Kent Road, the City and London Bridge, and in an area that
is popular with a range of third party logistics providers.

Regent's Place
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PERFORMANCE REVIEW continuod

CAMPUSES

We are the leading owner and operator of Campuses
in the UK. They bring together best in class buildings
with leading sustainability and design credentials,
surrounded by attractive public spaces and a range of
amenities including shops, gyms, restaurants and bars.
Our Campuses are located ciose to key transport hubs
and benefit from excellent connectivity.
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1 Finsbury Avenue,
Broadgate

Portfolio valuation (BL share) Weighted average lease length to Lettings/renewals (sq ft) over 1 year

£5,650m 72yrs 0.8m sq ft

Occupancy Total Property Return ERV growth

96.2% (11.9)% +2.6%

On a proportonally consehdataed basis including the Groun's share of joint ventures.
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PERFORMANCE REVIEW cont:nued

Campuses key metrics

Year ended

Occupancy
Weighted average leasa length to first break

Total property return
- Yield shift

- ERV growth

- Valuation movement

Total lettings/renawals (sq )
Lettings/renewals (sq ft) over 1 year
Lettings/renawais over 1 year vs ERV
Like-for-like incomae’

Tne British Land Company PLC 00621920

) - " 31March 2023 31 March 2022

£5,650m  £6967m
96.2% 96.7%
7.2 yrs 7.0 yrs
(11.9)% 8.5%
+70 bps (11} bps
2.6% 0.0%
13.1)% 5.4%
1,037,000 1,654,000
777,000 1388,000
+11.0% +5.4%
+6.5% +2.5%

On a prooortianally consclidatea basis including the Group's share of joint ventures and excluding nan-contrelling intercsts

1. Like-for-like excluges the impact of surrender gremia. CVAS & aamins ana provisions for dobtors and tenant incentives,

Campus operational review

Campuses were valued at £5.65bn, down 13.1%. This was
driven by 70 bps vield expansion partly offset by ERV growth
of 2.6%. Lettings and renewals totalled 1.0m sq ft, with deals
over one year 11.0% ahead of ERV. Like-for-like income was
up 6.5%, driven primarily by strong leasing, particularly

in Storey whare we saw 146,000 sqg ft of leasing activity
including 61,000 sq ft of renewals, representing a 76%
retention rate. Across our Campuses, we are under offer

an a further 106,000 sq ft, 8.6% ahead of ERV. in addition,
we had 491,000 sg ft of rent reviews agreed 2.6% ahead of
passing rent.

Across our standing portfolio, we benefit from a diverse
group of high gquality customers focused on financial,
corporate, science, health, technology and media sectors,
Occupancy is 96.2% and we have collected 100% of cur

rent for the year. Our recent customer satisfaction survey
was strong: we scored 4.3 cut of 5 stars and 79% say we are
“the best” or "better than most” other office providers based
on a survey of 53 office facilities managers.

Broadgate

Leasing activity at Broadgate covered 378,000 sq ft
(excluding Storey), of which 248,000 sq ft were long term
deals, completed on average 2 6% ahead of ERV. Broadgate
cccupancy is 94.9%.

The most significant deal was a regear to Credit Agricole at
Broadwalk House, covering 117,000 sq ft, which extended their
lease by five years to 2030. In this case, we have workad closaly
with the customer to deliver energy efficient interventions
which progress our net zero plans and generate efficiencies
for Credit Agricole, which is particularly important in the
context of higher energy prices. We are underway with
significant asset management initiatives at 189 Bishopsgate
tatalling £35m, where we have taken the cpportunity to
Incorparate enargy efficient interventions at little incremeantal
cost, since they are part of the wider refurbishment.

We have made some exciting additions to our food and
beverage offer with Los Mochis, a pan-Pacific concept,
opening & 14 000 3G ft flagship restaurant on the rooftop of
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100 Liverpool Street. New additions such as this encourages
footfall to cur campus which is benefiting from the opening
of the Elizabeth Line,

One of our key scocial impact initiatives on the Campus

was New Diorama Theatre (NDT) Broadgate, which ran for
18 months and endad in July 2022, It provided over 20,000
sq ft of creative space free to independent and freelance
artists. Over 8,800 artists used the space, making more
than 250 new shows, and an independent econemic impact
report found it generated £40m of additiona! gross revenue
for the UK economy, supporiing over 1,000 full time jobs.

In addition, Broadaate Connect, an ongoing employmeant
initiative on the Campus supported 138 local job seekers this
year with 44 placed into work. In connection with the Young
Readers Programme, partnering with the National Literacy
Trust, 372 school children participated in activities across
the Campus.

Broadgate saw a valuation decline of 16.5% driven by
outward yield shift of 69 bps, partially offset by ERV growth
of 1.6%.

Regent’s Place

At Regent’s Place (exciuding Storey), we have completed
195,000 sg ft of leasing, all of which were long term, averaging
19.8% ahead of ERV. The most significant deal was the regear
to Meta at 10 Brock Street covaring 146,000 sq ft Occupancy
at the Campus is now 96.0%

Regent’s Place is gaining momentum as a life sciences

and innovation hub, We have already this year delivered
15,000 sq ft of lab space across two floors at 338 Euston
Road of which 5,300 sq ft was let to Relation Therapeutics.
In addition one floor (33,000 sg ft) at 20 Triton Street will be
delivered in July 2023, We have similar opportunities at other
buildings on the Campus and are aiming to deliver 62,000 sqg
ft of lab space at Regent’s Place by the end of 2023 and

c. 700,000 sq ft by 2030. We are having positive discussions
with key life sciences and innovation organisations in the
Knowledge Quarter to partner with them on delivering our
plans. This is in addition to our current innovation customers
such as FabricNano, the General Medical Council and the NHS.



The second phase of our public realm improvement
programme was delivered at the end af 20272 Our sacial
programmes at Regent's Place have included partnering with
the Rebel Business School, with 38 participants attending

a training programme on how 1o start their own business.

We also supported 16 local residents into employment with
sarvice partners on the Campus. Through the Young Readers
Prograrmme, in partnership with the National Literacy Trust,
199 school! children participated in activities across the Campus.

Regent's Piace saw valuation declines of 141%, driven by
outward yield shift of 76 bps offset by ERV growth of 3.8%.

Paddington Central

Leasing activity at Paddington Central (excluding Storey)
covered 150,000 sq ft, on average 2.3% ahead of ERV.
Occupancy on the Campus remains very high at 99.4%.

The most significant letting in the year was 83,000 sg ft to
Virgin Madia O2 at 3 Sheldon Sguare, which will become their
new UK Headqguarters. The building is currently undergoing
an ali-electric refurbishment, and the deal with Virgin Media
02 takes the building to 65% pre-let, ahead of completion in
February 2024.

Following the sale of 75% of the majority of assets at the
Campus te GIC, Paddington Central is now hefd in a joint
venture with GIC owning 75% and British Land owning the
remaining 25% with the partners having joint control.

We are part of the Paddington Life Science Partnerships
Group led by Imperial NHS Trust and are dalighted that

they have chosen to locate their innovation centre on the
Campus at 1a Sheldon Sguare. We have provided space to the
Ukrainian Institute London language school to teach English.
The classes have benefited 627 displaced Ukrainians, with
427 individuals gaining English qualifications. Working

with the Mational Literacy Trust, 259 local children visited
Paddington Central as part of their Young Readers
Programme, taking part in sustainability workshops with
Square Mile Farms, an urban farming business on the Campus.

Paddington Central saw valuation declines of 5.8% driven by
significant outward yield shift of 57 bps which was partially
offset by strong ERV growth of 8.7% reflecting the improving
rental tone in the wider Faddington area.

The British Land Company PLC 00621320

Storey: our flexible workspace offer

Storey is part of our Campus model and is currently
operational across 313,000 sa ft on all of our Campuses

and in two standalone buildings. Storey provides occcupters
with the flexibility to expand and contract depending on their
requirements. The quality of the space, central location and
access to Campus amenities make the space appealing to
scale up businegsses. Customers on our Campuses also benefit
from access to ad hoc meeting and events space at Storey
Ciub and this service is an increasingly important factor
when making workspace decisions.

We exchanged 148,000 sq ft of leasing in the year, 61,000 sq
ft of thesa deals are renewals, representing a 76% retention
rate. This demonstrates that existing customers like the
space and want to commit to stay for longer. Storey
occupancy is 93% up from 86% at Q4 FY22, reflecting
continued success in securing renawals and minimising

void periods between customers,

In HZ, we launched 23,000 sq ft of Storey space at 155
Bishopsgate, which has been tet in its entirety to Levin Group
for its new London Headqguarters. The deal was Levin Group's
third upsize at Broadgate, having initially taken space at

1 Finsbury Avenue before taking additional space in the
neighbouring unit and at 100 Liverpool Street.
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PERFORMANCE REVIEW cont.nued

Canada Water

Foliowing the sale of S0% of the Canada Water Masterplan in
March 2022, this Campus is now held in a 30:50 Joint venture
with AustralianSuper, Australia's largest superannuation fund.
The joint venture is committed to developing Phase 1 of

the Masterplan covering 578,000 sq ft and to progressing
subsequent phases of the development, with equity funding
split equally between British Land and AustralianSuper.

The total development cost of the entire project is £4.1bn.
it is expectad to complete in 2031 and should deliver a
total development value of £6.3bn of which the commaercial
element accounts for £3.8bn and residential the remainder,
British Land s targeting development returns in the low
teens for the whole project

We have outline planning permission for the entire scheme
and are on site with Phase 1, which comprises a mix of
workspace, retail, leisure and residential as set out bejow
We are targeting rents on the workspace of over £50 psf
and a capital value of around £1.000 psf on the residential,
which are both attractive relative to competing schemes.
Residential sales far The Founding launched in January
and current reservations are above targetad pricing levels,

No-

Rotail &  res-dental
Saft .. Workspace lesyre  homes Totat
1-3% Deal Porters Way
{Al): The Founding
(residential) 121,000 8,000 186 270,000
The Dock Shed (AZ2) 181,000 65,000 - 246,000
Roberts Close (K1) - ) - 79 62,000
Total 302,000 73,000 265 578,000

The London Borough of Southwark held an initial 20%
interest in the scheme and have the ability to participate

in the developmeant up to a maximum of 20% with returns
pro-rated accordingly. Although they have elected not

to fully participate in Phase 1they are pre-purchasing the

79 affordable homes at Roberts Close (K1) and have part
funded the 55000 sq ft le(sure centre in The Dock Shed (AZ).
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In July 2022, we were pleased that Southwark Council
granted detailed planning permission for the Printworks,

in Zone H of the Masterplan. Reflecting its success as a
cultural destination, we are now working with the operators
to explore retaining a culturat venue to capitalise on the
popularity of the offer. In the same month, Southwark Council
also granted planning permission to develop Zones F and L,
adjacent to the Printworks. Together these will deliver 647
homes including 174 affordable homes, as well as workspace
and retall space. We have also submitted a Reserved Matters
Application faor Zone G of the Masterplan, which includes

a replacement Tesco store, 419 homes of which 61% are
affordable housing and some smaller flexible retail space.
Together, these developments reprasent the next phases

of the Canada Water Masterplan.

Building on the success of the TED! modular campus we are
onsite with a 32,000 sq ft modular innovation campus on the
site, which compietes in June 2023. We are under offer with
CheMastery, a startup aiming to increase the efficiency of
chemical research and manufacturing, to take some of

that space.

The valuation of Canada Water declined 19.7%, driven by a

30 bps outward yield shift on offices, which has amplified the

impact on the land value. Given that we are early into a 10-12

year programme, we still expect to deliver significant profits. !
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Storey Club,
4 Kingdom Street
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RETAIL AND LONDON
URBAN LOGISTICS

We are the UK’'s largest owner and operator of Retail Parks. They are
retailers’ preferred format given their affordability and compatibility
with omni-channel. Our London Urban Logistics portfolio is the newest
part of our business. We focus on multi-storey developments within
the M25 and on repurposing assets in Zone 1 of London.
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Whitelay Retail & Leisure Park,
Hampshire

Portfolio valuation (BL share)

£3,248m

Occupancy’

97.3%

Weighted average lease length to
first break

4.6 yrs

Total Property Return

(5.0)%

On a prooertionally consoldated Basis including tne Group's shara of joint venturas

Lettings/renewals (sq ft) over 1 year

1.8m sq ft

ERV growth

+3.0%

1 Where occupiers have entered CVA gr administration but are still iable for rates, tnese ase treated as coccumed I urits in ad ministration are troated as vacant,
thon tne occupancy rate For Retal would reduce from 97.3% to 95 8%
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PERFORMANCE REVIEW continucd

Retail and London Urban Logistics key metrics

Voot

Portfolio valuation
- Of which Retail Parks
- Of which Shopping Centres

- Of which Landon Urban Logistics
Occupancy'

Weighted average lease length to first break

Totat property return
- Yield shift

- ERV growth

- Valuation movement

Total lettings/renewals {sqg ft)
Lettings/renewals (sq ft) over 1 yaar
Lettings/renewals over 1year vs ERV
Like-for-like income?

The British Land Company PLC 00621920

31 March 2023 51 March 2022
I T £3,248m £3,500m
£1,976m £214m

£746m £E800m

£263m £319m

97.3% 96.3%

4.6 yrs 4.6 yrs

(5.0)% 18.1%
+72 bps (97) bps
3.0% (2.8)%
10.9Y% 99%

2,395,000 296,000
1,808,000 1,523,000
+18.8% +2.8%
+5.3% (0.8)%

On a proportionally consohidated basts including the Group's share of joint yvantures and exciuding nan-controlling interests

T Where occupiers nave entered CVA or adminustration out are still haole for rates, these are treated as occupied. If uniLs 1In administration are treated as vacant,

tnen the occubancy rate for Ratail would reduce from 97.3% to 96.8%,

2. Like-for-like cxcluaes the impact of surrender oremia, CVAs & aomins and provisions for debtors and tenant incentives,

Retail & London Urban Logistics

operational review

Operational performance

We have achleved record leasing volumes this year with 2.4m
sq ft of deals signed, of which half was at our Retail Parks.
Deals completed over the year were 18.8% ahead of ERV

and 8.8% below previous passing rent. Occupancy is high

at 97.3% and 98% of FY23 rent was collected. Like-for-like
income was up 5.3%.

Weighted average lease length remained at 4.6 years.

We had 375,000 sq ft of rent reviews that were agreed
1.0% above passing rent. in total, we have 308,000 sq ft of
deals under Gffer, 19.5% above March 2022 ERV. Qur recent
customer satigfaction survey was strong: we scored 4.4 out
of 5 stars and 75% say we are "the best” or “better than
maost” other retail providers based on a survey of 725

retail store managers.

Retail Parks

We completed 1.2m sq ft of leasing daals across our Retail
Park portfolio, on average 9 7% below pravious passing rent
and 19.5% abave ERV. Retail Parks occupancy is 98.8%, the
highest level in twelve years, refiecting strong leasing activity
and like-for-like income was up 6.2%.

Notable deals incluged 37,000 sqg ft to Inditex (Zarad

at Glasgow Fort, where they doubled their footprint and
28,800 sg ft to Poundland across two retail parks at Speks
and Denton We continue to lease well to Aldi, with 40,000
sq ftiet at Woking and Farnborough. In addition, we have
introduced new brands at our Retail Parks, including Pats
Corner at Whiteley and Black Sheep Coffee at Broughton,
who are due to open their first ever store on a retail park.
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Shopping Centres

We continue to actively manage our Shopping Centres
improving cccupancy and driving rents forward. We have
completed 991,000 sq ft of deals across this part of the
portfolio, an average 7.7% below previcus passing rent
but 18.5% ahesad of ERV.

Notable recent deals have included 9,300 sqg ft to Watches
of Switzerland across Meadowhall and Southgate, Bath.

In addition, Inditex (Zara) and the Gym Group also signed
32,000 sg ft and 10,000 sq ft respectively at Southgate.

At Oid Market, Hereford, we leased 18,700 sq ft of space

to Mountain Warehouse and MandM Direct signed part of
the former Debenhams unit, totalling 48,500 sq ft, which will
be repurposed into office space for their new Meadguarters,

Footfall and sales are now close te pre-pandemic levels as
set out below:

mrk )
B % of 20i9 W”cutper(a_rrrarnc?c;
Footfall
- Portfolio 85.6% 858 bps
- Retail parks L 99.9% 284 bps
Sales
- Portfolio 1G8.4% n/a
- Retail parks 109.1% n/fa

1. Comnarcd to the aauivaient waexs in 2079
2. Footfall penchmarc Soringooara
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Al Retail Park,
Biggleswade
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PERFORMANCE REVIEW continued

London Urban Logistics

In London Urban Logistics we've built a 2. 9m sqg ft pipeline
with a GDV of £1.3bn. We've made good progress in the year,
with 2.1m sq ft in planning, including planning consent
achieved at The Box at Paddington post year end.

Developments
oo T o T ERVLet&
b [Malslsg
St 2 el £V afier
At 31 March 2023 .. Boo fm €M
Committed 1,817 65.7 251
Near term 1.800 85.0 -
Medium term 8,194 o
Total pipeline 11,811 893 1,435 150.7 2541

On a proportionaliy consohdated basts ingluding the Group's share of joint
ventures (oxccot area which s shown at 100%)

Development pipeline

Value accretive developrments are a key driver of returns for
British Land. We target {RRs of 10-12% on ocur Campuses and
around 15% on our London Urban Logistics developments.
Altogether, we expect our development pipeline to deliver
orofits of around £1.7bn. Our experience has demoenstrated
that some of our best performing developments are those
which were progressed during periods of uncertainty because
they were delivered into supply constrained markets. Against
a backdrop of rising inflation and given broader market
uncertainty, development valuations were down 15.7% driven
primarily by ocutward yield shift and the disproportionate
impact that this has on residual land valuations,

Construction cost inflation has moderated and we expect it
to be 3-4% this year as construction capacity is increasing
due to development projects being deferred or cancelled.
We regularly review inflation drivers to ensure our
contingencies and cost plans are robust to deal with the
market fluctuations. We have been able to place contracts
competitively and 94% of costs are fixed on committed
developments. We have built up excellent relationships with
Tier 1 contractors and throughout our supply chain so we are
confident of placing mutually attractive contracts for our
near term developments.

We are currently on site with 1.8m sg ft of space, which will
target BREEAM Outstanding (for offices) and Exceltent {for
retail) delivering £65.7m of ERV with 38% already pre-let or
under offer. Excluding build to sell residentiat and retail space
which we will iet closer to completion, we are 46% pre-let or
under offer by ERV. Total development exposure is now 5.5%
of portfolio gross asset value with speculative exposure at
6.0% (which is based on ERV and includes space under
offar), within our internal risk parameter of 12.5%.

The British Land Company PLC 00621920

Committed developments

Our committed pipeline stands at 1.8m sg ft with one

new commitment made this year at 3 Sheldon Square.

The committed pipeline is focused en our Campuses,
including 1 Broadgate and Norton Folgate in London

1 Broadgate (544,000 sq ft) is on track to be both BREEAM
Qutstanding and NABERS 5. The office space is fully pre-let
or under option to JLL. and Allen & Overy, four years ahead
of practical completion, demonstrating the heightened
demand for best in class, sustainable buildings. Norton
Folgate (335,000 sq ft) is on track to compiete {ater this vear
and we have let 114,000 sq ft to Reed Smith, which is one-
third of the total office space. 3 Sheldon Square is currently
undergoing a full refurbishmaent, significantly reducing the
embodied carbon of the development by retaining and
reusing the existing structure and materials. The building
will be ail electric, including the installation of air source
heat pumps, which will reduce operational energy demand
by over 40%. The building is already 65% let to Virgin Media
Q2, which signed 83,000 sq ft for their UK Headquarters in
February 2023.

At Canada Water, we are on site at the first three bulldings
covering 578,000 sq ft. The Founding (previcusly A1) is a

35 storey tower, including 186 homes and 121,000 sg ft of
workspace; practical completion is targeted for Q4 2024,
The Dock Shed includes 181,000 sq ft of workspace as well
as a new leisure centre and Roberts Close comprises 79
affordable homes. We are targeting BREEAM Outstanding on
all the commercial space, BREEAM Excellent on retail and a
minimum of HQM One 4-2 for private residential. The London
Borough of Southwark will take ownership of Roberts Close
on completion and have part-fundad the leisure centre in A2,

Phase 2 at Aldgate Place is our first build to rent residential
scheme. It comprises 159 premium apariments with 19,000
sq ft of office space and 8,000 sq ft of retail and leisure
space. It is well located, adjacent to Aldgate East and
betwaen the Crossrail stations at Liverpoo! Straet and
Whitechapel. Completion is expected in Q2 2024,

We are on site with an 83,000 sq ft development at The
Priestiey Centre in Guildford, which will be a mix of innovation
and lab enabled space. The site is located on the University of
Surrey Research Park, home to a number of well established
technology and engineering businesses and close to the
Royal Surrey County Hospital.

1. MABERS measures the energy efficiency, watar usaze, wasta manage=ent and rgoor eavirgn™ent quality of a builaing or tenancy ana Its Impact on

trne environment

2 Tne Homeg Quaity Mark s an inceoencertly asscssed certficat.on scheme for nox nomas, witn a si—ole sta- rati~g pased 21 a3 no™e’s G2sign, comsituct or ang
sustamabiity Every Rome weth 31 HQM certificate mects stancaras that ase significantly ~ighaor tnan ~unsmum stangacgs sucn as Bulding Regulations.
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Committed Developments
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As at 31 March 2023 SC‘.:t.?f__.. . a
T'i{eﬁn'estley Centre Office

Norton Folgate Office

3 Sheldon Square Office

Aldgate Place, Phase 2 Residential

1 Broadgate Office

Canada Water?

Roberts Close (Plot K1) Residential

1-3 Deal Porters Way (Plot A1) Mixed Use
TherDrorcrkVShed (Plot A2) _I*/l_\'f_g.-_c!__use B

Total Committed

8i. Share 100% sa ft  PC Cacndar ERV  Forecast 2R febased 1RR
% ‘000 Year £m' wm o om
100 83 Q42023 3.2 14 21
jle]e] 335 Q4 2023 238 5 14
25 140 Q12024 2.5 16 17
100 137 Q2 2024 6.4 [S) 10
50 544 Q2 2025 207 7 12
50 62 Q% 2023 -
50 270 Q4 2024 3.6 blended blended
50 246 Q4 2024 55 10 13
S 1,817 o ) 65.7

1 Estimated headline rental value net of reat payable under head leases {cxcluding tenant incentives).

N

up to a maximum of 20% with thelr returns pro-rated accordingly,
2 Forecast |RRs reflect the lang vaiue at the ooint of commitments.
4, Rebased IRRs reflect currant site values

We target IRRs of 10-12% on our Campuses and around 15%
on our London Urban Logistics developments. The recent
increase in yields has impacted the forecast IRRs on our
cammitted schemes which reflected the land value at the
point of commitment. However, rebased IRRs using current
site values are at or above our target range.

Near Term pipeline

QOur near term pipeline covers 1.8m sq ft. The largest scheme
is 2 Finsbury Avenue, where we have planning cconsent for
a 747,000 sq ft best in class, sustainable office building at
Broadgate. Although the development is not committed,
we have commenced demolition and basement works to
maintain optionality. In addition, The Peterhouse Western
Expansion, adjacent to the Peterhouse Technology Park,
has consent far 96,000 sq ft of innovaticn and lab enabled
space and we expect to commence start on site in the next
few months.

Our near term pipeline also Includes our first three London
Urban Logistics developments. We recently achieved
planning consent far a new 121,000 sq ft underground urban
logistics hub at Paddington Central calied The Box, which we
expect to commence in Q@4 2023. The scheme has a further
21,000 sq ft of consented office space above it. We also
submitted planning for two multi-storey, last mile logistics
hubs at Mandela Way and Verney Road in Southwark,
totalling 344,000 sq ft. These schemes have IRRs of above
20% and will provide flexible space for a range of custemers.

_ Tme London Boraugh of Southwark has confirmed they w:ll not be invosting 1n Prnase 1 but retain the rigiat to participate in tne developrient of subseauent plots

Medium Term pipeline

Our medium term pipeline covers 8.2m sq ft, the largest of
which are the future phases of the Canada Water Masterplan,
which accounts for 4.2m sq ft and Euston Tower, totalling
571,000 sqg ft, where we have an exciting opportunity to
deliver a highly sustainable innovation and lab enabled
building in London’s Knowledge Quarter.

London Urban Logistics opportunities account for 2.9m sq ft
of near and medium term opportunities. This includes Thurrock,
whare we have submitted plans for a 544,000 sq ft two-
storey logistics scheme east of London and Enfield where

we have submitted plans for a similar two-storey logistics
scheme totalling 437.000 sqg ft. At Hannah Close in Wembley,
there is potential to deliver 668,000 sq ft of well located,
multi-storey urban logistics space, within the M2t and we
will be submitting planning for a last mile logistics hub at
Finsbury Square in the City of London later this year
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Canada Water Duckside

inage s g OGH

CANADA WATER
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Printworks London,
Canada Water

Printworks Park,
Canada Water

Image s a CGI

Canada Water is a 53 acre scheme and London's largest
urban regeneration project. Located in London's Zone 2,

it is on the Jubilee Line and London Cverground, making it
easily accessible to London Bridge, the West End, the City
and Shoreditch. The Masterplan will deliver around 2m sq ft

of workspace, around 1Tm sq ft of retail, leisure,
entertainment, education and community space, and around
3,000 new homes, of which 35% will be affordable. When
complete, Canada Water is expected to have the UK's
largest collection of BREEAM Outstanding buildings.
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FINANCIAL REVIEW

Year cncted B ) 31 Mareh 2023 31 March 2027

Underlying Profit™? £264m £247m
Underlying earning per share?? 28.3p 27.0p
IFRS (loss)/profit after tax £(1,039)m £965m
Dividend per share 22.64p 2192p
Total accounting return? (16.3)Y% 14.6%
EPRA Net Tangible Assets S T
per shara?-* 588p 730p
EPRA Net Disposal Valus

per share” s 606p 7060
IFRS net asselts . __ E5,525m £6,768m
LTy58 36.0% 329%
Net Debt to EBITDA (Group)?’ 6.4x 7 9x
Net Debt to EBITDA

(proportionally consolidated)®s B8.4x% G.7x
Weighted average interest rate 3.5% 2.9%
Fitch unsacured credit rating A A

1. Prigr year comparatives nave coon rastated for 3 cnanga im azcounting
nolices N respect of rental concessions ang tomant aeoosits (as disclosen
1n MNote 1 af trne financal statomants)

- See Note 2 witnin financial statements for def mition and caleulation

5 See Table B within sueoiementary disclosd-as for raconcilations to

+=RS metrics,

4 Sec Note 17 within tre finansial statemants for definition, catcutation and
rofaronco to IFRS motrics,

- On a proco-tionally consoldated oasss including tne Groun's snare of joint
vantures and exclucing nan-controiling interasts

8. EPRA Loan to value is aisclosed in Taole £ of tne financial statements

het Doot to EB'TDA on a Grouo Basis oxcluGes nan-racou-se ana 1omnt

venilre borqsgwings and includes distrigubions from joint venturcs and

NCN-rECoOuTSe COMEaNIes

[

o

~
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Overview

Operational performance continued to improve driven by
strong like-for-iike rental growth and cur focus on cost
control. Undertying Profit was up €6 9% at £264m, while
Underlying earnings per share (EP3S) was up 4.8% at 28 3p.
Based on our policy of setting the dividend at 80% of
Underlying EPS, the Board has proposed a final dividend

of 11.04p per share, resulting in a full year dividend of 22.64p,
up 3.3%. The growth in the dividend is lower than Underlying
EPS growth due to the impact of the rental concession
restatement in the prior year.

IFRS loss after tax for the year was £1,039m, compared with
a profit after tax for the prior year of £965m. The movement
year-on-year primarily reflects the downward valuation
movement on the Group's properties and those of its joint
ventures as property values adjusted to the higher rate
environment, offset by the mark-to-market movement

on the derivatives hedging the interest rate on our debt.

Overall valuations have fallen by 12.3% on a proportionally
consolidated basis. resulting in & decreases in EPRA NTA per
share of 19.5%. Including dividends of 23.20p per share paid
during the year, total accounting return was -16.3%.

Loan to value (LTV) on a proportionally consolidated basis
increased by 310 bps from 32.9% at 31 March 2022 to 36 0%
at 31 March 2023, reflecting the valuation declines noted
above and capital expenditure on our committed pipelina.
This was partially offset by the sale of a 75% interest in

the majority of our assets in Paddington Central, which
completed in July 2022



Group Net Debt to EBITDA decreased by 1.5x to 6.4x%,

and Net Debt to EBITDA 6n a proportionally consolidated
basis decreased by 1.3x to 8.4x, improving as a result

of net divestment made in the year ang growth in
underlying earnings.

We completed £1.4bn (E0.9bn British Land share) of financing
activity in the year on favaurable terms, at margins in line with
our in place facilities, with banks whom we have longstanding
relationships and two which are new relationships to the
Group and its joint ventures. +or British l.and, we agreed
£375m of new revolving credit facilities (RCF), all for initial

5 year terms, as well as the extension of a further £100m

RCF, and agreed with Homes England the continuation of the
£100m loan facility to fund specified infrastructure works at
Canada Water following the formation of the joint venture.
For this joint venture we completed a £150m Green
development loan facility for Canada Water, Phase 1 and

for the Paddingten joint venture we completed a £515m

loan for Paddington Central.

Qur weighted average interest rate at 31 March 2023 was
3.5%, a 60 bps increase from 31 March 2022. This increase
was primarily due to the repayment of our lower cost bank
RCFs with the proceeds of the Paddington transaction, as
well as the impact of rising market rates. The impact on our
interest costs is limited by our hedging which includes swaps
to fixed rate and caps where the strike rates are now below
current SONIA. The interest rate on our debt is 97% hedged
for the next year and 76% of cur projected debt is hedged
on average over the next 5§ years.

Our financial position remains strong with £1.8bn of
undrawn facilities as at 31 March 2023, Based on our current
commitments and facilities, we have no requirement to
rafinance until early 2026

We retain significant headroom to our debt covenants, meaning
the Group could withstand a fall in asset values across the
portfolio of 36% prior to taking any mitigating actions.

Fitch Ratings, as part of their annual review in August 2022,
affirmed all cur credit ratings with a Stable Qutlook, including
the senicr unsecured rating at ‘A’
o e em
Underlying Profit for the year ended
31 March 2022° ... 247
Like-for-like net rent T 21
CVAs, administration and provisions for debtors

and tenant incentives -

Net divestment an
Cavelopments 12
Net finance costs & fee incame o (5)

Underlying Profit for the year ended

31 March 2023 264

1. Prior year comparatives have baen restated for a change in accounting
policy m respect of rental cancassions (as disclosed in Nota 1 of the
financial staterments).

Underlying Profit increasad by £17m, due to strong like-for-
like net rents, as well as the benefit of recently completed
developments, partially offset by the impacts of net
divestment and increased financing costs primarily due

to rising market rates.

Tne Hrtisn Land Campany PLC OCR21920

Net capital activity decreased earnings by £11m in the year.
This reflects a £20m decrease from the £12bn disposal of
mature assets (primarily the sale of a 75% interest in the
majority of our assets in Paddington Central) over the last
24 months, offset by the £0.9bn of acquisitions in Retail
Parks, Urban Logistics, and innovation opportunities

which resulted in a £9m increase to earnings.

Proceeds from sales have been deployed into our development
pipeline and value accretive acquisitions. Our committed
schemes are expected to ganerate an ERV of £65.7m, of
which 38% is atready pre-let or under offer.

Presentation of financial information and alternative
performance measures

The Group financial statements are prepared under IFRS
(UK-adopted Internaticnai Accounting Standards) where
the Group’s interests in joint ventures are shown as a single
line item on the income statement and balance sheet and all
subsidiaries are consolidated at 100%.

Management considers the business principaliy on a
proportionally censolidated basis when setting the strategy,
determining annual priorities, making investment and financing
decisions and reviewing performance. This includes the
Group’s share of joint ventures on a line-by-line basis and
axcludes non-controlling interests in the Group's subsidiaries.
The financial key performance indicators are also presented
on this basis.

A summary income statement and summary balance

sheet which reconcile the Group income statement and
balance sheet to British Land’s interests on a proportionally
consolidated basis are inciuded in Table A within the
supplementary disclosures.

Management uses a number of performance metrics in
order to assess the performance of the Group and allcw for
greater comparability between periods, however, does not
consider these performance measures to be a substitute
for IFRS measures.

Management monitors Underlying Profit as it is an additional
informative measure of the underlying recurring performance
of our core property rental activity and excludes the non-
cash valuation movement on the property portfolio when
compared to IFRS metrics. It is based on the Best Practices
Recommendations of the European Public Real Estate
Association (EPRA) which are widely used alternate

metrics to their IFRS equivalents, with additicnal Company
adjustments when relevant (see Note 2 in the financial
statements for further detail).

Management monitors EPRA NTA as this provides a
transparent and censistent basis to enable comparison
hetween European property companies. Linked to this,
the use of Total Accounting Return allows management
to monitor return to shareholders based on maovements
in a consistently applied metric, being EPRA NTA, and
dividends paid.

Leoan to value (proportionally consolidated) and Net Debt

to EBITDA are monitored by management as key measures
of the level of debt employed by the business to meet its
strategic objectives, along with a measurement of risk. It also
allows comparison to other property companias who similarly
monitor and report these measures. The definitions and
calculations of Loan to vatue and Net Debt to EBITDA

are shown in Note 17 of the financial statements.
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FINANCIAL REVIEW continved

Income statement

1.1 Underlying Profit

Underlying Profit is the measure that we use to assess
income performance. This is presented below on a
proportionally consolidated basis. No company adjustments
were made in the current year to 31 March 2023, In the year
to 31 March 2022, a £29m surrender premium payment and
a £12m reclassification of foreign exchange differences were
excluded from the calculation of Underlying Profit (see Note
2 of the financiai statements}. There was no tax effect of this
Company adjusted item.

IiMarch 31 March

2023 2022
Year endeat . — Secran Emo  Er
Gross rental income 493 493
Property operating expenses “47) (88
Net rental income 12 446 425
Net fees and other income 18 13
Administrative expenses 1.3 (89) (B89
Net financing costs N 14 (1) (102)
Underlying Profit .. =284 247
Underlying tax ) ' o (13' 4
Non-controlling interests in
Underlying Profit 1 2
EPRA and Company ag_j_ustrv_ﬁ_eg‘nts?_ ,303) 712
IFRS (lossy/profitaftertax 2 (1,039) 965
Underlying EPS 11 28.3p 27.0p
IFRS basic EPS 2 {(N2.0)p 103.8p
Dividend per share 3 22.64p 21.92p

1 Prior year comparatives have been restated for a cnange in accounting
policy i respect of rental concessons (as disclosed in Naote 1of the
financial staterments).

. EPRA adjustmentis consist of investment and develooment orocerty
ravaiuations, gams/losses on investment and tracing property aisposals,
changes in the fair value of financial instrurnents, assoctated close out costs
and redated deferred tax. Company agustments consist of ems whien are
considered ta be unrusual and/sar significant by virtue of tner size o natura,
Tnese items are presented 11 the ‘cawital and other” column of the
consohaated INComMe staterent,

r

1.2 Underlying EPS

Underlying EPS was 28.3p, up 4.8%. This reflects the
Underlying Profit increase of 6.9%, offset by the £5m increase
in Underlying tax charge compared to the prior vear. This
reflects a £1m Underlying tax charge in the year compared

to a one-off £4m tax credit in the prior year.

1.3 Net rental income

Net fenfSTinébme fo;the year;;dea 31 r;I;;ch "2-0227“_ 425

Disposals (2%
Acquisitions 12
Developments 13
Like-for-like net rent 2]
CVAs, administrations and provisions for debtors and

tenant incentives i -
Net rental income for the y—ear endedk:'ﬁ March 2023 446

L Prigr yoar comoaratives hava oeen restatea for a cnange in accounting
palicy 1 resnect of rental concessions (as disclosed 1in Note 1 of the
financial statements)
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Disposals of income producing assets over the last

24 manths reduced net rents by £25m in the year, this
primarily relates to the sale of a 75% interest in the majority
of our assets in Paddington Central. The proceeds from sales
are being reinvested into value accretive acquisitions and
developments. Acquisitions have increasaed net rents by
£12m, primarily as a result of the purchase of retail parks

in Farnborough, Thurrock and Reading Gate. Developments
have increased net rents by £13m, driven by the completion
of 1 Triton Square. The committed development pipeline is
expected to deliver £65.7m of ERV in future years.

Like-for-like net rental growth across the portfolio was 5.9%
in the year, adding £21m to net rents

Campus like-for-hke net rental growth was 6.5% in the year.
This was driven by strong letting activity across our Storay
spaces, at 100 Liverpool Street and Orsman Road which are
now fully let; lettings at our newly refurbished buildings,
including &raze at Exchange House; as well as the impact of
rent reviews with dentsu at 10 Triton and Meta at 10 Brock
Street. Like-for-like net rental growth for Retail Parks was
6.2% and 2.6% for Shopping Centres. This reflects strong
leasing and improved cccupancy on our Retall Parks, and
solid operational performance for Shopping Centres,

Provisions made against debtors and tenant incentives
decreased by £56m compared to the prior year, with a

net £6m credit recognised in the year. We’'ve made good
progress on prior year debtors; the £72m of tenant debtors
and accrued income as at 31 March 2022 now stands at
£23m, primarily driven by cash coliection and negotiations
with occupiers. As of 31 March 2023, tenant debtors and
accrued income totalled £48m of which £36m (or 75%)

is provided for.

The impact of CVA and administrations was £5m in the year,
primarily relating to various retail CVAs from prior periods.

1.2. Administrative expenses

Administrative expenses are flat year on year at £89m as a
result of our continued focus on cost control. The Group's
EPRA operating cost ratic decreased to 19.5% (March 2022
25.6%) driven by like-for-like rental growth, increased
occupancy reducing void costs, tight cost controf and

a higher fee income from the new Canada Water and
Paddington joint ventures.

1.4. Net financing costs

Em
Net financing costs for the year ended 31 March 2022 (102)
Net divestment 2
Developments a3
Market rates 8
Financing activity (2}

Net financing costs férrthé';éar'énde'd‘ﬁ March 2023 hn

Net financing costs increased overall by £9m in the yaar.
Net divestment reduced financing costs by £2m; disposals
of £1.2bn over the last 24 months reduced costs by £5m,
partially offset by acquisitions made over the same period.
Developments increased financing costs by £1m, as interest
iz no longer capitalised on funds drawn for developments
completed in the prior year



Rising market interest rates during the year increased
financing costs by £8m. Over the year to 31 March 2023,

the interest rate on all our debt was hedged by fixed rates
and interest rate swaps and caps. As market rates (SONIA)
continued to rise throughout the year, the strike rates on
our caps were reached, thereby limiting the impact on our
financing costs, particularly cver the second half of the year.

We are 97% hedged on our debt for the year to March 2024
At 31 March 2023, we were fully hedged and over the next
five years, on average and with a gradually declining profile,
we have hedging on 76% of our projected debt.

2. IFRS loss after tax

The main differences batwean IFRS loss after tax and
Underlying Profit are that IFRS includes the valuation
movements on investment properties, fair value movements
on financial instruments and associated deferred tax, capital
financing cests and any Company adjustments. in addition,
the Group’s investments in joint ventures are eguity
accounted in the IFRS income statement but are included on
a proportionally consolidated basis within Underlying Profit.

Balance sheet

As at
Property assets
Other non-current assets

Other net current liabilities
Adiusted net debt

Other non-current liabilities
EPRA MNet Tangible Assets

Tne Brtisn Land Company PLC Q0621920

The IFRS loss after tax for the year was £1,039m, compared
with a profit after tax for the prior year of £965m. IFRS

basic EPS was (112 O)p, compared to 103 8p in the prior year.
The IFRS loss after tax for the year primarily reflects the
downward valuation movement on the Group's properties

of £798m, the capital and other loss from joint ventures of
£559m, neat capital finance income of £88m (primarily the
mark-to-market movement on the derivatives hedging

the interest rate on our debt) and the Underlying Profit

of £264m. The Group valuation movement and capital and
other income profit from joint ventures was driven principally
by outward yield shift of 71 bps offset by ERV growth of 2.8%
in the portfolic resulting in a valuation loss of 12.3%.

The basic weighted average number of shares in issue during
the year was 927m (2021/22: 927m).

3. bividends

Our dividend is sermi-annual and calculated at 80% of
Underlying EPS based on the most recently completed
six-month period. Applying this policy, the Board are
proposing a final dividend for the year ended 31 March 2023
of 11.04p per share. Payment will e made on Friday 28 July
2023 to shareholders on the register at close of business on
Friday 23 June 2023%. The dividend will be a Property Income
Distribution and no SCRIP alternative will be offered.

T 3t Mareh 2023 31 March 2022°

EPRA NTA per share
Nan-controlling interests
Other EPRA adjustmants?
IFRS net assets

N Sechon £m __ff_'t_'\ .
8,907 10,476

o 141 104

9,048 10,580

(290) (316)

6 (3,221) (3,458)

(50} -

} 5,487 6,806
4 588p 730p
T 15

25 (59

5 5,525 6,768

Proportionally consolidates basis

1. Prior year comparatives have been restated for a cnange 11 accounting policios 1n respect of rental concessions and tenant deposits (as aisclosed in Note 1 of the

financial statements).

2. EPRA Not Tangible Assets NTA 15 a proporticnally consohcated measure that is based an IFRS net assets excluding the mark-te-market on aerivatives and
rclated debt adjustments, the carrying value of intangintes, the mark-ta-rmarket on the convertibie bonds, as well as deferred taxation on property and derivative
valuanions. The metric includes the valuation surplus on trading properties and 15 adisted for the dilutive impact of share ootions Botatls of tne EPRA adjustments

are included in Table B within the sunplementary disclosures
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FINANCIAL REVIEW continued

4. EPRA Net Tangible Assets per share

pence
EPRA NTA per share at 31 March 2022 730
Valuation performance 47)
Underlying Profit 28
Dividend o @3
EPRA NTA per share at 31 March 2023 =88

1 Prior year comparative Nas been restated for a change in accounting polices
in respect of rental concessions and tenant deposits {as disclosed 1in Note 1 of
the financial statements),

The 19.5% decrease in EPRA NTA per share reflects a
vaiuation decrease of 12.3% compounded by the Group’s
gearing. The decrease in valuations was driven by yield
expansion as a result of rising interest rates.

Campus valuations were down 13.1%, driven by yields moving
out 70 bps, but offset by ERV growth of 2.6% reflecting our
successful leasing activity.

Valuations in Retail & L.ondon Urban Logistics were down
10.9% overall, with outward yield shift of 72 bps and ERVs
up 3.0%. Retail Parks fell by 10.2% in the year, driven by
yield expansion of 71 bps, although offset by positive ERV
growth, up 2.8%. Shopping Centres yields expanded by 39
bps whilst ERVs were up 1.2%. London Urban Logistics saw
yield expansion of 187 bps but the combination of strong
occupational demand and acute undersupply of space

has driven ERV growth of 29.4%.

5. IFRS net assets

IFRS net assets at 31 March 2023 were £5,525m, a decrease
of £1,243m from 31 March 2022, This was primarily due to the
IFRS loss after tax of £1,039m and dividends payable in the
year of £215m.

Ealing Broadway
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Cash flow, net debt and financing
6. Adjusted net debt’

e

Adjusted net debt at 31 March 2022 (3,458)
Disposals 732

Acquisitions Q73
Developments (276)
Capex (assel management initiatives) (51
Net cash from operations 240

Dividend (213
Other o (22)
Adjusted net debt at 31 March 2023 (3,221)

1 Adjusted net deot is a proportionally consclioates measutg it represants
tne princigal armount of gross cabt, less cash, shost tarm dcposits and liquia
Investments and 1s used 1n the calculation of proportionally consclidated
L 1V and MNet Deot to EBITDA. A reconciliation between the Group net debt
as disclosed in Note 17 to the financial statements and adpusted net dabt s
included 1n Table A within the supplemantary disclosures

Disposals net of acquisitions decreased debt by £532m

whilst development spend totalled £276m with a further
£51m on capital expenditure related to asset management on
the standing portfolio. The value of committed developments
is £648m, with £488m costs to come. Spaculative development
exposure is 6.0% of ERV (includes space under offer). There
are 1.8m sq ft of developments in our near term pipeline with
anticipated cost of £947m.




7. Financing

Ir\let”derbt/;'djusted net debt
Principal amount of gross debt
Loan to value®

Net Debt to EBITDAS
Weighted average interest rate
Interest cover

Weighted average maturity of drawn debt

1ne British Land Company PLC Q0621920

V_V_V_VGr_tl\:p_ . - E’VrL:E;EVrrnqn;:r\ry; cc;nsohdatia N

33 Mar 2023 SI M.erCBEZ 31 Mar 292!{_7 . 51 Nar 2022

" E£2,065m £2504m  £3,22Im  £3,458m
£2,250m £2.562m £3,448m  £3,648m
27.4% 26.2% 36.0% 32.9%
6.4x 7.9x 8.4x 9.7x

2.9% 2.4% 3.5% 2.9%

5.4x A AY F.1x 2.5%
S.6years 66Gyears B.9years 6.9vyears

1 Priar year comparatives nave been restated for a cnange in accounting policy 1n resoect of rental concessions and tenant deposits (as disclosea in Note T of the

financial statements)

2. Group data as presconted in Note 17 of tae financlal statements. The proportionally consohdated figuras Inciude tac Grouo’s share of joint ventures’ net debt ang
renrasants the principal esmount of gross deit, less cash, short term doposits and higuid investments.

5w

joint ventures.

At 31 March 2023, cur proportionally consolidated LTV was
36.0%, up from 32.9% at 31 March 2022 Disposals in the year,
primarily the sale 0f a 75% Interest in the majority of our
assets in Paddington Central, decreased LTV by 490 bps.
This was more than offset by the impact of valuation
movements which added 490 bps, development spend
which added 200 bps and acquisitions in the year which
added 110 bps.

Cur proportionally consolidated Net Debt to ERBITDA

was 8.4x, reduced by 1.3x since March 2022, driven by

net disposals in the year and growth in underlying earnings.
For the Group, the Net Debt to EBITDA ratio decreased
from 7.9x to 6.4x.

QOur weighted average interest rate at 31 March 2023 was
3.5%, the same leve! as September 2022, up from 2.9% at
March 2022. The increase during the first half of the year

was primarily due to disposals, including the new Paddington
joint venture in July, with the proceeds being used to repay
our revolving credit facilities which were then at & market
rate lower than our average cost of debt. In the second half
of the year, as market rates (SONIA) continued to rise, our
interest rate caps fimited the additional impact on our cost
of debt.

We maintain good long term relationships, and seek to
develop new relationships, with debt providers across the
markets. During recent volatile market conditions, we have
continued to raise funds on good terms for both British Land
and joint ventures. During the year cur total financing activity
was £1.4bn, of which £1.2bn was new finance raised, on
favourable terms including margins in line with our in

place facilities.

For British Land, we arranged several new and extended
bilateral unsecured revolving credit facilities (RCF) during
the last six menths: in Cctober we renawed a £100m RCF;

in November, we signed a £150m RCF with a bank which is
new to our unsecured relationships; and in March we signed a
further £125m RCF. All these RCFs were for new initial © year
terms and have provisicns for extensiens of up to a further
two years. In line with thesa provisions, we also extended
another £100m RCF for a further year to mature in 2028. In
March, we agreed with Homes England the continuation of
the £100m loan facility to fund specified infrastructure works
at Canada Water following the formation of the joint venture.

. Note 17 of the financial statements sats out the calculation of the Group and propo-tionally consolicated LTV and Net Dobt to EBITDA.
_ Net Debt to EBITDA on a8 Group basis excludes non-recourse ang joint venture borrowings. and includes distrioutions fram non-recourse campanies and

A E150m Green loan fagility to support the development
costs of Canada Water Phase 1 completed in March this year
for our joint venture. National Westminster Bank and Crédit
Agriccle Corporate & investment Bank provided the loan
and the related interest rate hedging, and acted as Mandated
Lead Arrangers and Green Loan Advisers. The loan for

three years is secured on the mixed-use Phase 1 project.

The offices are targeting BREEAM Cutstanding and the
private residential is targating HQM One 4*, enabling the
lean and hedging to be designated as ‘Green’.

Sustainability targets apply to all these new and extended
RCFs, aligned with our other ESG linked RCFs and linked to
our sustainability strategy. Tagether with the £150m Green
development loan facility for the Canada Water joint venture,
we have raised £525m of 'Green’ and ESG linked finance

this year.

Earlier in the year, we completed a £515m 5 year loan for
the Paddington joint venture, securaed on its assets. A club
of three banks, DBS Bank Limited, London Branch, Oversea-
Chinese Banking Corporation Limited, and SMBC Bank
International PLC and affiliates provided the loan and the
related interest rate hedging which completed in July

As a result of all of this activity, at 31 March 2023, we

had £1.8bn of undrawn facilities. Based on our current
commitments and facilities, the Group has no requirement
to refinance until early 2026.

We retain significant headroom to our debt covenants, meaning
the Group could withstand a fall in asset values across the
portfolio of 36% prior to taking any mitigating actions.

Fitch Ratings, as part of their annual review in August 2022
affirmed all cur credit ratings, with a stable outiook; senior
unsecured credit rating ‘A, long term IDR “A-' and short term
IDR 'FT1.

Our strong balance sheet, established and new lendar
relationships, access to different sources of finance and
flexible {iquidity enable us to deliver on our strategy.

-

Bhavesh Mistry
Chief Financial Officer
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FINANCIAL REVIEW continued

Exchange Square,
Broadgate
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FINANCIAL POLICIES AND PRINCIPLES

FINANCIAL STRENGTH

AND BALANCED

Our sound financial footing enables us
to respond to market challenges and
positions us to pursue opportunities.

Leverage

Qur use of debt and equity finance balances the benefits

of leverage against the risks, including magnification of
property returns. A loan to value (LTV) ratio measures

cur balance sheet leverage, primarily on a proportionally
consolidated basis including our share of joint ventures

(and exclyding any non-controlling interests). At 31 March
2023, propaorticnally consolidated LTV was 36.0% and the
Group measure was 27.4%. The ratio of Net Debt to EBITDA
is alsc a measure of leverage, based on earnings rather than
valuations and we consider this on both a proportionally
consolidated basis and Group basis (excluding non-recourse
borrowings). At 31 March 2023, our proportionally consclidated
Neat Debt to EBITDA was 8.4x and the Group measure was
6.4x Qur leverage on these metrics is monitared in the
cantext of wider decisions made by the business. We
manage our LTV through the property cycle such that our
financial position remains robust in the event of a significant
fall in property values. This means we do not adjust our
approach to leverage based only on changes in property
market yields. Consequently, aur LTV may be higher at the
low point in the cycle and will trend downwards as market
vields tighten.

Debt finance

The scale of our businass, combined with the quality of

our assets and rental incoeme, means that we are able to
approach a diverse range of debt providers to arrange
finance on attractive terms. Good access to the capital and
debt markets allows us to take advantage of opportunities
when they arise. Our approach to debt financing for British
Land is to raise funds predeminantly on an unsecured basis
with our standard financial covenants (set out on page 45).
This provides flexibility and low operational cost. Cur joint
ventures that choose to have external debt, and Hercules
Unit Trust, are each financed in ‘ring fenced’ structures
without recourse to British Land for repayment and are
secured an their relevant assets Presented on the following
page are the five guiding principies that govern the way
we slructure and manage debt

APPROACH

Monitoring and controlling our debt

Wea maonitor our debt requirement by reviewing current and
projected borrowing levels, available facilities, debt maturity
and interest rate exposure. We undertake sensitivity analysis
to assess the impact of proposed transactions, movements in
interest rates and changes in property values on key balance
sheet, liquidity and profitability ratios. We also consider the
risks of a reduction in the availability of finance, Including a
temporary disruption of the financing markets. Based on our
current commitments and available facilities, the Group has
no requirement to refinance until early 2026. British Land's
undrawn facilities amounted to £1.8bn at 31 March 2023,

Managing interest rate exposure

We manage our interest rate profile separately from our
debt, considering the sensitivity of underlying earnings

to movements in market rates of interest over a five-vear
period. The Board sets appropriate policy ranges of hedging
on debt over that period and the longer term. Our debt
finance is raised at both fixed and variable rates. Derivatives
{primarily interest rate swaps and caps) are used to

achieve the desired hedging profile across proportionally
consolidated net debt. As at 31 March 2023, the interest
rate on our debt is 97% hedged for the year to March 2024.
On average over the next five years we have interest rate
hedging on 76% of our projected debt, with a decreasing
profile ever that period. Accordingly, we have a higher
degree of protection on interest costs in the short term.

The hedging required and use of derivatives is managed

by a Derivatives Commitiee. The interest rate management
of joint ventures is considarad separately by each entity’s
board, taking into account appropriate factors for its business,

Counterparties

We monitor the credit standing of cur counterparties
to minimise risk exposure in placing cash deposits and
arranging derivatives. Regular reviews are made of the
external credit ratings of the counterparties.

Foreign currency

Qur policy is to have no material unhedged net assets or
liabilities demominated in foreign currencies. When attractive
terms are available, we may choose to borrow in currencies
cother than Sterling, and will fully hedge the foreign

currency exposure.
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FINANCIAL POLICIES AND PRINCIPLES continued

Qur five guiding principles

Tre Bntizgh Lang Comoany PLC 00621920

[ 1. Diversify our sources of finance

We monitor finance markets and seek to access different sources of
finance when the relevant market conditions are favourable, to mest
the needs of our business and, where appropriate, those of our joint
ventures The scale and gquality of our business enables us to access
a broad range of unsecured and secured, recourse and non-recourse
debt. We develop and maintain iong term reiationships with banks
and debt investors. We aim to avoid reliance on particular sources
of funds and borrow from a large number of lenders from different
sectors in the market across a range of geographical areas, with
around 30 debt providers in bank facilities and private placements
alone. We work to ensure that debt providers understand our
business, adopting a transparent approach to provide sufficient
discfosures to enable them to evaluate ther exposure within the
overall context of the Group These factors enhance our proposal

to debt providers, and in the last five years we have arranged £4.1bn

(British Land share E3 2bn} of new finance in unsecured and secured
loans and US Private Placements, including £1.5bn of Green/ESG-
linked finance. We also have existing long-dated debentures and
securttisation bonds, A European Medium Term MNote programme

is maintained to enable us to access the Sterling/Euro unsecured
tond markets, where we have one outstanding Sterling bond, and
our Sustainable Finance Framework enables us to 1ssue Sustainable.
‘Green' and/or Somal finance, when it is appropriate for our busingss

£3.4bn in over 20

total drawn debt (propertionally  debt instruments
consolidated)

E. Phase maturity of debt portfolio

The maturity profile of our debt is managed with a spread of
repayment dates, currently between one and 15 years, reducing our
rafinancing risk in regard to trming and market conditions. As a resuit
of our financing and capital activity, we are ahead of our preferred
refinancing date horizon of not less than two years. In accordance
with our usual practice, we expect to refinance facilities m advance
of their maturities

5.9 years

average drawn debt maturity (proportionally consolidated)

Z. Maintain liquidity

|

In addition to our drawn debt. we aim always to have a good level

of undrawn, commitied, unsecured revolving bank facilities. These
facilines provide financial hguidity, reduce the need to hoid resources
in cash and deposits, and minimise costs arising from the difference
between borrowing and deposit rates, while fimiting credit exposura,
We arrange these revolving credit facihities in excess of our committed
and expecied reguirements to ensure we have adeguate financing
avaitability o support business requirements and new opportunities

£1.8bn

undrawn facilitias

fh.Mannanxﬂeﬁbnny

Qur facilities are structured to provide valuable flexibility

for investment activity execution, whether sales, purchases,
developments ar asset management tnitiatives. Unsecured revolving
creat facilities provide full operational flexikility of drawing and
repayment (and canceliation if we require) at short notice without
additional cost. These are arranged with standard terms and financial
covenants and generally have initial maturit:as of five years (with
extension options). Alongside this, our secured term delbt in long-

standing debentures has good assat security substitution rights,
where we have the abifity to move assels in and out of the secunty
pool, as required for the busingss.

£2.1bn

total facilities

E. Maintain strong metrics

We use both debt and equity financing We manage LTV through the
property cycle such that our financial position would rema:n rabust
in the event of a significant fall in property values and we do not
adjust our approach to leverage based only on changes in property
market yields

We also constder the earnings-based leverage metric of Net Deltt to
EBITDA on a proportionally consolidared basis and on a2 Group bas's
(which is the ratio principally considered as part of our unsecured
credit rating).

Qur interest rate profile is managed separately from our debt, within
appropriate ranges of hedged debt over a five-year period and the
lenger term as set by the Board,
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We maintained our strong sen:or unsecurad credit rating "A°, long
term IDR credit rating 'A-". and short term {DR credit rating 71,
affirmed by Fitch during the year with Stable cutiook

36.0% 8.4x A

LTV Net Debt to senior unsecured
(proporticnally EBITDA credit rating
conselidated) (propartionally

consolidated)



Group borrowings

Unsecured financing for the Group includes bilateral and
syndicated revelving bank facilities (with initial maturities
usually of five years, often extendable); US Private
Placements with maturities up to 2034; and the

Sterling unsecured bond maturing in 2029

Secured debt for the Group comprises British Land
debentures with maturities up to 2035 and Hercules Unit
Trust bank loans.

Unsecured borrowings and covenants

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

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

- Net Unsecured Borrowings not to excead 70% of
Unencumbered Assels

There are ne income or interest cover covenants on any of
the unsecured debt of the Group. The Unencumbered Assets
of the Group, not subject to any security, stood at £3.9bn as
at 31 March 2023,

Although secured assets are excluded from Unencumbered
Assets for the covenant calcutations, unsecured lenders
benefit from the surplus value of these assets above the
related debt and the free cash flow from them. During the
year ended 31 March 2023, these assets generated £35m
of surplus cash after payment of interest. in addition,

while investments in joint ventures do not form part

of Unencumbered Assets, our share of free cash flows
generated by these ventures is regularly passed up to

the Group.

Secured borrowings

Secured dabt with recourse to British Lang is provided by
debentures with long maturities and limited amortisation

These are secured against a combined pool of assets with
common covanants; the value of the assets is required to

Unsecured financial covenants
L T
Net Borrowings to Adjusted Capital and Reserves

Net Unsecured Borrowings to Unencumbered Assats

The British Land Company PLC 00621320

cover the amount of the debentures by a minimum of 1.5
times and net rental income must cover the interest at least
once. We use our rights under the debentures to actively
manage the assets in the security pool, in line with these
cover ratios.

Hercules Unit Trust has two bank loans maturing in
December 2023 arranged for 1ts business and secured

on its property portfolios, without recourse te British Land.
These loans include LTV covenants (65% and £0%), and
income based covenants,

We continue to focus on unsecured finance at 3 Group level

Borrowings in our joint ventures

External debt for our jeint ventures has been arrangad
through long-dated securitisations or secured bank loans,
according to the reguirements of the business of each entity

The securitisations of Broadgate (£1,0%9m) and Meadowhal!
(£482m) have weighted avarage maturities of 7.9 years and
6.3 years respectively. The key financial covenant applicable
is to meet interest and scheduled amertisation (equivalent to
one times cover); there are no LTV default covenants. These
sacuritisations have quarterly amortisation with the balance
cutstanding reducing to approximately 20% te 30% of the
original amount raised by expected final maturity, thus
mitigating refinancing risk.

The Broadgate joint venture has a secured £420m Green {oan
which includes LTV and interest cover ratic covenants.

The Paddington joint venture has a secured £515m bank ioan
which includes LTV and interest cover ratio covenants

The Canada Water joint venture has a £150m Green locan
facility which includes loan to development cost and
LTV covenants.

The West End offices joint venture has a secured £160m foan
which includes LTV and interest cover ratio covenants,

There is no obligation for British Land to remedy any breach
of these covenants in the debt arrangement of joint ventures,

. __ % 20:%  200% 2015%
3 3% 33 29
32 30 25 21
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MANAGING RISK

MANAGING RISK IN
DELIVERING OUR STRATEGY

For British Land, effective risk management is

fundamental to how we do business. It directly Our priorities for 2023/24 ‘
informs our strategy and how we position - Continue to closely momtor the external f.envlronment
. i . . and support the business through managing the

the business to create value whilst delivering risks arising from the macroeconomic environmant,

positive outcomes for all our stakeholders on - Continue to deliver on our roadmap of readiness

a long term, sustainable basis. activities for the UK Government's proposed corporate

reforms, including finalising mapping of our financial

Our key activities in the year reporting processes as well as assurance mapping.

- The Group's Board and key Commitiees have overseen cur - Effective risk management of our key operational
response to the macroeconomic challenges and the wider risks including development, health and safety, our
impacts on our markets, portfolio strategy, development partnerships with third parties and our accupier risks.
programme and our customers, with business resilience - Further enhance articulation of risk appetite through
and risk management at the core of ocur appreach, clear risk tolerance statements for each principal risk.

- Internal audit review of our risk management framework - Continue alignment with the 1SO 27001 Infermation
including benchmarking against best practice enterprise Security standard, which provides a framework for
risk management. Our risk management process was rated a risk-based approach to identifying, implementing
as well established with an advanced risk governance and improving security controls,
framework, establishad risk rating criteria and a defined - Climate-related risks and progress against our TCFD
risk appetite with structured oversight and reporting. recommendations and 2030 sustainability targets.

- Guood progress with roadmap of readiness activities for
the UK Government's proposed carporate governance

|
reforms, including enhancing our internal control Risk management framework “
framework and deeper internal controls testing. We have an established risk management and control |
- Deep dive reviews of our business risk registers framework that enables us to effectively identify, assess i
incorporating mapping key controls against our key risks. and manage the range of financial and non-financial risks [
- Significantly enhanced our technology infrastructure facing our business, including those principal risks that ;
and cyber security environment and key controls. could threaten solvency and fiquidity, as well as to identify |

emerging risks. Qur approach is not intended to eliminate risk !

- Busines inui i mpaniad b ) e i
ess continuity plan review accompanie ya entirely, but instead to manage our risk exposures within our ‘

|

|

|

cyber crisis management simulation test.
- Mandatory training for all employees on key operational
risks including sustainability, anti-bribery and corruption,

appetite for each risk, whiist at the same time making the
most of our opportunities,

cyber security and health and safety Our integrated risk management approach combines a .
- Integrated our building energy performance strategy into top-down strategic view with a complementary bottom-up |
asset business plans to manage EPC risk exposure and operaticnal process as outlined in the diagram and ‘
deliver performance improverments acrass our portfolio. detailed opposite. 1

-~ Carried out a double materiality assessment to identify }
and assess the impact of the most material ESG issues on i
cur business as well as the impact on cur key stakeholders. |
The outcomes of this were integrated into our nsk )
management and influence both ocur business activities !
and Sustainability Strategy.

- Improved reporting of Health and Safety key risk
indicators including benchmarking against best practice
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Governance

The Board has overall responsibility for risk and for
maintaining a robust risk management and internal control
system. The Board is responsible for determining the level
and type of risk that the Group is willing to take in achieving
its strategic objectives. The amount of risk is assessed in the
context of our strategic priorities and the external enwvironment
in which we operate - this is our risk appetite (as detailed
overleaf). The Audit Committee and ESG Committee support
the Board by providing a key oversight and assurance role.
The Audit Committee is responsible for reviewing the
effectiveness of the risk management and internal

control system during the vear.

The Executive Directors and Risk Committee (comprising
the Executive Committee and senior management across the
business, chaired by the Chief Financial Officer) have overall
accountability for the management of risks across the business.
Principal risks are evaluated and monitored by the Risk and
Audit Committees, with appropriate mitigation meosures
implemented as required. The internal risk management
team supports the Risk Committee in co-ordinating our risk
management activities and embedding risk management and
internal controls across the Group’s operations, culture and
decision-making processes.

The effective day-to-day management of risk is embeadded
within cur operational business units and is integral to the
way the Group conducts business. This bottom-up approach
allows potential risks to be identified at an early stage and
escalated as appropriate, with mitigations put in place to
manage such risks.

Tre Briush Land Company PLC 00621920

Each business unit has a designated risk representative and
maintains a comprehensive risk register. Significant changes
to the risk register are reviewed by the Risk Committee, and
we formally report on the significant and emerging risks to
the Audit Committee every six months. Intermal Audit acts
as an objective assurance function by evaluating the
effectiveness of our risk management and internal

control processes, through independent review.

Through this appreach, the Group operates a ‘three lines
of defence’ model of risk management, with operational
management forming the first line, the Risk Committee
and internal risk management team forming the second
line, and finally Internal Audit as the third line of defence

In summary, ocur approach to risk management is centred

on being risk-aware, clearly defining our risk appetite,
responding guickly to changes in our risk profile and having a
strong risk management culture amonagst all employees with
clearly defined roles and accountability. Cur organisational
structure ensures closa involvernent of senior managemeant
in all significant decisions as well as in-house management of
our development. asset and property management activities.

N To read more about the Board and Audit Committee’s risk
oversight, see pages 118, 136 and 139

Qur integrated risk management approach

Top-down Bottom-up .
Internal ) Strategic risk management Onperational risk management Monitor KRis
Audit provides and controls
assurance on [ Board/Audit Committee/ESG Commitiee | and take
effectiveness . - appropriate
of risk Review external environment Assess effectiveness of risk management actions
management Robust assessment of principal risks process ar‘1d L.nterr.]al control SyStEl‘.'ﬂS‘
process and Set risk appetite and paramaters Report on principal risks and uncertainties
testing of Determine strategic action points

key controls i

Risk Committee/Executive Committee J

Identify principal risks

Direct delivery of strategic actions in line
with risk appetite

Monitor key risk indicators

Consider completeness of identified risks
and adequacy of mitigating actions
Consider aggregation of risk exposures
across the business

| Business units I

Exacute strategic actions
Report on key risk indicators

Report current and emerging risks

Identify, evaluate and mitigate operational
risks recorded in risk register
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MANAGING RISK continued

Our risk appetite

Cur risk appetite lies at the heart of cur approach to

risk management and is integral to both business planning
and decision making. The Group's risk appetite is reviewed
annually as part of the strategy review process and approved
by the Board, in order to guide the actions management
takes in executing our strategy. Qur risk appetite I1s cascaded
throughout the business by being embedded within our
policies, procedures and internal controls.

We have identified a risk dashboard of key risk indicators
(KRIs) far each principai risk, with specific tolerances to track
whether our risk exposure is within our risk appetite or could
threaten the achievemeant of our stratagic priorities. The risk
dashboard is reviewed at each Risk Commitiee and serves
as a catalyst for discussion about how our principal risks are
changing and whether any further mitigating actions need
to be taken. The risk indicators are a mixture of leading and
lagging indicators, with forecasts provided where available,
and focus on the most significant judgements affecting our
risk exposure, including: our investment and development
strateqy; the level of occupational and development
exposure; our sustainability risks; our financial resilience;

and our key operational business risks (as itlustrated in

the principal risks table on pages 5 to 60).

Whilst aur appetite for risk will vary over time and during
the course of the praperty cycie, in general we maintain

a balanced overall appetite for risk, appropriate for our
strategic objective of delivering long term sustainable value.
The Board has reviewed our risk appetite in light of the
continued macroeconomic uncertainty and confirmed that
aur current risk appetite is appropriate. In summary, our
appetite for financial and compliance related risks remains
low, whilst our appetite for property and operational related
risks is moderate, reflecting our strategy of sourcing value
add opportunities, developing and actively managing our
portfolio, and recycling capital.

Significant factors which contribute to our balanced

appetite for risk across our business include:

- Diversified business modal focused on prime, well-
located Campuses and Retail and London Urban
L.ogistics assets.

- Disciplined approach to development including a
batanced approach to our speculative exposure and
managing the associated risks appropriately through
a combination of timing, pre-lets, fixing costs and use
of joint ventures

- Financial strength and discipline underpinned by a
strong balance sheet and robust iguidity position.

- Diverse occupier base with strong covenants.

- Experienced Board, senior management team and
Risk Committee
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Our risk focus

The Group's risk profile has been elevated during the

year due to the volatile geopalitical environment and a
deterigration in macroeconomic conditions, although the
risks associated with the Covid-19 pandemic have lessened.
The kay macroeconomic chatlenges this year include rapidly
rising interest rates, heightened inflation compounded by
the impact of the on going war in Ukraine and the risk of
recession. The Board and key Committees have overseen
the Group's response to the impact of these challenges on
our business and their wider economic influences throughout
the year.

We have set out in the principal risks table the main adverse
impacts of these challenges and the actions we have taken
to mitigate them. These include operational and financial
challenges for our occuplers, reduced demand for our
assets in the investment market, increased difficulty for us to
continue to execute our portfolio and development strategy
at pace, and rising financing costs, which impact property
values and could in time impact cur rental income. Despite
thesa challenges, our business has continuad to show
rasilience, with our robust risk management approach
continuing to protect the business through this challenging
aconomic environment and enabling us to be flexible to
adjust and respond to these external risks as they evolve,

During the year, the Risk Committee has also
focused on key operational risk areas across the
business including:

- Qur programme to continue to enhance and
strengthen our key financial and aperational controls.

- Health, safety and epvironmental risk management
and compliance with our key performance indicators.
Our health and safety management system was
re-certified under ISC 45001

- Our cccupiers, including theair covenant strength ang
working proactively with customers to maximise
coliection rates.

- Environmental risks and oppertunities including EPC
rating of our assets.

- Development risks including ciosely monitoring
construction cost inflation and the covenant strength
of our major contractors and subcontractors.

- Procurement and supply chain risks.

- Information security general controls incorporating
vulnerability scanning and cyber security testing.

- internal audit reviews and the implementation of any
controt findings or process improvement opportunities.



Our principal risks and assessment

Our risk managemant framework is structured around the
principal risks facing British Land. We use a risk scoring
matrix to ensure risks are evaluated consistently; we assess
the likelihood, the financial impact (to both income and
capital values) and the reputational impact. From this

we identify both the exterral and internal strategic

and aperational principal risks which currently have a
higher likelihood and potential impact on our business.

Qur principal risks consist of the 11 most significant Group
risks and includes four external risks, where market factors
are the main influence, and seven internal strategic and
operational risks which, while subject to external influence,
are more under the control of management. The external
princigal risks relate to the macroeconomic and political
environment and our key markets. The internal principal

risks relate to our capital allocation, development, customers,
sustainability and peopie and cultirre as well as key aperaticnal
risks in terms of technology, health and safety and fraud and
compliance risks. For our internal principal risks the Board
makes sure that aporopriate controls and processes are in
place to manage these risks.

Risk assessment

The Board has undartaken a robust assassment of the
principal and emerging risks facing the Group, including
those that would threaten its business model, future
performance, solvency or liquidity, as well as the Group's
strategic pricrities, taking into account the chalienging
macroeconomic and geopalitical envirenment, and doeas

not consicer that the fundamental principal risks and
uncertainties facing the Group have changed during the year.

However, our current assessment is the Macroeconomic,
Political, Legal and Regulatory, Campus and London Urban
Logistics Property Markets external risks have increased, as
well as our Portfolio Strategy, Customer and Financing risks.
At the same time, the Major Events and Business Disruption
and People and Cuiture risks have lessened.

The key changes and assessments are summarised in the risk
heat map overleat, and in the principal risks table on pages 51
to 60, including the key impacts on our business, our
mitigating actions and our key risk indicators.

The [Artish Land Company PLC 00821920

Emerging risks

The identification and review of emerging risks is
integrated into our risk review process outlined on

page 47. Emerging risks are those risks or combination of
risks which are often rapidly evolving and for which the
impact and likelihcod are not yet fully understood, albeit,
they are not considered to pose a materia! threat in the
short term. This could, however, change depending on
how these risks evolve over time and thus we continually
monitor them. All risk representatives and members of
the Risk Committee are challenged to consider emerging
risks and this is supplemented by formal horizon scans by
the Risk Committee, as well as forming part of our annual
strategy review process. While emerging risks relating to
structural market changes, inflationary pressures, climate
change, fire safety and skills shortages are already
considered within our principal risks, we are also
continuing to monitor @ number of longer term trends
ncluding advances in technology (such as artincial
intelligence), de-globalisation, suburbanisation, supply
chain resilience, regulatory and legislative changes and
energy security. Later this year, we are also holding an
emerging risks workshop together with our internal
auditors to help identify and prioritise the key threats
and opportunities around emerging trends that have

the potential to impact our business and how these

risks can be better monitored and addressed.
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MANAGING RISK continued

Principal risks Risk heat map
assessment

High

The risk assessment of our principat ) . .
risks at March 2023, as displayed n : ' i i
our risk heat map, has been adversely .
impacted by the volatile UK economic B s
and politica! landscape in the year.
Consequently, several principal risks
have increased compared to FY22;
largely in their kelihood, and to a I
lesser extent their potential impact .
o our business due to mitigating
actions we have taken. Recently,
there have been signs that the
macroeconomic headwinds that
have driven the increase are
subsiding which we anticipate will
lower the elevated risk assessment
of saveral principal risks losking A PR
forward, albeit is too early to i !
conclude this at this stage and we .
will continue to actively monitor.

Likelihood
Medium

Low

Low Medium High

Impact

Key Principal risks Link 10 strategy Change in risk
Prmcipa1 risk assessment in year
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3 Portfc ho Straxegy @@(—\@
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Change in the year
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9
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10 Custor;‘er B @@@@
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PRINCIPAL RISKS

External principal risks

[he Beitish Land Company PLC 00621920

1. Macroeconomic Risks

KRls

The UK economic climate and changes to fiscal and
monetary policy present risks and opportunities in
property and financing markets and to the businesses
of our customers which can impact both the delivery of
our strategy and our financial performance.

How we monitor and mitigate the risks
The Board, Executive Committee and Risk Committee
regutarly assess the Company’s strategy in the context
of the wider macroeconomic environment in which we
operate to assess whether changes to the economic
cutlook justify a reassessment of our strategic priorities,
our capital allocation plan and the risk appetite of
the business.

-~ Qur strategy team prepares a regular dashboard for
the Board, Executive and Risk Committees which tracks
key macroeconomic indicators both from internal and
independent external scurces (see KRIs), as well as
central bank guidance and government policy.

- Regularly stress testing our business plan against a
downturn in economic outlook to ensure our financial
position is sufficiently flexible and resilient.

- Our business model is focused on a prime, high quality
pottfolio aligned to key trends in our markets where
we have pricing power and active capital recycling to
maintain a strong financial position, which helps to protect
us against adverse changes in economic conditions.

-~ Forecast GDP growth, inflation and interest
rate forecasts.

- Censumer confidence and unemployment rates.

- Stress testing for downside scenarios to assess
the impact of differing market conditions.

Change in risk assessment in year

The macroeconomic risk cutlook was volatile during the
vear. It increased during the first half of the fiscal year
and subsided in the second half. We consider it our most
significant risk with a high potential impact and medium
to high probability reflecting the prospect of recession in
the UK, high inflation (albeit signs this is mederating) and
interest rate rises which impact our portfolio strategy, our
markets and our customers.

The Board and key Committees have overseen the Group’s
response to the impact of the macroeconomic enviranment
on our business during the vear, and whilst the outlook for
the UK eaconomy has improved maore recently, we remain
mindful of the ongoing macroecenomic challenges. In
response, we have increased the regularity of our economic
outlook assessments to assess their consequences on our
strategy and are taking actions which we deem appropriate.
Wae are proactively managing our business by taking a
risk-managed approach in terms of capital allocation and
maintaining a strong financial position. In particular, we are
managing our development risk by fixing costs and taking a
measured approach to progress our pipeline as and when the
time is right. Also, we are actively managing our financing
risk, and maintain access to a diverse range of sources of
finance with a spread of repayment dates, along with the
use of hedging to mitigate against rising interest rates.

Opportunity

The strength of our balance sheet, quality of our assets and
the experience of our Board and management team put us
in a strong position to help us to navigate through these
near term challenges and take advantage of opportunities
as they arise, including continued investment in assets

that are aligned to our strategic themes and our
development pipeline.

Key: Chango 1 risk asgossmaent from ast yoar

Increase No change Decrease
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PRINCIPAL RISKS continued

External principal risks continued
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2. Political, Legal and Regulatory Risks

J KRIs

Significant pelitical events and regulatory changes,
including the impact of government policy, bring risks
principally in four areas:

~ Reluctance of investors and businaesses to make
investment and occupational decisions whilst the
outcome remains uncertain.

~ The impact on the case for investment in the UK, and
specific policies and regulation introduced, particularly
those which directly impact real estate or our customers.

- The potential for 2 change of leadearship or
pelitical direction.

- The impact on the husinesses of our occupiers as well as
our own business.

How we monitor and mitigate the risks

- Whilst we cannot influence the outcome of significant
political events, the risks are taken into account when
setting our business strategy and when making strategic
investment and financing decisions.

- Internally we review and monitor proposals and emerging
policy and fegislation to ensure that we take the necessary
steps to ensure compliance, if applicable. Additionally, we
engage public affairs consultants to ensure that we are
properly briefed on the potential policy and regulatary
implications of political events.

- Where appropriate, we act with other industry participants
and representative bodies to contribute to policy and
regulatory debate. We manitor and respond 1o social and
political reputational chalienges relevant to the industry
and apply our own evidence-based research to engage
in thought leadership discussions.
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- Monitor changes within the geopolitical environment,
UK policies, laws or regulations

Change in risk assessment in year

The political, legal and regulatory risk outlook has also
increased over the year refiecting an uncertain economic
environment, continued geopolitical tensions and increased
Government regulation, with both a medium to high impact
and probability.

Political uncertainty has reduced following the appointment
of a new Prime Minister, although the UK's economic outlook
is uncertain. The global geopolitical environment also ramains
uncertain, heightened by the ongoing war in Ukraine. This has
potential impacts on interest rates, supply chains, security,
cyber risks, compliance and reputational risks

Government legisiation has alse continued to increase in
the year with potential for this to continue in the future
with further associated regulation. As set out under
macroeconomic risk, the Board and key committees are
actively monitoring these external risks and their potential
impacts on the UK economy and our operations to ensure
wa are taking appropriate mitigating actions.

Opportunity

We continue to clasely monitor the political outlook and any
potential changes in regulations to ensure changes which
may impact the Group, or our customers, are identified and
addressed appropriately. We work closely with Government,
directly and through our membership of key property
industry bodies, to input into regulation as draft proposals
are announced. Through this proactive approach, we view
the right kind of regulation and legislaticn as an opportunity
for our business to ocutperform.

Aamr fenem [35% 200
20T 7S 135 £32

No change Decrease

Increase
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3. Property Market Risks

KRis:

Underlying income, rental growth and capital performance
could be adversely affected by a reduction in investor demand
or weakening occupier demand in our property markets.

Structural changes in consumer and business practices
such as the growth of online retailing and flexible working
practices (including more working from home) could have
an adverse impact on demand for our assets.

How we monitor and mitigate the risks

- The Board Frectitive Committee and Risk Committee
regularly assess whethar any current or future changas in
the property market outlook present risks and opportunities
which should be reflected in tha execution of our strategy
and our capital aliocation plan.

- Qur strategy team prepares a regular dashboard for the
Board, Executive and Risk Committees which tracks key
investment and accupier demand indicators from both
internal and independent external sources (see KRis)
which are considered alengside the Committee members’
knowledge and experience of market activity and trends.

- We focus on prime assets or those with repositioning
potential and sectors which we believe will be more
resilient over the medium term to a reduction in cccupier
and investor demand.

- We maintain strong relationships with our occupiers, agents
and direct investors active in the market and actively monitor
trends in our sectors.

- Wae stress test our business plan for the effect of changes in
rental growth prospects and property yields.

Change in risk assessment in year

Campuses

The Campus property market risk outlook increased during
the year, due to the adverse impact of rising inflation and
interest rates on the investrment market, and is considered
a medium impact risk with a medium probability.

The prime London office market continues to demonstrate
robust occupational fundamentals due to low vacancy,

a reduced development pipeline coupled with demand
gravitating to the best and most sustainable space.
However, rising interest rates have significantly impacted
investor sentiment ang structural headwinds remain from
an increased trend in working from home, accelerated by
the impact of Covid-19,

Opportunity

Qur Campus model is centred on providing well connected,
best in class buildings with leading sustainability and design
credentials, surrounded by attractive public spaces with a
wide range of amenities and an engaging public realm. This
supports the resilience of our offer as gccupiers focus on the
very best space for their business and this is demonstrated
by the continued strength of our leasing activity across our
Campuses this year,

- Occupier and investor demand indicators in our sectors.

- Margin between property yields and borrowing costs.

- Online sales market trends.

-~ Footfall and retail sales to provide insight into
consumer trends.

- Campus occcupancy to provide insight into ocoupier
trends and people visiting our Campuses.

Retail

The Retail property market risk outlook has remained stable
in the year and is considered a medium impact risk with a
medium to high probability.

Whilst occupational markets strengthened over the year with
mare retailers recovering to pre-pandemic levels in terms of
sales, the market outlook continues to be challenging with
retailers facing both increased costs, such as rising input
costs, energy costs and wages, as well as lower consumer
spending. Investment activity was relatively in line with
historic trends for retail parks (albeit lower than last year),
while shopping centres remains below long term averages.

Opportunity

Our Retail portfolio focuses on retail parks, which we believe

is the preferred format for retailers, aligned to the growth of
convenience and compatibility with an omni-channel retail
strategy. Despite the continued challenges in retail, this has
been a strong year for our leasing activity and retailers continue
to recognise we offer some of the best quaiity space in the UK
We will continue to look for acquisition opportunities where we
can create value by leveraging our scale and our expertise in
asset management.

London Urban Logistics

The London Urban Logistics property market risk outiook
increased slightly in likelihood in the vear, as rising interest
rates impacted investment sentiment, but overall, this risk is
a relatively low impact risk with a low probability given the
chronic shortage of space in London.

In London, occupational fundamentals remain favourable
underpinned by structural changes in e-commerce and

with supply of the right kind of space highly constrained.
However, as a low vielding sector, the investment market
has been heavily impacted by rising interest rates and
pricing has softened.

Opportunity

Our Urban Logistics portfolio is focused on a developmant-
led pipeline through the intensification and repurposing of
existing buildings in London, a market with significant demand
and tightly limited supply. The challenging investment market
may create the environment for opportunistic purchases
where our development expertise is a competitive advantage.
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External principal risks continued
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| 4. Major Events/Business Disruption Risks

KRis

Major global, regional or national events could cause
significant damage and disruption to the Group’s business,
portfolio, customers, people and supply chain.

Such incidents could be caused by a wide range of external
events such as civil unrest, an act of terrorism, pandemic
disease, a cybear-attack, an extreme weather occurrence,
environmental disaster or a power shortage.

This could result in sustained asset value or income
impairment, liguidity or business continuity challenges,
share price volatility or loss of key customers or suppliers.

How we monitor and mitigate the risks

-~ The Group has comprehensive crisis response plans and
incident management procedures both at head office
and asset-level that are regularly reviewed and tested.

- Asset emergency procedures are regularly reviewed, and
scenario tested. Physical security measures are in place
at properties and development sites.

- The Group monitors the Home Office terrorism threat
level, and we have access to security threat information
sarvices to help inform cur security measures.

- We have robust [T security systems that support data
secuUrity, disaster recovery and business continuity plans

- We have comprehensive praoperty damage and business
interruption insurance across the portfolio.
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- Security Service National Threat level.
- Security risk assessments of our assets

Change in risk assessment in year

Cur major events/business disruption risk outlook has
reduced over the year as Covid-19 related disruption to
our business has eased and at present is considered a
medium impact risk with a medium probability.

Whilst Covid-19 disruption has eased, the heightened global
and political uncertainty, exacerbated by war in Ukraine,
could have an impact on the Group's operations and
stakeholders. Specifically, terrarism remains a threat, as is
the risk of cyber security breaches Our crisis management
team carries out event simulations to test our processes
and procedures in response to major incidents and during
the year this was centred on a cyber ¢risis simuiation.

Opportunity

The challenges of the last few years have demonstrated
the rasilience of our business model and our robust crisis
management and business continuity plans. We remain
vigilant to the cantinued risk from external threats.

Eey; Cnan
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Internal principal risks
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5. Portfolio Strategy Risks

KRis

The Graup’s income andd rapital perfarmance could
underperform in absolute or relative terms as a result of an
inappropriate portfolio strategy and subsequent execution.

This could result from:

- incorrect sector selection and weighting.

- poor timing of investment and divestment decisions.

- inappropriate exposure to developmaents.

- wrong mix of assets occupiers and region concentration.

- overpaying for assets through inadeqguate due diligence
or price competition,

- inappropriate co-investment arrangements.

How we monitor and mitigate the risks

- The Board carries out an annua! review of the overall
corporate strategy includging the current and prospective

portfolio strategy so as to meet the Group’s overall objectives.

- Qur portfolio strategy is determined to be consistent with our
target risk appetite and is based on the evaluation of the
external environment,

- Progress against the strategy and continuing alignment with
our risk appetite is discussed regularly by both the Executive
and Risk Committees with referance to the property markets
and the external economic environment.

- Individual investment decisions are subjact to robust risk
evaluation overseen by our Investment Committee including
consideration of returns relative to risk adjusted hurdle rates.

- Review of prospective performance of individual assats and
thair business plans.

- We foster collaborative refationships with our co-investors
and enter into ownership agreements which kalance the
interests of the parties.

- Execution of targeted acquisitions and disposais in line
with capital allocation plan (oversoon by the
Investment Committee).

- Annual IRR process which forecasts prospective
returns of each asset.

- Portfolic liquidity including percentage of our portfolio
in joint ventures and funds.

Change in risk assessment in year

Our portfolio strategy risk has increased in likelihood
due to the impact of the macroeconomic conditions
and challenging investment markets and is considered
a medium impact risk with a medium probability.

During the year, external impacts discussed in the
macroeconomic and property markets risk outlook

have influenced our ability to execute our portfolio

and development strategy at pace, and the rising

interest environment has inevitably impacted valuations.
Despite this tougher macro environment, our operational
performance has been strong, and reinforces cur conviction
in our key markets of Campuses, Retail Parks and London
Urban Logistics.

Opportunity

We have a diversified portfolio strategy and focus on
sectors which are supply constrained and where we have
pricing power and can leverage our competitive strengths
in develiopment and active management to create value.
we will remain disciplined in terms of our capital allocation
and responsive to opportunities that arise, particularly in
Retail Parks and London Urban Logistics, Qur portfolio has
been positioned to be resilient through the cycle and our
investment criteria have been reassessed to reflect the
prevailing economic conditions impacting our capital
allocation and investment decisions.
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6. Development Risks

KRIs

Development provides an opportunity for outperformance
but usually involves elevated risk. This is reflected in our
decision making process around which schemes to deveiop
and the timing of the development, as well as the execution
of these projects.

Development strategy addresses several development risks
that could adversely impact underlying income and capital
performance including:

development letting exposure.

construction timing and costs (inciuding construction
cost inflation).

major contractor or subcontractor failure.

adverse planning judgements.

How we monitor and mitigate the risks

56

We apply a risk-controlled development strategy

through managing our exposure, pre-letting strategy

and fixing costs.

We manage our levels of total and speculative
development exposure within targeted ranges considering
associated risks and the impact on key financial metrics.
This is monitored regularly by the Risk Committee along
with progress of developments against plan.

Prior to committing to a development, a detailed appraisal
is undertaken This includes consideration of returns
relative to risk adjusted hurdle rates and is overseen

by our Inyvestment Committee.

Pre-lets are used to reduce development letting risk where
considered appropriate.

Competitive tendering of construction contracts and,
where appropriate, fixed price contracts are entered into.
We measure inflationary pressure on construction
materials and labour costs (and sensitise for a range

of inflatianary scenarios) and make appropriate
aflowances in our cost estimates and incorporate

within our fixed price contracts,

Deatailed selection and close monitoring of main
contractors and key subcontractors including

covenant reviews.

Experienced development management team closely

monitors design, construction and overall delivery process.

Early engagement and strong relationships with planning
authorities. The Board considers the section 172 factors to
ensure the impact on the envircnment and communities is
adequately addressed.

Through our Place Based approach, we engage with
communities whare we operate o incarporate stakeholder
views in our development activities, as detailed in cur
Sustainability Brief.

We engage with our development suppliers to manage
environmaeantal and social risks, including through our
Supplier Code of Conduct, Sustainability Brief and

Health and Safety Policy.

Management of risks across our residential developments,
in particular fire and safety requirements.
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- Total development exposure s12.5% of portfolio
by value

- Speculative development exposure s12.5% of
portfolio ERV.

- Residential development exposure.

- Progress on execution of key development projects
against plan (including evaluating yield on cost).

- Construction costs inflation forecasts.

Change in risk assessment in year

Our development risk has remained at similar levels

ovetall and is considered a medium impact risk with

a medium probability.

During the year, inflationary pressures in the construction
supply chain for certain materials and labour have continued,
which have been further compounded by the war in Ukraine,
impacting both development returns and the timing of cur
future pipeline. However, construction cost inflation has
moderated down to around 3-4% forecast for this year, from
the peak of 10% in 2022, in line with our expectations. We
are progressing our committed development pipeline, whilst
managing the risks appropriately through a combination of
timing, pre-lets, fixing casts and use of joint ventures. Our
developmeant exposure remains well within cur interpal risk
parameters of 12.5% at 5.5% of portfolio gross asset value.
We have competitively secured fixed price contracts on 94%
of the costs of our committad developments and 38% of cur
projects are already pre-let or under offer

Cpportunity

Progressing value accretive development is one of our

key business priorities and is a fundamental driver of value.
The strength of ocur balance sheet, our relationships with our
contractors and the experience of our management team
mean we are well positioned to progress our development
pipeline, whilst mitigating the risk through a combination of
timing, pre-lets, fixing costs and use of joint venturas. We will
continue to actively monitor the inflationary price increases
or any potential delays in the construction supply chain and
work with our contractors to manage such issues. We will
also review the impact on development returns prior to
committing te future developments to ensure we meet

our detailed pre-set criteria subject to approval by the
Investment Committee.
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7. Financing Risks

KRis

Failure to adequately manage financing risks may result in a
shortage of funds to sustain the operations of the business
or repay facilities as they fall due.

Financing risks include:

- reduced availability of finance.

- increased financing costs.

- leverage magnifying property returns, both positive
and negative.

- breach of covenants an borrowing facilities.

How we monitor and mitigate the risks

- We regularly review funding requirements for ocur
business plans and commitments. We monitor the period
until financing is required, which is a key determinant of
financing activity. Debt and capital market conditions are
reviewed regularly to identify financing opportunities that
meet our requirements.

~- We maintain good long term relationships with our key
financing partners.

- We set appropriate ranges of hedging on the interest rates
on our debt, with a balanced approach to have a higher
degree of protection on interest costs in the short term.

- We work with industry bodies and relevant organisations
to participate in debate on emerging finance regulations
affecting our business.

- We manage our use of debt and equity finance to balance
the benefits of leverage against the risks, including
rmagnification of property valuation movements

- We aim tc manage our loan to value (LTV) through
tha property cycle such that our financial position would
remain robust in the event of a significant fall in property
values, We also consider Net Debt to EBITDA, an earnings-
based leverage metric. With these metrics, we do not
adjust our approach to leverage based only on changes
in property market yields.

- We manage our investment activity, the size and timing
of which can be uneven, as well as our devalopment
commmitments to ensure that our LTV and Met Debt
to EBITDA leveis remain appropriate.

- Financial covenant headroom is evaluated regularly and
in conjunction with transaction approval.

- We spread risk through joint ventures and funds which
may be partly financed by debt without recourse to
British Land

-~ Period until refinancing is required
(not lass than two years).

- Net Debt to EBITDA.

- LTV {proportionally consolidated).

- Financial covenant headroom.

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

Change in risk assessment in year

Macroeconomic factors have impacted debt capital markets
during the year, and as such our financing risk has increased
slightly in likelihood. Despite this our balance sheet remains
strong and we retain good access to finance, and as a result
our financing risk is still considered overall a medium
impact with a low to medium probability.

Market interest rates have risen sharply from very low levels
and the future outlook is volatile and uncertain, Fixed rate
debt and derivatives (swaps and caps) are used to mitigate
against the risk of rising interest rates both now and going
farward, with 76% of projected debt hedged on average
over the next 5 years. Despite the turbulent macroeconomic
environment, the scale and quality of our business enables us
to continue to access funds from a range of sources and we
have raised £1.2bn of new finance on good terms in the year.

Opportunity

The current uncertain environment reinforces the importance
of a strong balance sheet. Our senior unsecured credit rating

A" was affirmed by Fitch during the year, with a stable cutlook.

Our Net Debt to EBITDA on a proportionally consolidated
basis is 8 4x which is 1.3x lower than in FY22, and our LTV is
currentlty 36.0%. We have significant headroom to our Group
unsecured financial covenants.

Good access to debt capital markets allows us to support
business requirements and take advantage of opportunities
as they arise.

We have strong liquidity with £1.8bn of undrawn, committed,
unsecured revolving facilities and we have no reguirement to
refinance until early 2026.
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Internal principal risks continued
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8. Environmental Sustainability Risks

KRIs

A failure to anticipate and respond appropriately and
sufficiently to (i) environmental risks or cpportunities and
{ii) preventative steps taken by government and society
could lead to damage tc our reputation, disruption in our
operations and stranded assets.

This risk categary includes the:

- increased exposure of assets to physical environmental
hazards, driven by climate change.

- policy risk from the cost of complying with new
climate regulations with specific performance and/or
technology requirements.

- overall compliance requirements from existing and
emerging envircnmental regulation.

- leasing risk as a result of less sustainable/non-compliant
buildings.

How we monitor and mitigate the risks

- We have a comprehensive ESG programme which is
regularly reviewed by the Board, Executive Committee and
ESG Committee.

- The Risk and ESG Committees continue to overses our annual
TCFD disclosures including scenario analysis to assess our
exposure to climate-related physical and transition risks.

- The ESG Committee monitors our performance and
management controls. Underpinned by our S8Ti climate
targets, our guiding corporate policies (the Pathway to Net
Zero and the Sustainability Brief) establish a series of climate
and energy targets to ensure our alignment with a societal
transition to net zero that limits global warming to 1.54C.

- Our praoperty management department operates an
environmental management system aligned with IS0 14001,
We continue to hoid 150 14001 and 50001 accreditations at
our commercial offices and run 15C-aligned management
systems at our retail assets.

- Climate change and sustainability considerations are fully
integrated within our investmeant and development decisions
and are evaluated by the investment Committee and Board
in all investment dacisions.

- Through our Place Based approach to social impact, we
understand the most important issues and opportunities in the
communities around each of our places and focus our efforts
collaboratively to ensure we provide places that meet the
needs of ali relevant stakeholders

- We target BREEAM OQutstanding on office developments,
Excellent on retail and HMQ32" on residential. We have also
adopted NABERS UK on all our new office developments.

- We undergo assurance for key data and disclosures across
our Sustainability programme, enhancing the integrity,
quality and usefulness of the information we provide.
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- Energy intensity and carbon emissions. Specifically,
enargy performance certificates.

- Future cost of carbon credits to meet our 2030 net
zero carbon goal.

- Portfolio fiood risk.

B Change in risk assessment in year

CGur environmental sustainability risk has remained stable
in the year with both a medium impact and probability.
Gveralil, the environmental sustainability risk outlook
continues to increase in prominence and importance to our
business, our customears and other key stakeholders. Also,
regulatory requirements and expectations of compliance
with best practice have increased and continue to evolve.

We have made good progress against our 2030 environmental
commitments which include ambitious targets to be net zero
carbon portfolic by 2030 and a focus on environmeantal
leadership. We are continuing to improve the energy
efficiency of cur standing portfolic and have improved

EPC ratings as a result of our net zero initiatives with 45%

of the portfolioc currently A or B rated (March 2022: 26%).

Opportunity

We have a clear responsibility but also opportunity to
manage our business in the most environmentaily responsible
and sustainable way we can This is integral to our strateqy,;

it creates value for our business and drives positive cutcomes
for cur stakeholders. Qur Sustainability Strategy has evolved
further by grouping it into thrae key pillars: Greener Spaces,
Thriving Places and Responsible Choices, which map to

the environmental, social and governance elements of our
approach, Our overall sustainability performance has been
recognised in international benchmarks including GRESB,
where we were delighted to achieve a GRESB & star rating
for developments and a 4 star rating for standing investmeants

acgag3 o Fog
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9. People and Culture Risks

KRis

Inability to recruit, develop and retain staff and Directors with
the right skills and experience required to achieve the business
objectives in a culture and environment where employees can
thrive, may result in significant underperformance or impact
the effectiveness of operations and decision making, in turn
impacting business performance.

Iow we monitor and mitigate the risks
Qur people strategy is designed to minimise risk through:

- infarmed and skilled recruitment processes.

- talent performance management and succession planning
for key roles.

- competitive compensation and benefits.

- people development and training

- our fiexible working policy helps retain empioyees
while promoting work-life balance and helping to
mprove produclivily.

- commitment to equality, diversity and integrity.

This risk is measured through employee engagement surveys,

wellbeing surveys, employee turnover, exit surveys and
retention metrics. We engage with our employees and
suppliers to make clear our reguirements in managing key
risks Including health and safety, fraud and bribery, modern
slavery and other social and envirenmental risks, as detailed
in our policies and codes of conduct.

- Voluntary staff turnover.
- Employee engagement and welibeing.
- Gender and ethnicity representation and pay gap.

Change in risk assessment in year

Through the success of internal actions, our people and
cuiture risk has reduced in the year and is considered

a medium impact risk with a medium probability.

Against a wider economic background of rising inflation,
increasing energy bills, and the lingering effects of Covid-i19
which have been widely felt, like many companies, we have
been experiencing rising wage expectations and an increase
in employee mobility. Albeit, the competition for talent,
which was until recently very intense, has eased off more
recently. We will continue to ensure we have the right skills
in place acress the business and to actively monitor and
promote staff wellbeing. During the year we have actively
responded to feedback from previous employee surveys,
and we were pleased to have our highest ever employee
engagement score of 78% in November 2022

Opportunity

We have & broad range of expertise acrcss our business
which is critical to the successful delivery of our strategy.
We will continue to assess our employee proposition to
ensure it still delivers what people most value in a changing
labour market. Qur goal is to foster & diverse, inclusive and
ambiticus culture so we can develop, attract and inspire
the best people to deliver our strategy.

10. Customer Risks

KRis

The majority of the Group’s income is comprised of rent
received from our customers. This could be adversely
affected by non-payment of rent; occupier failures; inability
to anticipate evolving customer needs; inability to re-let
space on equivalent terms; poor customer service; as well
as potential structurat changes to lease obiigations.

How we monitor and mitigate the risks
We have a high quality, diversified customer base and monitor
exposure to individual occupiers or sectors.

- We perform rigorous occupiaer covenant checks ahead of
approving deals and en an ongoing basis so that we can be
proactive in managing exposure to weaker occupiers. An
occupier watchlist is maintained and regularly reviewed by
the Risk Committee and property teams.

- We work with our customers to find ways to best meet their
avolying needs,

-~ We take a proactive asset management approach to maintain
a strong occupler ling-up. We are proactive in addressing key
lease breaks and expiries to minimise periocds of vacancy.

- We regularly measure satisfaction across our customer base
through surveys.

Market letting risk including vacancies, upcoming
expiries and breaks, and speculative development.
- QOccupier covenant strength and concentration
(including percantage of rent classified as 'High Risk”).
- QOccupancy and weighted average unexpired lease term,

Change in risk assessment in year

Our customer risk remains elevated and the risk of future
administrations or CVAs has increased in likelihcod and is
considered both a medium to high impact and probability.
We are mindfut that higher input prices impact the profitability
of cur customaers, particularly on the retail side which may
increase the risk of future administrations or CVAs. We are
continuing to collaborate closely with our customers to ensure
we provide them with high guality space at a sustainable total
occupancy cost, allowing us to maximise ccocupancy and rent
collection, This is reflected in our high cccupancy of 96.7%
and strong rent collection which was 99% for the year

Opportunity

Successful customer relationships are vital to our business
and continued growth. Our business model is centred around
our customers and aims to provides them with modern and
sustainable space which aligns to their evolving needs and
that of our markets. As ocur markets have continued to
polarise, customers dermand more from the places where
they work and shop. We are well positioned across both our
Campuses and Retall and London Urban Logistics portfolios,
where we focus on providing best in class space; and this has
been evidenced by cur strong leasing activity in the year

British Land Annual Repart and Accounts 2023 59




PRINCIPAL RISKS conl/nued

internal principal risks continued

ine British 1 and Company PLC 00621820

1. Operational and Compliance Risks

KRIs

The Group's ability to protect its reputation, income and
capital values could be damaged by a failure to manage
several key operational risks to our business including:

- technology and cyber security.
- health and safaty.

- third party relationships.

- financial crime compliance.

Compliance failures such as breaches in regulations, third
party agreements, loan agreements or tax legislation could
also damage reputation and our financial performance

How we monitor and mitigate the risks

- The Executive and Risk Committees rmaintain a strong
focus on the range of operational and compliance risks to
our business.

Technology and cyber security

- The InfoSec Steering Committee, chaired by the Chief
Financial Officer, oversees our IT infrastructure, cyber security
and key IT controls and reports to the Risk Committee and
Audit Committee

- Cyber security risk is managed using a recognised security
framework, supported by best practice security tools
across our technology infrastructure, IT security policies,
third party risk assessments and mandatory user cyber
awareness training.

Health and safety

~ The Health and Safety Committee is chaired by the Haad
of Property Services and governs the Heaith and Safety
management systems, processes and performance in terms
of KPls and reports to the Risk, Audit and ESG Committees.

- All our propertias have genera! and fire risk assessments
undertaken annually and any reguired improvements are
implemented within defined time frames depending on the
category of risk.

- Al our employees must attend Health and Safety training
raetevant to their roles.

Third party relationships

- We have a robust selection process for cur key partners and
suppliars; and contracts contain service level agreements
which are monitored reguilarly.

- We maintain a portfolio of approved suppliers to ensure
rasilience within our supply chain.

Financia?! crime compliance

- We operate a zero-tolerance approach for bribery. corruption
and fraud and have policies in place to manage and monitor
these risks.

- All employeses must undertake mandatory training in
these areas.
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- Iinformation systems vulnerability score.
- Cyber sacurity breaches.

- Health and Safety risk assessments.

- Health and Safety incidents

Change in risk assessment in year

Qur operational and compliance risks have remained
stable and are considered a medium impact risk with

a medium probability.

Qur business faces both operational and compliance risks
inits day to day activities across our people, processes

and technology. The key risks to our business include:
technology and cyber security, heaftth and safety, third

party refationships and financial crime compliance. We
remain vigilant to these key cperational and compliance
risks for our business with no significant issues to note over
the year During the year, we have made substantial progress
in strengthening ocur cyber security and iT infrastructure and
associated key controls as well as our wider internal controls
environment including a detaijed fraud risk assessment
undertaken across the business.

Opportunity

The Risk Committee oversees and monitors our key
operational and compliance risks across the business to
ensure we optimise ocur operational capabilities and create
efficiencies in terms of our people, processas and technology,
whilst at the same time having appropriate controls to
mitigate the risks. Our ability to manage and pperate large
complex property portfolios and developments is a key
differentiator and allows us to work with selected joint
venture partners who value cur expertise. We will continue
to invest in and develop our operational risk management
platform so that we can adapt to the dynamic environment
to both protect the business and exploit opportunities.
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VIABILITY STATEMENT

Assessment of prospects

The Directors have worked consistently over sevaral years to
ensure that British Land has a robust financial position from
which the Group now benefits:

=~ The Group has access to £1.8bn undrawn facilities and
cash. Before factoring in any income receivable, this
would be sufficient to cover forecast capital expenditure,
property operating costs, administrative expenses,
maturing deht and interest over the noxt 12 months

-~ The Group retains significant headroom to debt covenants,
has no income or interest cover covenants on its unsecured
debt and has no requirement to refinance until early 2026.

- During the year we completed £1.4bn (£0.9bn BL share) of
financing activity including £1.2bn of new finance raised:

- For British Land we agreed £375m of new RCFs, all for
initial 5 year terms, as well as the extension of a further
E100m RCF to March 2028, and agreed with Homes
England the continuation of the £100m loan facility to
fund specified infrastructure works at Canada Water
following the formation of the joint venture. Hercules
Unit Trust completed a renewal of one of its bank loans
(previously due to mature in December 2022) for one
year at £150m.

- For our joint ventures we completed a £515m lean for
Paddington and £150m Green development loan facility
for Canada Water Phase 1.

The strategy and risk appetite drive the Group’s forecasts.
These cover a five-year period and consist of a base case
forecast which includes committed transactions only; and

a forecast which alse ihcludes non-committed transactions
the Board expects the Group to make. A five-year forecast is
considered to be the aptimum balance hetween the Group's
long term business maode| to create Places People Prefer and
the fact property investment is a long term business. Our
weighted average iease lengths and drawn debt maturities
are in excess of five years (5.7 and 5.9 years respectively at
March 2023). Forecasting greater than five years becomes
increasingly unreliable, particularly given the historically
cyclical UK property industry.

Assessment of viability

For the reasons outlined above, the period over which the
Directors consider it feasible and appropriate to report on
the Group’s viability remains five years, to 31 March 2028.

The assumptions underpinning the forecast cash flows and
covenant compliance foracasts were sensitised to explore
the resilience of the Group to the potential impact of the
Group's significant risks,

The principal risks table on pages 51 to 60 summarises those
matters that could prevent the Group from delivering on its
strategy. A number of these principal risks, because of their
nature or potential impact, could also threaten the Group's
ability to continue in business in its current form if they

were 1o occur
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The Directors paid particular attention to the risk of a
deterioration in economic autlonk which would adversely
impact property fundamentals, including investor and
occupier demand which would have a negative impact

on valuations, cash flows and a reduction in the availability
of finance. In addition, we have sensitised for the potential
implications of a major business event and/or business
disruption. The remaining principal risks, whilst having an
impact on the Group’s business model, are not considered by
the Direclours Lo have a reasonable likelihood ot impacting the
Group's viability over the five-vear peniod to 31 March 2028,

The most severe but plausible downside scenaric,
reflecting a severe economic downturn, incorporated
the following assumptions:

- Structural changes to the property market and customer
risk; reflected by an ERV decline, occupancy decline,
increased void periods, development delays, no new
lettings during FY24 and the impact of a proportion of ocur
high risk and medium risk tenants entering administration.

- A reduction in investment property demand to the level
seen in the last severe downturmn in 2008/2009, with
outward vield shift to ¢.9% net equivalent yield.

The outcome of the ‘severe downside scenario’ was that
the Group’s covenant headroom on existing debt (i.e. the
level at which investment property values would have to
fall before a financial breach occurs) reduces from 36% to,
at its lowest level, 10%, prior to any mitigating actions such
as asset sales, indicating covenants on existing facilities
would not be breached.

Based on the Group's currant commitments and available
facilities there is no requirement to refinance until early 2026.
In the normal course of business, financing is arranged in
advance of expected requirements and the Diractors have
reasonable confidence that additional or replacement debt
facilities will be put in place prior to this date.

in the 'saevere downside scenario’ the refinancing date
becomes late 2025. However, In the evant new finance couid
not be raised mitigating actions are available tc enable the
Group to meet its future liabilities at the refinancing date,
principally asset sales, which would allow the Group to
continue to meet its liabilities over the assessment period.

Viability statement

Having considerad the forecast cash flows and covenant
compiiance and the impact of the sensitivities in combination
with the 'severe downside scenaric’, the Directors confirm
that they have a reasonable expectation that the Group

will be able to continue in operation and meet its liabilities

as they fall due over the period ending 31 March 2028.

Going concern

The Directors also considered it appropriate to prepare the
financial statements on the going concern basis.
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STAKEHOLDERS

HOW WE ENGAGE
WITH & CREATE
VALUE FOR OUR
STAKEHOLDERS

The Brtisn Land Company PLC 0621820

Understanding our stakeholders is
critical to the long term success of
our business. Regular engagement
with them heips to shape our strategy
and ultimately informs our decisions
so that we can deliver outstanding
places and positive ocutcomes for

all stakeholders,

Section 172 Statement

Section 172 of the UK Companias Act 2006 requires
directors of a company to promote the success of the
company for the benefit of its members, and to consider
the interests of all stakeholders in their decision making.

Stakeholder engagement is critical to the formulation and
exacution of our strategy and in achieving sustainable
success for the long term, The nature of our business
means that we have continuous dialogue with a wide

group of stakeholders and their views are considered by
the Board in its decision making. It is not always possible
o preoduce positive outcomes for all stakeholders, and
sometimes the Board has to balance competing priorities
of stakeholders as part of its decision making.

~ Read more about how we manage risks and materiality
on pages 48 and 88

@ Our Customers

The users of our buildings and spaces including businesses and their employees;
retailers and their customers; and people who visit or live in our spaces

Why are they important?

Qur customers are at the centre of
everything we do, and our success
depends on our ability to understand
and respond to their needs

what matters to them?

- High quality, sustainable space
that fuifils their needs

- Healthy and safe spaces that
promote wellbeing

- Fair and suitable lease terms

How we engage

We communicate regularly with our
customers to ensure we deliver a best
in class service. We do this through:

- Reagular dialogue with leasing, asset
and property management teams

- Annual customer satisfaction surveys
to gain insight into how our places
are performing

- Customer networks across
our Campuses

- This year we hosted bespoke customer
roundtables to discuss ESG priorities
and how we can support them to
reduce their energy consumption
and reduce cperational costs

Outcomes from engagement

customers rate us as ‘the best’ or
outperforming other providers

Value created

3.4m sq ft

of new space leased in the year

09m sq ft

of additional space under offer

| 3 ‘ Qur Investors

The people and institutions who own British Land shares or bonds

Why are they important?
QOur investors play an important role in

helping to shape our strategy; they also
help facilitate access to capital, which is

vital to the long term performance of
our business

What matters to them?

- Financial performance, returns and
the dividend

- Strong balance sheet

- Clear strategy and business model

- Leading ESG performance

- Financial risk management;
disciplined capital allocation

- Strong leadership and
company culture

How we engage

We have an extensive Investor
Relations programme to ensure that
our shareholders views are reflected
in our decision making. This
programme includes:

- Meetings, roadshows, conferences
and telephone and video calls

- Regulatory reporting including the
Annual Report, full and half year
results and ad hoc updates

- Our Annual General Meeting

- Site visits and investor days

- investor audit
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Qutcomes from engagement

c.50%

of share register met

157

number of investor meetings
Value creatad
growth in underiving profit in year

growth in dividend in year
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nr\ Our Communities

People who live in and around our places as well as

local organisations and enterprises

Why are they important?

Qur places thrive when the

communities in which they operate

also succead. By delivering a positive

social impact, we create value for

our stakehalders

What matters to them?

- Places which foster social
connections and enhance wellbeing

- Education and employment
opportunities

- Access to affordable space

-~ Contribution to the lcca! economy

How we engage

We are committed to making a

long lasting positive social impact

in our communities by coliaboratively
addressing local priorities. We engage
withy our comrnunilies Lthrough:

- Planning and community forums

- QOur Community Funds

-~ Valunteering and charitable
donations

- Employment and apprenticeship
opportunities

QOutcomes from engagement

16,600

people benefiting from
education partnerships

2,300

people benefiting from

Value created

£1.9m

affordable space provided to
small businesses and charities

- Cur Suppliers
" and Partners

Those who have a direct contractual relationship

with us to provide goods and services

Why are they important?

- Along with cur employees, our
supplier partners support us in
delivering for cur customers. Strong
relationships with supplier partners
ensure sustainable, high guality
delivery for the benefit of
all stakehclders

What matters to them?
- Long term, collaborative,
trusted relationships
- New business opportunities
- Fair commaercial and payment terms
- Aligned objectives and values

How we engage

We encourage cpen and collaborative
relationships with our supplier partners.
Their contribution and expertise are
critical to delivering our business
objectives. We do this by:

- Qperating a rigorous onboarding
and tendering process, being clear
through our Supplier Code of
Conduct what we stand for, how
wa work and the commitments
we expect them to share with
us in relation to ESG compliance

- Sharing our business objectives
through our Supplier Conference
which this vear focused on
‘Creating Value, Sustainably’

Outcomes from engagement

100%

of suppliers signed up to Supplier
Code of Conduct

100%

positive feedback from Supplier
Conference event

Value created

98%

of suppliers felt better equipped to
support our Sustainakitity Strategy
after the Supplier Conference

O
ooonn Qur Peo ple

MmN

Everyone employed by British Land

Why are they important?

Our people are critical to the success

of our business; they are responsible for
dalivering the strategy, live by and help
shape our culture and ultimately deliver
sustainable value to our stakeholders

What matters to them?

- Diverse and inclusive culture with
strong leadership

- Career progression and
development opportunities

- Healthy and safe space that
promotes wellbeing

- Fair pay and reward

- Flexible working practices

How we engage

We have an open and collaborative
management structure and engage
regularly with our employees through
a range of formal and informal
channels, including:

- Internal communications channel
including newsletters and intranet

- Regular team meetings and half
yearly appraisal process

- Annual employee engagement
survey

- CEOQO breakfast series open to all
employees launched this year

- in person conversations with
select Board members

Qutcomes from engagement

78%

employee engagement score,
against a target of 72%

74

people received a promotion or
opportunity tc move roles internalty

Value created

93%

employees proud to work for
British Land
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OUR PEOPLE
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international
Women’'s Day
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All-staff meeting,
York House

Ali staff meeting,
York House

Qur goal is to foster a diverse, inclusive and ambiticus
culture so we can develop, attract and inspire the best
people to deliver our strategy.
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PEOPLE AND CULTURE

OUR PEOPLE

Qur year in numbers

employee engagement score, against
a target of 72%

total amount spent on training across
the business in the past year

total number of declared training hours across the business
in the past year

74

number of employees promoted, seconded
or changed roles in the past year

90%

diversity disclosure rate, against
a target of 80% (B5% stretch)

21.9%

gender pay gap

14.2%

ethnicity pay gap

ethnic mincrity representation across the Company,
against a target of 17.5% (20% stretch) by 2025

Further information on our gender and ethnicity pay gap
—> reporting can be found in the Directors’ Remuneration
Report on page 142,

Ranked 16™ in the top
75 Sociat Mobility Index
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STRATEGY

Qur goal is to foster a diverse, inclusive
and ambitious culture so we can develop,
attract and inspire the best people to
deliver our strategy.

All our people initiatives, priorities and processes are
centred around this aim as the talents of our people and the
strength of our Company culture are key components of our
competitive edge. We succeed when we are an employer of
choice with an engaged and motivated workforce who feel
invested in British Land’s success.

Strong employee engagement

We survey our staff regularly and care very much about what
they think. Against a wider economic background of rising
inflation, increasing energy bills and the lingering effects

of Covid-19 which have been widely felt, our employee
engagement remains sitrong. Despite the macre challenges
we had our highest-ever employee engagement score of 78%
in November 2022, compared to 69% in January 2022. The
completion rate of the survey was 84% (87% in January 2022).

The results show our people have confidence in British
Land's leadership and its communication, recognition of
British Land as 2 great place to work (81%), pride in working
for the Company {93%), and increased confidence in the
Company's success. However, we also identified areas that
need improvement, such as career progression and work life
balance We break down the survey results in multiple ways
to understand as many diverse perspectives as possible We
look at the results for different departments or specialisms,
length of service, age, gender, ethnicity, sexual orientation,
disability and many other groups of colieagues to seek out
any anomalies or areas where we need to target particular
initiatives We usea the data to focus our action plans.

The importance of Diversity, Equality &
Inclusion (DE&1)

Qur published DE&l Strategy britishland.com/DE! sets out
the path to 2030 for us to improve DE&! of our business,
ensuring that we reflect and understand the people who
work, shop, live and spend time in our places. We have made
substantial progress in DE&I initiatives and regularly update
on the overall plan to our ESG Committee. In cur most recent
survey 92% of our people felt that diversity is a stated value
or priority for British Land and 82% that British Land invests
time and energy into building diverse teams, British Land has
been recognised for its social mobility commitments and was
inciuded in the top 16 of 75 organisations benchmarked by
the Social Mobility Foundation Index. We have a target that
17.5% of our staff will be ethnically diverse by 2025 and keep
regular track of our progress. The number of women in our
seniar leadership population (Executive Committee and
direct reports) is 35% which is a reduction from last year

and will be a key focus far the period ahead.
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British Land company
conference, Printworks
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PEQPRPLE AND CULTURE continued

We want to help our women to progress and be their very
best at British Land, so have recently launched a ‘Reaching
your full potential” pidot programme to help women maximise
their impact at work while being true to their individual style
and values.

The diversity of our Employee Networks

Qur 10 Employee Networks continue to play a vital role in
advancing inclusivity within British Land. Qur networks are
run and organised by our employees, not management. They
serve as a megaphone for shared interests, work to eliminate
barriers to inclusivity, and support diversity initiatives. They
are invaluable to help us understand how different groups

of our people are feeling about what is important to them

in real time. The Parents and Carers Network came into its
own during the pandemic and was a real source of solace

to people struggling at home with muitiple responsibilities.
Cur Cyeling Network is encouraging new cyclists and
helping them waork out how best to get to our places.

The enaBlLe Network, which focuses on raising awareness of

disabilities, recently held a workshop calied 'Dyslexic Thinking’

to examine the challenges faced by dystexic individuals in
the workplace and provide strategies for supporting them.
EnaBLe is key in widening our understanding of disability
from obvious physical challenges to difficulties for staff
that may not be obvious but can be made easier by
simple changes.

The Weltbeing Network, which works to enhance a healthy,
joyful and fulfilling work environment, has partnerad with
experts in delivering programmes and workshops These
include awareness campaigns for suicide prevention, a
financial wellbeing webinar and eating disorder awareness.

The SustainaBlLe Network, with its goal of inspiring British
Land employees to have a greater positive impact on the

world, informs colleagues on how they can make changes
and adopt sustainable practices in both their personal and
professicnal lives,

The REACH (Race, Equality and Celebrating Heritage)
Network arranged celebrations of significant religious and
cultural events (such as Ramadan, Cid, Diwali, Hanukkah
and Chinese New Year) and raised awareness of significant

Workforce gender diversity at 31 March 2023

Key
© Female

2 Male

“ Further gender and ethnic diversity disclosures are
— provided in the Governance section on pages 124, 130
and 131,
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historical topics like the Windrush generation and Black
History Month. They recently designed and introduced a
reversa mentoring pilot scheme. This initiative is a first for
British Land where Executive Committee members are
mentored by more junior colieagues who are ethnically
diverse. The process has been inspiring and thought
provoking and enables the Executive Committee members
in particutar to understand very different perspectives
from their own experience.

Inclusion and supporting work experience

At the Paddington Central Campus, we partnered with PiP
(Pursuing Independent Paths), an organisation that helps
adults with learning disabilities and/or autism become
independent and reach their goals. We created a ‘Supported
Work Experience’ programme to improve employability skills
and expose students to the workplace in general. We also
participate in @ number of internship schemes to give students
from different backgrounds an insight into real estate.

Informing our stakeholders and inspiring our colleagues
We held two conferences with the theme ‘Creating Value,
Sustainably’. On the first day, we invited around 200 supply
chain partners and service providers so they could engage
with British Land's leadership, learn about the Company’s
strategy, explore business growth opportunities, and discuss
shared challenges. On the second day, at our all-staff
Company cenference we launched our fifth value ‘Deliver

at pace’ and showcased examples of effective innovation
and collaboration across the business. it was also the first
time since Covid-19 that all cur staff had the chance to be
together in one place - reminding us of the importance of in
person opportunities to deepen relationships and our network,

Developing talent

We want to help our people to be the very best that they
can be. We run a learning and development programme to
improve both technical skills and knowledge and leadership
and management training. Continual improvement is
essential for a thriving, resilient and innovative organisation.

In the past year, the Company invested a total of £347,000
in coaching and training for office and operational staff,
clocking up over 7,360 training hours (in addition to another
882 hours of Leadership Live programmes) We have an
extensive range of mentoring programmes. These include a
programme matching nominated senior staff with our Board
and Executive Committee as mentors, a reverse mentoring
programme matching BAME employee with Executive
Committee members, and an internal speed mentoring
event apen to all staff organised by our Employee Networks
resulting in 69 new internal mentor-mentee pairs. We also
partner with organisations like Real Estate Balance to provide
mentors, which is a valuable learning and development
opportunity for our staff.

Thirty three colleagues are currently undertaking professionai
qualifications sponsored by the Company whilst 18 colieagues
from various departments spent three days at the University
of Cambridge exploring global real estate trends, focusing on
investrments/capital markets, sustainabilty, urban logistics,
and life sciences and innovation.
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1. Lynn and Fiona
Project Director and Head of Digital Placemaking

As part of a group of female leaders from various
departmeants within the Company, we have been
focusing on developing our strengths and explering
behavioural changes to achieve our professional goals.
Through coaching and specialised communication
lraining, we've learnt how to improve our presence in
meetings and when networking, develop our leadership
brand, and enhance our communication skills through
self-awareness and situational understanding.

Tha 12-week 'Reaching your full potential’ programme
has focused on understanding more typical female
behaviours and provided a weatth of thought-provoking
learning materials. The group dynamic has aliowed
shared learning, mutua!l support and increased
confidence-building and has provided an excellent
opportunity to expand our network across the business.

2. Gavin
Head of Secretariat

My stutter has been something that has been met

with varying degrees of acceptance throughout my life.
British Land has an open and in¢lusive culture allowing
me 1o talk openly and honestly with my team, my line
manager and the business as a whote. Most importantly,
tecause of the cufture, having a disability at British
Land has in no way impacted my career. In fact my
career has flourished.

| set a development objective this year to put more time
into my speech and organise a speaking opportunity.
That resulted in giving a presentation on hidden
disabilities to the whole Company at a staff meeting.

| was pleased to have been able to play a small part

in breaking down barriers within the workplace and,
selfishly, confront a fear of public speaking at work.

3. Angela
Client Services Director

| participated in the Circl coaching programme which
halpad me enhance my coaching abilities through the
use of practical tools and technigues. | worked with
Mohammed (who is currently studying Geography

at King's College, London) using active listening and
questioning to achieve our goals. After completing

the programme and earning an accreditation from

the Association of Coaching, | gave Mochammed a work
placement at Broadgate where he gained experience in
Property Management and made valuable contributions.
The Circl coaching programme is exceptional as it
provides hands-on skill development and diverse
perspectives, while supporting young talent in their
career advancement,
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We make choices which minimise
our carbon emissions as well as
our impact on nature and the
wider environment.

2030 targets

50%

less embodied carbon at
our developments

%
75%
reduction in operational

carben intensity across
our portfolio

All developments
to be net zero
embodied carbon

We are committed to making a
tong-lasting, positive social impact in
cur communities by collaborativety
addressing local priorities. Qur
places succeed when local people
and organisations also thrive.

Social Impact Fund
deployed

90,000

people benafiting from
education or employment
partnerships

Affordable space
provided at each
priority place

We are committed to making
responsible choices across alf areas
of our business and we encourage
our customers, partners and
suppliers to do the same.

Responsible
employment

Diversity and
inciusion

Responsible
procurement
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SUSTAINABILITY REVIEW continued

DELIVERING ON
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OUR 2030

SUSTAINABILITY STRATEGY

Our approach

We launched our current Sustainability Strategy 1n 2020,
when we committed to achieving a net zero carbon portfolio
by 2030 and partnering to grow social value and wellbeing
in the communities where we operate. We set clear targets
to reduce both the embodied carbon in our developments
and the operational carbon across our portfolio.

This year we have further defined our Sustainability Strategy
by establishing three key pillars: Greener Spaces, Thriving
Places, Responsible Choices.

Qur Greener Spaces pillar includes our ambiticus 2030 net
zero targets, across both developments and our standing
portfolio. This year, for the first time, performance against
these targets impacted executive remuneration’. We know
that our places succeed when the local communities in which
they operate thrive - this informs our social impact pillar:
Thriving Places. To support our commitments, we have
launched a £25m Social impact Fund to 2030. This will
support delivery of our headiine 2030 social impact targets
across employment, education and affordable space.
Responsible Choices builds on the excellent work we

have done at British Land, and across the industry, to
promote responsible employment, diversity and inclusion
and responsible procurement.

1

Greener Spaces

Delivering Greener Spaces is integral to creating Places
People Prefer. This means making choices which minimise
our carbon emissions” and our impact on the environment
wherever wa can. This approach also helps us meet the
needs of our customers who want space with excellent
sustainability credentials, helping them to achieve their
own sustainability ambitions.

The buiit environment accounts for over 40% of global
carbon emissions so we have a responsibility to act

now to support the transition to a low carbon economy.
Sustainability is integral to how we build and manage our
buildings so we continue to make strong progress against
our 2030 net zerc targets.

-~—>. For more information see pages 75-79.

Fmboér‘ﬂez réaTtTcn 1argeals 2023 Jhlight
646kg COze per sam
50% 3 O per sq

embodied carbon in
lowar embodied carbon currant offices
intensity at our offices developments
developments to 500kg COe
per sgm from 2030

100%

of developments deliverad

after April 2020 to be net zero

embodied carbon

brprerartfona carlzon targets
o)

75%

reduction in operational carbon

intensity across our portfolio
by 2030 vs 2012

0O,
25%
improvement in whole building

energy efficiency of existing
assets by 2030 vs 2019

Second net zero carbon
development deliverad at
1 Triton Sauare

Programme of net

zaro audits completed
identifying energy and
carbon saving initiatives

- 40% reduction in
operational carbon
intensity (offices)

22% reduction in whole
building energy intensity
{offices)

1 Detads of now Sustamacilty pedormance tmoscten on exgecut.ve remuncration can oe foune o1 p146 31a plsl

2. Caroon e™Issicns 15 Lses interonangeaily with geaanihguse gas (GHG) ermissicns. Qur accounting ang reoorting covers the scose of ail Gh73 e~issons fyges ana

GhG emissiGns @ converted 1mto carson ¢hox do sauvalent
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—M— Thriving Places
Our places are more vibrant and prosper when the
communities living in and around them thrive This helps

us to attract and retain customers and create more
opportunities for local people.

Our social impact strategy focuses on the three core areas
where we can make the greatest positive impact: aducation,
amployment and affordable space.

We have set clear 2030 targets in each area and we have
established a £25m Social Impact Fund, comprising at least
£15m in cash and £10m from affordable space contribution.

—% For more information see pages 81-85.

2G30 Targets 2023 Highi.ghts

Education

80,000 people - 18,600 education beneficiaries
benefiting from - 62 education initiatives
education partnerships

by 2030

Employment

10,000 people ~ 2,300 people receiving
receiving meaningful meaningful employment support
employment support - 578 people supported into

by 2030 employment

Affordable space

£10m of affordable - EL9m of affordable

space provided
by 2030

space provided

Tne Batisn Land Company PLC 00621920

oo
‘mim!
Responsibie Choices
We are committed to making responsible choices across
all areas of our business and we encourage our customers,
partners and suppliers to do the same.

We are a responsible employer; creating a safe and diverse
warking envircnment where peogle are comfortable to be
themselves. This approach is embodied in our values, set out
on page 12. We incorparate the highest social, ethical and
environmental standards across alt our procurement decisions.

7\ For more information see pages 87-88.

2030 Targets 2023 Highaghts

Résponsible -
employment

Achieved our highest ever employee
engagement score of 78%

- E£347.000 spent on training and
professional gqualifications; 33 British Land
employees currently undertaking
praofessional gualifications

Exceeded the 2021 Parker Revie\.x;

Diversity and -

inclusion recommendations of at least one Board
member from an ethnic mincrity group
- Ranked 18" in top 75 Social Mobility Index
Responsible - Supplier Code of Conduct updated to
procurement include specific Sustainable Development

Geals reguirements

- Independent anti-modern slavery audits
of key suppliers

- Industry and expert collaboration with
Unseen - Construction Hub

Our performance in leading international benchmarks

GRESB 2022: MSCI ESG CDP 2022;
S-star Development Rating 2022: B score
4-star Standing Investments AAA
Science Based EPRA FTSE4Good
Targets: Rating 2022: Index 2022:
approvai in 2021 Gold 88" percentile
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Exchange Square,
Broadgate

74
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ENVIRONMENTAL REVIEW

GREENER
SPACES

We make choices which minimise our carbon
emissions as well as our impact on nature and

the wider environment.

Highlights:

646kg CO,e per sgm

average embodied carbon in current office developrments

5 star

1 Broadgate received a 5 star NABERS Design for
Performance target rating

£10m’

invested in energy efficient interventions on cur standing
portfolio since FY19

45%

portfolio EPC A or B rated
50% office portfolio rated FPC A or B
37% retail portfolio rated EPC A or B

Energy and carbon

There are two principal ways in which we can reduce the
carbon emissions associated with our activities - reducing
the embodied carbon in our developments and reducing
the cperational carbon and energy use across our
standing portfolio.

1. Reducing embodied carbon in developments
Embodied carbon refers to the carbon emissions resulting
from the production and transpertation of matertals for a
building and all elements of its construction and deconstruction.
Our approach is to design out embodied carbon wherever
possible in development and only then to offset any residual
carbon, making our deveiopments net zerc carbon at
compietion. As a result, all of our developments since 2020
have been net zero carbon including 100 Liverpool Street
and 1 Triton Sguare.

To do this, we undertake whele life carbon assessments on all
developments and major refurbishmants, which was one of
the early commitments in our Pathway to Net Zero?. This
enables us to identify opportunities to reduce embodied
carbon through material reuse, design efficiency and
materials selection and specification.

Low carbon materials

This vear we established an internal Low Carbon Materials
Warking Group to focus on these opportunities. This has
ivolved information sharing across our own projects as well
as a comprehensive programme of engagement with leading
canstructors. demolition specialists, and concrete, steel and
aluminium producers. The focus is on materials recovery
including the reuse of stee! and low carbon specifications
such as concrete replacements and offsite manufacturing.
One key output from this working group has been an internal
Carbon Primer, setting out best practice guidelines for our
own developments. We have also signed up to the Concrete
Zero and Steel Zero pledges which are commitments to
reach net zero concrete and steel by 2050.

1. Investment includaos funding from Brtish Land, Service Charge and Occupiers.

2 Qur Patnway 1o Net Zero 1s avallable on our wensite britishland . com/
pathway-to-net-zero
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The B7itish Land Company PLC 00621920

Current estimates for embodied carbon in office
developments are ahead of the glidepath to our 203G target
of 50Cky CC.e per sgm as shown below:

Cfifces ceveopmenis Sy kg (“:0:9 pe-r sGm
Completed developments 408
Development pipeline including 8608
completed developments

Development pipeline excluding 546
completed developments

For new offices developments, we target whole building
operational efficiency of 90kWhe per sgm’, in Iine with UK
Green Building Council (UKGBC) recommendations. To
support this, we are adopting the NABERS? Design for
Performance approach on all our office deveiopments;
this is a framework for accurately predicting the enargy
consumption of a building throughout its life. We were
delighted that 1 Broadgate received its target rating of

5 stars, the first building in the UK to formally do so.

Circular economy

We have established circular economy principles for

all our developments. This inchudes a requirement for all
development projects to undertake a resource mapping
exercise. For each material, including steel, concrete, bricks,
timber, glass and furniture, a clear plan is set out from the
point of disassembly to ultimate reuse or recycling, For
example at 2 Finsbury Avenue, with a focus at concept
stage of maximising material value, we identified uses for the
majority of aluminium in the existing building, with solutions
ranging from ceiling, lift tobby and washroom cladding, to
bicycle lackers and reused radiator panels.

The practicalities of live construction sites in central London
does present challenges for deconstruction so we have been
selective about the opportunities we have pursued. We have
established emerging networks, by identifying local partners
who can transform the aluminium products as required,

and provide the necessary testing and certification for a
commercial proiect. We have plans to upcycle nearly 40% of
the existing aluminium cladding for reuse in the new building.
The remainder will be sent to be recycled into new aluminium
with equal quality and properties as the existing material,
which is distinct from common downcycling practices

where quality or properties are diminished in the process

Locking forward, we are designing with disassembly
in mind. Last year we were awarded a BRE (Building
Research Establishment) innovation credit for the
UK's first large-scale use of a ‘materials passport’ at

1 Broadgate. A similar approach will be adopted where
appropriate on our major developments. This initiative
allows us to track materials used during construction,
enabling them to be easily repurposed at the end of a
building'’s life

. National Australian Built Environment Rating System,
- See batishlane com/offsetting o our weosite
See cetals of tnese carbon crad s 1n our Sustainaoility Pragress Recort.

ENFPE R

Where we cannot recycle materials into new developments, we
seek to ensure they are either recycled or reused elsewhere,
Working with our partners Globechain, we have donated

280 tonnes of materials to communities for reuse since
December 2021

We are also thinking about circularity more widely, to include
operational waste from our buildings. This year, working with
Biohm, a biomanufacturing specialist, we complated a review
of the waste produced at our Regent's Place Campus and
looked at the possibilities of reusing some of the biggest
carbon rich waste streams as alternative materials and
products. Waste products such as coffee grounds, cardbeard,
timber, ceiling tiles and polystyrene showed goad potential.

Offsetting strategy

In line with our commitment to achieving a net zero carbon
portfolio by 2030 we currently offset any residual embodied
carbon in our deveilopments. This is the residual embodied
carbon that remains once viable oplions to reduce embodied
carbon through material reuse, design efficiency or materials
selection and specification have been completed.

This year we updated our Developments Embodied Carbon
Offset Policy?, setting out the core criteria reguired for
carbon credits and our additional principles and priorities
when selecting projects. We prioritise purchasing carbon
credits from high quality nature-based projects as these
often provide additional environmental benefits and co-
benefits to the local communities. In addition, we partner
with carbon market specialists and conduct a thorough
due diligence proceass on the projects prior to selection.
We recognise that the voluntary carbon market is fast-
evolving and so this strategy is subject to a regular review
as guidelines and our preferences evolve. In addition, we
are exploring local opportunities for carbon offsatting to
compliment cur strategy.

We now pre purchase carbon credits for our committed
developments, both to ensure that we can seiect our
preferred projects and to provide greater certainty over
the costs. This is in line with the rising price of carbon
credits being identified as a long term risk (page 94). Once
a development has reached RIBA Stage 5 (Manufacturing
ard Construction), we retire approximately 50% of the pre
purchased carbon credits with the remainder being retired
at practical completion.

This year with our joint venture partner we pre purchased
carbon credits equivalent to ¢.67% of the embodiad carbon
in our committed development pipetine. Following year end
41% of these pre purchased credits were retired”. For the
remaining ¢.33% of embodied carbon, we will pre purchase
carbon credits in line with our updated strategy.

See the performance taples 0 our Sustainaoility Pregooss Reoort at brntishand com/data
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2 Finsbury Avenue

Circular economy initiatives at this forthcoming
development have included a pilot project to reuse steel,
which must be salvaged, refurbished and comprehensively
tested before 1t can be repurposed. We are also rolling
out the use of low carbon steel, made in an electric arc
furnace powered by renewable energy as well as low
carbon concrete where cement is replaced, typically

by a by-product from the steel production process.

This has already been used successfully at Canada Water.
To better enable materials’ reuse in the future, our design
has considered deconstruction, so for example, we are
piloting an mechanism for securing steel beams to
concrete decking, allowing for the recovery of the beam
in the future We are adopting a ‘materials passport’ as
we did at 1 Broadgate.

tmago s a CGi

3 Sheideon Square

At 3 Sheldon Square, we are retaining the existing
structure, facade and flooring. The balconies we

are adding can be disassembled at the end of their
serviceable life and reused/recycled elsewhere. We have
worked with Globechain (see page 76) tc ensure that any
materials not used by us are used by local charity and
community groups or recycled.

The refurbished buiiding will target 2 NABERS 4.5 star
rating and will be fully electric. It will incorporate smart
enabled building services and controls, which means
the building ¢an adapt quickly to changes in user needs
50 enargy is not wasted. Thase initiatives, together with
the overarching refurbishment, deliver an improvement
in operational enaergy efficiency of over 4dU% when
compared to the existing building as weli as a

minimurn EPC B rating.

image s & TG
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2. Operational carbon in the standing portfolio
This year we achieved a 40% reduction in carbon intensity
and a 22% improvement in whole building operational
energy intensity against our FY19 baseline (Offices)’ This
improvement in our carbon and energy intensities puts us on
track to achieve our 2030 targets. This reflects the positive
impact the energy and carbon efficient interventions are
having on lowering energy consumption. However, a
significant part of these reductions are due to aitered
working patterns because of Covid-19. We expect some of
these improvements to unwind as office use and occupancy
further normalises More detall on intensities is provided on
pages 102-103.

We are making good progress on our net zero plans.

Last year we completed a programme of net zero audits,
identifying energy and carbon efficient interventions across
our standing partfolio, and this year, the most impactful of
these recommeandations were integrated within the business
plans for our assets Many of these initiatives are lifecycle
replacements providing opportunities to introduce low
carbon technologies such as replacing gas boilers with air
or water saurce heat pumeps, LED {ighting and fan coil units.
Mare detail on the progress of our Pathway Is set out in our
Sustainability Frogress Report.

While our focus is on achieving a net zero portfolio, we

also recognise that forthcoming Minimum Energy Efficiency
Standard (MEES) legistation will require all our buildings to
be EPC A or B by 2030. Our net zero interventions should
help deliver this and overall we have estimated the total

cost of EPC compliance to be £100m. A significant portion of
this investment will be recovered through the service charge
as part of the normal process of lifecycle replacement. We
have made good progress on our Campuses, £9.5m has been
invested to date. 45% of the portfolio is now graded A or B
compared with 26% in FY22.

Delivering improvements on our customer controlled space
will be key to achieving our carbon and energy reduction
goals To progress this, we have held a series of customer
round tables attended by our leading retail and office
occupiers, helping them to identify opportunities to

make improvements on their own space.

Digitalisation

We continue 16 explore how smart technologies can make
our buildings more energy efficient. At 100 Liverpcol Street,
we have rolled cut BL Connected, ocur Smart platform, across
landlord controlled space, including Storey. This generates
data from the building to drive energy efficiancies. in our
Storey space, wheare people work more flexibly, we use
sensors to optimise the heating, lighting and cocling based
on occupancy and other environmental intarnal parameters.
The implementation of optimisation is expected to reduce
energy consumption from heating and cooling by 30%

in our Storey areas. This approach will be standard at all
our developments and we are piloting a retrofit for three
standalone office buildings in FY24. A wider deployment
plan is in progress. To generate further efficiencies, we are
taking this 10 qur occupiers and have aclive conversations
at ! Broadgate and Norton Folgate to share data or extend
cur platform into their space. We expact occupier interest
to escalate going forward as they ook to make energy and
cost savings.

Renewables

The decarbonisation of the National Grid will play a key

role in the switch to renewable power across the UK. We will
supplement this by investing in onsite and offsite renewable
energy sources. Already we have two megawatt peak of solar
capacity across our portfolio (of which half is at Meadowhali}
and following a refresh of our portfolio wide feasibility study,
we have selected two pilot sites for installing solar on retall
park roof space. in addition, we are exploring the possibility
of building a solar car port at Meadowhall, making use of
same our 2.9m sq ft parking facilities.

We are a signatory to RE100, which commiis us to procuring
100% renewable energy. We purchase our energy from REGO?
and RGGO! certified sources to ensure the sustainability of
energy use, all of our REGO and RGGO certifications are from
traceable sources®. We are investigating the possibility of
Power Purchase Agreemants (PPAS) but recent volatility

in the energy markets has made this more challenging.

40%

reduction in Offices carbon intensity against baseline
(whole building)

reduction in Shopping Centres carbon intensity against
baseline (common parts)

2 megawatt peak

of solar capacity across our porifolio

Biodiversity

We recognise the importance of biodiversity and in
particutar, the key role it has in supporting the wellbeing of
customers and visitors to our places. With over 100 acres of
land m Londaon under our control, biodiversity is a significant
consideration for us. in addition, our Materiality Review (see

page 88) identified biodiversity as one of the areas where
British Land has significant impact.

All our Campuseas have biodiversity action plans and this year
we completed a biodiversity baseline exercise where we are
making improvements, enabling us to accurately measure our
percentage net gain. We are now commissioning biodiversity
action plans across our Retail sites, with five completed so far
and two in train. In addition, mindful of future biodiversity-
related regulation we commissioned environmental
consultants to deliver a scoping exercise ahead of any
Taskforce for Nature Related Disclosure {TNFD) requirements
This report, due in 2023, will be an initial step in defining how
we report the work being done on biodiversity in line with
the TNFD reguirements

1 Office performance 1s reported Decause the data relates to tne whoie building
and aligas witn our 2030 targets Retall data s comman oarts only. wnole
bulaing retal cata wilf oe reportec from Fr24
Renowabie Energy Guarantees of Origin,

. Renowable Gas Guarantaes of Origin

4 For morenfgrmation on our renowacle enargy na-farmance sce our

Sustanamiliny Progress Report criisilana 2o~ /cata

[T
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Regent’s Place public realm

As parl of Lhe secorkd phase of the public realm works
we have added high quality urban greening, including
flower-rich perennial and bulb planting, vertical climbers
and new trees. We have also installed 2 357 sgm
biodiverse modular green wall containing a diverse mix
of plant life and multiple insect habitat bexes, providing
nesting opportunities for insects, birds and bats. 12 trees
which could not be accommodated were moved to
Regent's Park and any soil not needed was reused at

a local school garden. These initiatives have delivered

a 39% biodiversity net gain.

% For detail on our approach to climate resilience,
please see our TCFD disclosure on pages 90-101.

The British Land Comoany PLC 00621920

Transition Vehicle

A key mechanism for delivering on our energy and
carbon targets is our Transition Vehicle, established

to fund the cost of retrofitting our standing portfolic

This is financed by an internal levy of £60 per tonne of
embodied carbon in new developments Approximately
one third of this is used to purchase carbon credits for
our developments with the remaining two thirds available
for the Transition Vehicle. This is supplemented by a £5m
annual float.

This year the Transition Vehicle has funded £1.1m of
initiatives and we have committed to a further £5.9m.
Examples include air source heat pumps at 10 Exchange
Square and chiller replacement at Broadwalk House.

. Read more in our Sustainability Progress Report at
7 britishland.com/data
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SOCIAL REVIEW

A

4N THRIVING
PLACES

We are committed to making a long-lasting, positive
social impact in our communities by collaboratively
addressing local priorities, Qur places succeed when
local people and organisations alsn thrive.

This year, we refreshed our social impact strategy, guided by
feedback from a materiality assessment by JLL, along with
independent research and input from a range of stakeholders,
including community partners, local authorities, colleagues,
customers and suppliers.

Our updated strategy is to focus on three key areas
where we can make a difference: education, employmeni
and affordable space. The way we do this is always Place
Based - tailored arcund iocal needs and opportunities for
the communities at each place.

Three earlier commitments are now fully integrated intc
business as usual. Connecting with customers, community
partners and suppliers around local priorities underpins

our social impact strategy. Supporting focal businesses ana
organisations s at the heart of our focus on affordable space.
Wellbeing is central to our purpose of creating and managing
outstanding places

In February, we cormnmitted to a £25m Social Impact Fund

te 2Q30, comprising at least £15m cash contributions and
£10m affordable space. We also set new education and
employment targets to 2030, for which we provide detail on
the following pages, and we increased emphasis on offaring
affordable space te a broad range of local organisations.

s, For more on our social impact strategy, see our Local
7 Charter: britishland.com/local-charter

Social lmpact

£25m

Sacial Impact Fund to 2030

£12.5m'

social value generated

26,000

benefrctarles in 2023,

in 2023 our total social impact cash contribution was €2.2m
This year we have introduced social value reporting?® across
our core funded projects, later in 2023 we will roll out cur
reporting to cover all activities and we will set a social value
target to 2030. Our core funded projects at managed assets
and at our Canada Water development generated £10.6m of
social value. We also provided affordable space with a value
of £1.9m. These activities combined generated a total of
£12.5m in social value.

1. For moreinformation on haw our social value figure 15 calculstea
pioase see the Social Value table in the Sustainability Progress Reoort
oritishland com/data

2. Sacial valuo reporting apples proxy valuas to social impact outcomas to
provide an indicative financiat value,
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Education

We focus our support on educational initiatives for local
people - heiping deveiop skills for the future and raising
awareness of career opportunities in our sectors.

This year, wa delivered 62 needs-based education initfatives
at our places. These ranged from primary school projects and
secondary school workshops to college events and university
chalienges, along with mentering, taiks and educationatl
events, They often brought together our customaers,
suppliers and local partners.

16,600 people benefited from education programmes at our
places in FY23. This brings the number of beneficiaries since
2021 to 45,45, progressing towards our target of 80,000 to
be delivered between 2020 and 2030.

Waea continued our partnarship with the National Literacy
Trust across 25 of our piaces, working callaboratively with
our customers and local schools to encourage an additional
4,625 children to read for pleasure and improve their literacy
skills. Together, we have reached 68,345 children across the
UK since 201

Employment

We support local training and jobs through Bright Lights, cur
skills and employment programme, working with customers,
suppliers and local partners across our portfolio, This
empowers local people to access opportunities at our places,
while helping to secure the skills our business, customers and
communities need to thrive in the future.

This year, our Bright Lights programme delivered 31
employment initiatives including pre-employmant training,
virtual programmes, mantoring, work placements, graduate
schames, internships and apprenticeships.

2,300 people benefited from meaningful employment support
at our places in FY23, with 580 sacuring employment. This
brings the number of Bright Lights beneficiaries to 4,402
since 2020, progressing towards our target of 10,000 by
2030, Applying & robust approach to reporting, we only
count people who receive meaningful life-enhancing support.
Many more individuals enrol or engage in other employment
activities at our places, such as job fairs,

Our Bright Lights relationship with Capital City Partnership, at
Fort Kinnaird in Edinburgh, has been helping retailers sustain
their businesses and supporting people who face barriers
into employment since 2013, This year our partnership had

a focus on developing the skills and resilience of candidates
facing scaring living costs. 157 people received empioyment
training and support with 140 moving into employment as

a result of our support. Capital City Partnership also ran an
Employer Fund to suppert small businesses to respend to
economic uncertainty and have launched a Proud to Care
campaign to support the recruitment crisis in care

Social impact - education and employment
16,600
beneficiaries from our education programmes in FY23
2,300

beneficiaries of cur employment programmes in FY23

580

peopie supported inte jobs in FY23

Affordable space

We provide affordable space to a broad range of local
organisations. This leverages our strengths - our core
business of providing high quality space - to generate
social impact and helps differentiate our places.

We aim to provide affordable space at all our priority places
by 2030, inciuding affordable workspace, retail space and
community and arts space.

This year, we provided affordable space at all of our eight
priority assets. Altogether, we contributed £1.9m worth

of affordable space in FY23, benefiting social enterprises,
start-ups, small businesses, charities, community groups and
cultural arganisations. In light of the cost of living crisis we
have also worked to use our spaces o help support those
maost impacted by rising costs. We have provided warm
spaces at our Orbital and Surrey Quays assets and hosted
foodbanks and other charity collections at Drake Circus,
Fort Kinnaird and The Orbital.

1n 2020, we initiated a ‘Really Local Store’ concept, providing
retail space at low or zero cost to small businesses, charities
and community groups who source or manufacture locally.
We have now rolled out the maodel across the UK, including
at Ealing Broadway, Meadowhall in Sheffield and Old Market
in Hareford and, most racently, at Fort Kinnaird in Edinburgh,
where we've opened 6,500 sq ft of retail, galiery, event and
community space with The Leith Collective.

For our customers, these loca!l independents are a point

of difference in our retail mix, something people can’t get
anywhere eise, and another reason to visit cur places. They
heip us build local relationships and make a long-lasting,
positive social impact in our communities.

Social impact - affordable space
£1.9m

affordable space In FY23
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NDT Broadgate

Together with long-standing partner New Diorama Theatre
(NDT) at Regent's Place, we launched NDT Broadgate to
fuel the recovery of the arts post-pandemic. This provided
aver 20,000 sg ft of creative space free to independent and
freelance artists, from August 2021 to July 2022, The first
oroject of its kind in the world, over 8,800 artists used the
space, making more than 250 new shows.

An independent economic impact assessment revealed that
NDT Broadgate generated £40m of additional gross revenue
for the UK economy. It suppcorted over 1,000 full-time jobs,
protecting arts livelihoods and enterprises. it also spurred
vitality, with restaurants and bars close to NDT Broadgate
benefiting from nearly double the sales uplift of other
retailers across the Campus.

. For more on NDT Broadgate: britishland.com/
7 NDTBroadgate

Social impact

£40m

aross revenue for the UK economy

1,000+

full-time jobs supported

“When the pandemic hit, British Land
were the first on the phone offering
support. When we asked them to go
further to support not just NDT but
our whole industry, they answered our
call. Together, we took a leap into the
unknown - and along the way sparked
a creative revolution that will go down
in British theatre history.”

David Byrne,
Artistic Director & CEC, New Dicrama Theatre
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Campus Community Funds
Facititating stronger customer and community relationships
is one of our strongest social contributions.

We now have collaborative community funds with customears
on ail our central London Campuses. These offer customers
the chance to connect with each other and local partners to
make a lasting, positive social impact. Together, we agree
priority themes, pledae funds and award grants. This has
also led to more customaers volunteering their skills ocally
and strengthening local connections across cur campuses
and communities.

In FY22, 16 customers, focal stakeholders and British Land
pledged £230,000 to our Broadgate, Paddington Central
and Regent's Place Community Funds. During FY22 and
F¥23 these funds were awarded to 21 local organisations and
charities including C4AWS, which assists hormeless people in
Camden, and Westminster Befriend a Family, which provides
mentoring to young refugees and asylum saekers.

Social impact

8,000

beneficiaries from Campus Community Fund funded projects
since 2022

“By bringing together different occupiers
of Regent's Place, British Land is enabling
us to maximise and amplify our impact by
helping us collaborate and come together
to solve things that matter to us as
a community. It's really enjoyable for
our teams to have these volunteering
opportunities and to come together in
great networks”

Scott Sallée of dentsu
Regent’s Place customer
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Support for Ukraine

At Paddington Central, we continue to support the Ukrainian
Institute language school by providing space at Storey Club
and 2 Kingdom Street for 12-week term courses. This has
benefited over 600 displaced Ukrainians and enabled

427 individuais to gain English qualifications. The students
ranged between 18 and 70 years old with 84% baing female.

Supporting our communities through
the cost of living crisis

When the cost of living crisis struck, we acted quickly to

use the resources available to us to support the vital work of
charities, local organisations and volunteers in communities
around our places. From our learnings through Covid-19, we
are focusing our support on our partner organisations, who
are facing unprecedented demands on their services.

In Navember, we committed £200,000 to a dedicated
Cost of Living Fund. We immediately pledged £25,000
to the Trussell Trust's emergency foodbank appeal and
£25,000 to Shelter's hardship fund for peopla experiencing

Our external commitments and social sustainability benchmarks

a homelessness amergency. We also contributed inflationary
uplifts to allow partners to continue providing frontline
services and made onhe-off donations to ¢iose partners

for targeted programmes that reflect changing iocal needs.
These funded a range of initiatives, including a breakfast

club for chitdren at Hatfield Primary Academy in Sheffield,
foodbanks in Ealing and Plymouth, and food hampers and a
commumity event with Middleskrough Football Club Foundation.

Building on the success of our collaboration during Covid-18,
the Centre for Charity Effectiveness has once again been
providing strategic support and one-to-one coaching to
many of our core community partners, helping them
navigate the cost of living crisis.
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SUSTAINABILITY
REVIEW continued

Open Iftar,
100 Liverpool Street
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RESPONSIBLE BUSINESS REVIEW

0020
A

RESPONSIBLE

CHOICES

We are committed to making responsibie choices
across all areas of our business and we encourage our
customers, partners and suppliers to do the same.

Qur activities under responsible employment and diversity
and inclusion are covered in the People and culture section
on page 64-69 and in the Governance section on pages
123-126 and 130

AN
7

Responsible procurement

A strong relationship with our suppliar partners plays a

key role in the successful delivery of our strategy which is
governed by our Supplier Code of Conduct. This sets out clear
social, ethical and environmentat obligations for our supply
chain partners and promotes safe and fair working conditions.
it is mandatory for all supplier partners.

Against modern slavery

We uphcld the human rights of our employees and
throughout the supply chain. We have provided anti-modern
stavery training to all employees. Through cur partnership
with anti-modern slavery charity Unseen, we also undertook
independent audits of eight of our critical suppliers reviewing
compliance on 12 key areas of our Supplier Code of Conduct.
These included human rights, heaith and safely, equal
opportunitias, fair reward, warking hours, staff

development and worker representation.

We are delighted to have participated in the first Unseen -
Construction Hub meeting. The group, made up of peers and
industry experts, brings together construction companies to
share good practice, engage in open dialogue, Identify 1ssues
and challenges, and seek solutions collaboratively. This is

an opportunity for British Land to engage in a trusting and
confidential environment to enable construction institutions
to assess, share, discuss and seek solutions that will strengthen
the sector’'s commitment to tackling modern slavery and
labour explaitation.

We pay at least the Real Living Wage to all British Land
employees and we strongly encourage all suppliers to take
the same approach. We mandate at least Real Living Wage
on all our developments. Our Broadgate, Paddington Central
and Regent’s Place campuses are all accredited Living Wage
Places and also comply with the Mayor's Good Work Standard,

Mandating prompt payment

We have kyeen a signatory to the UK Government's Prampt
Payment Code since 2010 and aim to pay 95% of suppliers
within 30 days. Group invoices are settled within 18 days
on average.

Supplier Conference

Our Supplier event in September showcased our strategy
with a focus on ‘Creating Value, Sustainably'. It enabled us
to actively engage with our suppliers, to share British Land's
strategic agenda and collaborate through focused break out
groups with the senior leadership team. The conference
showcased our joint winners of "Supplier of the Year’,
Globechain and KpH.

KpH, a deconstruction firm, and Globechain, a provider

of a marketplace for up-cycling and free issuing of building
components, worked together on the strip-out of Exchange
House to ensure that minimal waste was created. They
taught their teams to carefully remove items sc they could
be reused. Globechain and KPH avoided over 130 tonnes of
waste materials by distributing lights, floor tiles, telecoms
equipment and other items to 15 charities and not-for-profit
organisat/ons. The partnership between Globechain, KpH and
British Land was a great example of how collaborating with
suppliers supports the delivery of our Sustainability Strategy.

100%

British Land employees paid at least the Real Living Wage

93%

supplier workforce at our places paid at least the Real
Living Wage

1 For more information gn Promot Payment see the 2023 Sustanablity
Progross Rocort at britismtand.com/data
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SUSTAINABILITY REVIEW continued

REVIEW OF KEY
SUSTAINABILITY ISSUES

We recognise the importance of regular Materiality assessment - our approach
materiality assessments to understand the

relative importance of key sustainability
issues to British Land and our stakeholders,

We partnered with JLL, a real estate specialist, to carry out
a double materiality assessment, identifying and assessing
the impact of the most material ESG issues on our business

This heips provide a framework for as well as the impact our business has on people and
prioritising our efforts and our capital, the environment. Qur review involved comprehensive
both now and in the future. Given the engagement with internal and externai stakeholders at

) A different stages in their careers to understand the issues
macro events that have occurred in that mattered to them, We also ensured the stakeholder
recent years, we felt it was important group represented a diversity of views and backgrounds.

to revisit our framework this year.

Double materiality evaluatas not only the financia!
impacts of ESG issues on the Company but also the
impact o8f the Company on the environment and saciety

Working with JLL, we identified a comprehensive

set of issuers materal to our business and the stakeholder
groups we would approach to evaluate them. Stakehalders
include a broad range of internal and external stakeholders
such as employees, occupiers, joint venture partners,
suppliers, NGOs, investors, andg local authorities.

A differenbated aspeact of our review was

the inclusion of younger stakeholders generating
perspectives from both ‘current’ and 'future’ leaders.
This wider range of thinking is helping us develop a long
term strategy which incorporates different perspectives.

Through workshop discussions and guestionnaires these
material issues were ranked to create a matariality matrix
which was presented to our Board level ESG Committee
and Executive Committee.

The blue quadrant of cur materiality matrix, which contains
the issues which are considersed to be mast Impactful,
highlights key topics that are already high on our agenda
including climate and the environment and social impact.
Qur environmental and social sustainability teams are

now progressing the opportunities identified through this
warkstream. We will integrate the outcome of our materiality
assessment into our risk management process. it also
influences our business activities and Sustainability Strategy.

LRegent‘s Place
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British Land's impact on peoole and the environment

Whilst all issues are important the blue area represents a mix of
issues that are most impactful based on our double materiality

exercise. A full list including definitions of the material issues is
available on our website at britishtand.com/materiality
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES

CLIMATE-RELATED
FINANCIAL DISCLOSURES

Introduction

The foliowing climate-retated financial disclosures are consistent with ali the Task Force on Climate-Related Financial
Disclosures (TCFD) recommendations and recommended disclosures set out in the report entitled ‘Recommendations of the
Task Force on Climate-related Financial Disclosures’ published in 2017 and updated in 2021 by the TCFD. The TCFD
recommendations on Governance, Risk Management, Strategy and Metrics and Targets have all been specifically addressed
and, in line with the UK's Financial Conduct Authority Listing Rules, we have referenced below where our responses to the
TCFD's 11 recammendations can be focated within this repart,

Sechen Recammendaiion

Prograss

Pag; nu’r;'\bel
Governance Describe the board's overgight of climate-related risks T Consistent 91 i )
and cpportunities
Dééc-:-ﬂbe mgnag-é-n-#ent’s réle in--aéses;ﬁg and manag}i’ng Consis{eht 3 7
climate-related risks and ocpportunities
E-r'ateg-y_v- ' Deé'cribe Ehe clirﬁéte-rélnateﬂd?_s“ks éh&'opbaidnities 'Consisrtrent 23
the organisation has identified over the short. medium
and long term
Descﬁgé the”iir;nbaéti&-c\iméfe—réGEéd risks and oppartunities Consistant - 96 -
on the organisation’s business strategy and financial planning
Des&ribe 'Erer;‘esitiéhce c;fTHe orgﬂénis;tiion's strategy, taking -_C_ornsist;a-n-t T 98. T
into consideration different climate-related scenarios,
including a 2°C or lower scenario
Risk MSnage;ent Describe the orrggrrwisati'o'n‘s progesseré”for ientifying and Consistent 99
assessing ciimate-related risks
Describe the organisation’s 6f6cesses for -r;w-anagingj ’ "Consiétent ) 99 i
climate-related risks
Describe homroceésés féﬁdentiﬂingﬁaind'managing Consistent 99
climate-related risks are integrated inte the organisation’s
overall risk management
Metrics and Targets  Disclose the metrics used by the organisation to assess ~ Consistent w0 -
chimate-related risks and epportunities in Hne with its strategy
and risk management process
Dis-:-:-l-cse ggbe 1Scope_2_and|f ap-bzbriate, Scope 3 thsis}:eht o 1073';' ) o
greenhouse gas (GHG) ermissions, and the related risks
D;e;ribe 't'%'\e targeis usea by the'orgﬁaﬁisation to manage 7 7 'C”onscsit;ht o 979 o
climate-reiated risks and opportunities and performance
against targets
The Board and executive management team at British Land Estimates suggest the built environment could account
recognise that ocur assets are exposed to the effects of climate for around 40% of global greenhouse gas emissions. We
change and that this could have real implications for the therefore acknowledge our responsibility to minimise our
financial strangth and resilience of our business. We alse carbon footprint as we develop and operate cur buildings
recognise that opportunities could arise. We are therefore and work closely with our customers, partners and the
taking action to mitigate this impact, and capitalise on people who use our spaces to do the same

opportunities, and our approach is comprehensively
incorporated within our broader risk management
and strategic framework.
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Qur achievements in developing and managing sustainable
space have been recoanised far more than a decade and
building on this, in 2020 we set out an ambitious strategy
to achieve a net zero carbon portfolio by 2030, reducing
embaodied carbon in developments by 50% and operational
carbon intensity by 75%. Qur goals are shared by our
investors, customers, partners and people. We believe

that delivering on these targets will create value for

aur business as demand from occupiers and investors
gravitates towards the best, most sustainable space.

We published our Pathway to Net Zerc in December 2020
and n 2021, the Science Based Targets Initiative (SBTI)
validated our landlord target as 1.5°C-alignad and cur

value chain target as ambitious. We are a signatory to the
Better Buildings Partnership’s Climate Commitment, the
World Green Building Council’s Net Zero Carbon Buildings
Commitment, the RE100 commitment to procure renewable
power and the Business Ambition for 1.5°C. Foliowing full
consistency with the TCFD recommendations last vear, the
next step in our journey is a formal transition plan which we
will align to the Transition Plan Taskforce recommendations
as they evolve.

Tre British Land Company PLC 00621920

Governance

{a) The Board has ultimate oversight of
climate-related risks and opportunities

The Board of Directors has uitimate responsibility for setting
the Company’s strategy, which incorporates climate-related
risks and opportunities. The Board delegates day-to-day
responsibility for all elements of strategy, including climate-
related, to the Chief Executive Officer (CEOQ). The CEO has
received formal sustainability training, having participated
in The Prince of Wales's Business & Sustainability Programme
at the Cambridge Institute for Sustainability Leadership. The
CEQ is supported by the Chief Financial Officer (CFO) who
is the Board Director responsible for climate-related issues
and is also chair of the Risk Committee. Our Chief Operating
Officer (COQ) is the Executive Committee member
responsible for delivering our Sustainability Strategy,

and chairs the Sustainability Committee (SusCo).

The Board is updated on climate-related issues at {east
annually. At the Board annual off-site strategy event,
sustainabllity matters were included within the discussion
of each element of our strategy, including developments,
Campuses, and Retail and London Urban Logistics.

Climate change is also considered by our Board Committees.
The ESG Committee, which is attended by the CEO, CFC and
COO, meets three times a year and oversees the delivery of
the Sustainability Strategy, including management of climate-
related risks. On each occasion, the Committee receives an
update from the Sustainability team, which typically includes
detailed coverage of the net zero strategy and progress
against our Pathway to Net Zero, EPC compliance and
sustainability reporting.

Governance framework

Executive and Management

I Board

Sustainability Committee

Responsible for delivery of
Sustainability Strategy

Executive Committee

Supports delvery of
Sustainability Strategy

Invastment Committee
Ensures investrnent decisions
are consistent with
Sustainability Strategy

Risk Committee

> Sets and monitors ESG

ESG Committee

Qversees Sustainability
Strategy

Remuneration Committee Board of Directors

b

Responsible for overall

fargets strategy

Monitors climate-related risks

~  For more infoermation about the governance
framework, see page 112

Audit Committee

Monitors chmate-related
disclosures

1 Source: World Green Bullding Council,
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) conuinued

Achievement of environmental KPIs is also reflected in the
Remuneration Policy for Executive Directors (see page 146),
The Long Term Incentive Plan for Executive Directors includes
KPis linked to the reduction of operational carbon and
aperational energy and the Annual Incentive Plan is linked to
our prograss on portfelio EPC ratings and our performance in
GRESE, the international real estate sustainability benchmark,
The Remuneration Committee is responsible for setting ESG
targets for executive remuneration and was updated on
progress against ESG targets three times during the year.

(b) The Board delegates responsibility

for assessing and managing our response
to material climate-related risks and
opportunities to the executive team

The Board delegates responsibility for delivering our
Sustainability Strategy, including assessing and managing
aur response to climate-related risks and opportunities,
to the Executive Committee. The Executive Committee
member who leads the delivaery of the Sustainability Strategy
is the Chief Operating Officer (COO), who is Chair of the
Sustainability Committea. To support delivery of the
strategy, each Executive Committee member has at least
one sustainability-related annual objective and supparting
objectives are cascaded across their teams.

Climate change and sustainability considerations are integral
to our investment and development decisions and are
formally reviewed within papers presented to our Investment
Committee. Sustainability considerations are also taken into
account by the Board, for strategic and investment decisions
that require Board level approval.

This year cur Sustainability Committee was refocused.

it remains chaired by the COO but formal members now
inciude the CFO, Head of Developments, Head of Real Estate
and Joint Head of Canada Water & Head of Residential as well
as senior leaders around the business who are responsible
for delivering the Sustainability Strategy in their area of the
business it will focus on monitoring progress towards our
2030 Sustainability Strategy as well as monitoring and
responding to emerging risks and regulation.
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Climate-related risks are considered by the Risk Committee,
which comprises the Executive Committee and leaders from
across the business, including real estate, procurement,
development, finance and property management. Each
business area maintaing a comprehensive risk register, which
is reviewed by the Risk Committes. The Sustainability team
works with business teams to identify climate risks through a
pracess involving trend analysis and stakeholder engagement.
Identified risks are incorporated into our risk framework and
managed by the appropriate business areas. This process

is part of our 'Environmental Sustainability’ principal risk
management. KPIs monitored within this category include
FPC performance, the percentage of our portfolio at high
risk of flood and the forecast cost of carbon emissions for
the portfolic by 2030 (see page 58) The Risk Committee

is chaired by the CFO and reports into the Board's Audit
Committee; significant and emerging risks are escalated

ta the Audit Committee.

Progress against our TCFD recommendations is reported to
the Risk and Sustainability Committees, which meet at least
three times a year. Foliowing full compliance with the TCFD
recommendations last year, this year's disclosure has been
comprehensively reviewed and updated where appropriate
by the Sustainability team under the direction of the COO
and the CFO. The TCFD report is approved by the Board,
as part of the Annual Report approval process following

a recommendation from the Audit Committee.

Governance in action;

- Decision making: The Remuneration Committee approved
the introduction of the 2030 carbon reduction targets
and other sustainability measures into the performance
targets for Executive Directors and Executive Committes
remuneration. These formed part of the new Remuneration
Poticy which was approved by shareholders at the
2022 AGM,

- Traming: Sustainability training is mandatory for all
employees and role specific sustainability training is
being rolled out where appropriate. The COO attended
The Prince of Wales's Business & Sustainability Programme
at the Cambridge Institute for Sustainability Leadership.

- Reporting: At the regquest of the ESG Committee, a
benchmarking review of our Sustainability Progress Report
was performed which identified potential cpportunities
but also confirmed that ocur disclosure was in line with best
practice. JLL completad a double materiality review which
identified not only the key sustainability issues impacting
British Land but also the impact of our business in these
key areas, see page 89.




Strategy

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

This section details our approach to defining
material climate risks and opportunities:

(i) the material risks and opportunities
identified by our analysis, (ii) the impact

and our corganisational response to these risks
and opportunities, (iii) scenario analysis and
presentation of time frames and (iv) how we
incorporate resilience to ¢climate change into
the organisation.

Risk quantification to determine materiality:

To determine materiality, Willis Towers Watson supported
British Land in undertaking guantitative physical and
transition scenario analyses’. This process reviewed the
patential impact of over 20 physical and transition-related
issues, and the assessment included input from key business
areas across British Land. The most material issues identified
by the analyses are shown in the heat map below, with

these issues detailed in the next section. Other risks and
cpportunities we continue to monitor are also identified.

Potential financiat impact

t |
‘ i
'

High

1
|
§ 1
!
|

Cost of MEES:
compliance
Gong Lerm risk)

Increasing customer
demand fer green,

low carbop building |
(‘ong term epporiunity)

Potential financial impact
Medium
T

Increasing price
of carbon offsets

Flood risk vuinerability i

'
g (Shott & long tarm risk) ! . i
it i i

(long term risk)

Medium
Likelihood

LOW

® Risk
® Cooortunity

1 Scanarty analysis s covered on pages 97-98
2 Minimum Energy Efficiency Standards.

The Brtish Land Company PLC 00821920

Continue to monitor:

Rl;ks o ”Op;ic;rim"nt a5
Premium pricing for

sustainable space results

in‘green’ premium

Customer demand for
sustainable space resultsin a
‘brown discount’ to rents at less
sustainable assets

Increased access to
capital for sustainable
pusinesses

Tenant business mode!l
impacled by transition

Increased cost of raw materials

Increased cost of capital

FY23 has sean particular volatility in two of the risks we
continue to monitor: the cost of raw materials and the cost
of capital, in both cases reflecting macroeconomic factors.
These risks are comprehensively monitored with appropriate
mitigating actions taken which are detailed in our section on
"‘Managing Risk’ {pages 46-60).

Defining a ‘material’ risk or opportunity:

British Land defines a ‘material’ risk or cpportunity in line
with the likelihood-impact thresholds of our risk management
policy. This approach is used across the business to assess

all types of risk, thoroughly embedding climate risk into

our broader risk framawork. Risks are evaluated by the
combination of their potential impact (financial and
reputational) and their likelihood

Low

Medium

High
Financial impact Less than F10m to  Greater than
thresholds (£) £10m £100m £100m
Likelihood thresholds  0-33%  33-66% Greater than
(chance of occurrance 56%
in a given yesar)
Reputational impact ~ Limited  Significant  Significant
thresholds reputational temporary sustained
impact or imited impact
sustained
impact
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD)

The following section considers the impact
of the identified climate-related risks and
opportunities on our business, strategy and
financial planning over the short, medium
and long term. 1t considers the resilience of
our strategy and seeks to quantify impacts
where possible.

The material risks and opportunities identified are based on
a combination of scenario analysis undertaken (sge below)
as well as the risks and opportunities identified through our
day-to-day management of our business as set out in the
Governance section of this disclosure.

Climate-related risks
Short term risks (<12 months)

Like -hood Fotential

financial impact

"r mary r "k driver

#‘I Flood risk vulnerablllty of assets (current cllmate)

Losses from assets located in high
flood risk zones, primarily the cost
to repalr assets, cost of business
interruption and increased
insurance costs

Mean loss:
<£im

Low to
medium
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continued

Climate risks and opportunities and the nature of the financial
impact of these risks and opportunities are identified by the
icons as set out below:

ch r‘rate rsk and opporlqn Ty Cat ngory

Fananc:d; SmRact category

A Phys\ca\ risk - g— income statement
acute 2 —

Transatlon risk -
ragulatory

Balance sheet

Transmon nsk or
opportunity - market

5
:] —

£xpianaton & .t galmn

9 —
33—

—

Willis Towers Watson performed climate risk modeiling
(simulating many thousands of events) based on current and
future climate conditions for the current portfolio using the
assets’ total insured value. Losses modelled were based on

low likelihood events for a ‘bad’ year. which is assumed ta be a
100 annual likelihood across the simulations. Modelled losses
consider current flood defences and the impact was pro-rated
by British Land ownership. These losses are fully insured against.

Since 2011 we have commissioned periodic flood risk
assessments across the portfolio and issued flood management
plans to sites at high risk. Since 2007, our (insurad) actual
annual mean loss is below the modelled value of £1m.

Long term risks (5-10 years)

Srimary nsk drver

Polont.al
fnancia mpact

Lw;clwhaoc‘

#2 Increasing price of carbon credits

Net zero commitments by global High £0.75m for
corparates lead to increased every 100%
demand for carbon cradits, increase in
resulting in higher and/cr the price
volatile ¢credit prices of carbon
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Explaration & mit.gat.on

1] 5=

British Land has committed to offsetting the embodied carbon
of all new developments and major refurbishments, estimated
to be ¢.300,000 tCO:e.

o —~

2 —

a—

Qur scenaric analysis implied a wide range of outcomaes for the
price of carbon. We have therafore provided an estimate of the
financial impact of the annualised additional cost of carbon
credits if the credit price rises by 100% from our current
anticipated price (£20 per tonne). Thisis £0.75m.

To mitigate this risk, our approach is to purchase carbon
credits for our developments at the paint of commitment and
this year we have purchased sufficient carbon credits to offset
embodied carbon in ¢.67% of our committed develapmeant
pipelina 1n addition, cur internal carbon levy would cover

a carbon price increase of up to £60 per tonne.



Potentia
financia impact

Cr mary nisk or var Likehhoad

#3 Cost of complying with mini;mmiEP'cﬂstandards
{MEES compliance)

Cost of upgrading assets to
comply with proposed MEES
legisiation that properties hold
a minimum ‘B’ rating by 2030

High £12.5m

per year

Explanation & mitigation

Tha Rritish Land Company PLC Q0621920

@ 3=

MEES (Minimum Energy Efficiency Standard) legistation is
expected to require all commercial property to be a minimum
EPC A or B by 2030. The estimated retrofit cost for our current
portfolio to achieve thisis ¢.£100m which was confirmed by
our net zero audits which were completed at all our major
office and retail assets in F¥22. This implies an annual cost

of £12.5m. This excludes assets to be redeveloped through

our near and medium term development pipeline.

A significant portion of this investment will be recovered
through the service charge as part of the normal process of
lifecycle replacement. We would alsoc expect to derive energy
efficiency benefits and related cost savings as a result.

Qur Transition Vehicle (see page 79 was established to help
finance the retrofitting of our portfelio, which includes (but
goes beyond) proposed MEES requirements. £7m has been
committad to spend on Net Zero interventions to date.

Post 2050 risks

Likehhood

Prmary nsk drver
impact

#4 Flood risk vulnerability of assets (future climates)

Losses from assets located in Low to Mean loss:

high flood risk zones, primarily medium  <£15m

the cost to repair assets, cost ,

of business interruption and Losses in & .

increased insurance costs representative
bad year:
£20-30m

Explanation & ritigat.on

&
L 4

[ p—
00—

[ Y —

Willis Towers Watson undertook eguivalent climate risk
modelling analysis for future climates with the same approach
as described in Risk #1 for the current chimate.

For the ‘representative bad year’, lower banding reflects
losses in the two-degree (RCP2.6) scenario, and the upper
banding reflects tosses in the four-degree (RCP8.5) scenario.

These modelled losses were pro-rated by BL ownership share.
Undar current market conditions these losses are insured
against and would not be suffered by the Group under normal
circumstances, although we recognise that in the long term
specific assets could face cost increases or difficulty
obtaining insurance

Climate-related opportunities

Potential inancial
imgact

Primary opporiunity driver v kehhood

#1 Increasing customer demand for green, low carbon buildings results in a rental premium

and faster rates of letting

An increasing number of our
customers have announced

net zero commitments. As our
portfolio transitions to net zero,
the most efficient, highly

rated green buildings may

let quicker and at a premium

to market rents.

High £7m

Explanation & mitigaton

£=

Our scenario analysis considered market research such as a
Knight Frank study in FY22 which indicated that there was a
>10% rental premium above prime Central London office rents
for BREEAM Outstanding space. More recent research by JLL
has reached similar conclusions,

This enhanced financial impact estimates BL's share of the
increased rental income if 20% of our Offices (by ERV)
transition to BREEAM Outstanding.

The portfolio’s envirenmental credentials will be further
strengthened as we deliver against our 2030 ambitions
1o enhance the portfolio’'s energy and carbon performance.
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) continued

Iimpact of climate-related risks and opportunities on are addressed through tha delivery of our Pathway to
business strategy and financial planning Net Zero, which affects all aspects of our business with
Physical ciimate risks (Risks 1, 4) are managed through cur key targets noted in the Metrics section below. This work
key policies on development, operatiocns and acquisitions. contributes directly to delivering our corporate strategy
Transition risks and opportunities (Risks 2-3, Oppeortunity 1) {see page 12). and this includes:

lrpact on strategy

Irmpact en financlal p'ank ng

Upgrading the standing portfolic (products & services, operations)

- Net zerc audits of our major assets completed - Cost of net zero transition (per net zero audits) and EPC upgrades
in FY22 {Risk #3) incorporated into asset business plans

- individual asset pians for FYZ3 incorparate the - Medium term forecasting incorporates initiatives which support
most impactful recommendations our 2030 energy and carbon targets

- Progress against 2030 energy and carbon - Development decisions incorporate the enviropmental impacts of
targets (see page 72) reviewed quarterly alternative schemes including refurbishment and redevelopment

- 2030 energy and carbon targets now included
with executive remuneration (see page 146)

Deveioping sustainable buildings (products and services, revenues, access to capital)

- Sustainability Brief for Developments and ~ Sustainable building certifications can support management
Operations sets stretching targets for major of our cost of capital by providing access to green finance
devalopmants and refurbishments ~ Qur portfolio of green buildings is reviewed regularly by our

- Adopting NABERS UK for all office schemes Treasury team when considering options to issue green debt

- Sustainability Brief includes climate resilience and establish ESG-linked revolving cradit facilities {(see page 44)

requirements including the completion of a Flood
Risk Assessment and incorporating sustatnable
drainage through design

Internal price of carbon (value chain, capita} expenditures)

- Internal levy of £60/tonne of embodied carbon - Funding generated by the levy is available to i) pay for the cost
on developments adopted as part of our 2030 of carbon credits to offset residual embodied carbon in
Sustainability Strategy, incentivising low developments and i) finance energy efficient interventions on
carbon development the standing portfolio, managed by our Transition Vehicle

(see page 72

ESG criteria assessed as part of acquisitions

~ ESG criteria are integrated into our due diligence - British Land would only buy low rated assets if they offered
procedure for new acquisitions, including flood significant redevelopment potential. The cost of delivering
risk exposure and EPC rating a higher rated product is integrated within our appraisais

To manage specific risks like flood, where necessary formal
Flood Risk Assessments are funded as part of the acquisition’s
due diligence
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Strategy in action

1his year we took a number of decisions to support our 2030
operational carbon target, specifically a 75% reduction in
operational carbon intensity across our portfolio and a 25%
improvement in whole building energy efficiency, including:

- At The Dock Shed, Phase 1 of Canada Water, we made a
decision to remave gas from the building which will now
be all-electric

- We committed to an all-electric refurbishment of
3 Sheldon Square at Paddington Central following
an appraisal of a net zero and a more traditional
refurbishmeant which indicated that the net zero
plans could deliver significant energy and carbon
savings without material additional cost

2020-2030 2030-2050

Assessed the physical risks posed by the Not considered
current climate and the transition risks

posed by 1.5°C and 2°C aligned transition

scenarios. This period aligns with our

corporate strategy time horizons:

- Short term <12 months
- Medium term 1-5 years
- Long term 5-10 years

The British Lana Company PLC Q0621920

Introduction to scenario analysis

British Land has worked with expert advisers to identify

and assess our exposure to climate-related risks and
opportunities over the past six years. Most recently,
quantitative scenaric analysis was undertaken by Willis
Towers Watson in 2020-22 which has guided this disclosure.
This scenario analysis was reviewed in the FY23 reporting
year and remains appropriate, reviews will be conducted
annually, and the scenarie analysis will be updated as and
when required.

Time horizons: our scenario analyses are split into two
timeframes, 2020-30 and post-2050. In our initial scenario
analyses, we chose not to quantify risks across the 2030-
2050 timeframe. For physical risks, it is only post-2050 when
future scenarios start to meaningfully differentiate frem the
current climate. For transition risks, when guantifying risks
beyond a 10-year timeframe, the underlying assumptions
begin to play an increasingly significant role in the resulting
values. Due 1o the level ot uncertainty that accompanies
these longer term assumptions, our initia! analysis focused
on the current decade to 2030.

Post-2050

Using the IPCC’s Representative Concentration
Pathways (RCPs), we assessed the physical risk posed
by 2°C (RCP2.6) and 4°C (RCP&.5) climate trajectories
(for details on RCPs see below). This timeframe was
selected as thaese trajectories begin to meaningfully
diverge after 2050, making it a relevant timeframe

for our current partfolio as the standard design life

of a building is 60 years.

British Land scenaric analysis ~ scenarios considered

The tables below detail the physical and transition scenarios chosen and the time frames that our business assessed

itself against.

Physical risk scenarios and parameters

The IPCC's RCP2.6 scenario represents a pathway that is likely to limit glebal warming to below 2°C.

fhelPCCs RE?Béscenar\o rebresents a high emissions“s-éé-n-ari"é“v-vul'-w“e-re warming mé;f”;xceiédr a°c.

Physical climate risks assessed:

(iY River flood, (i) Coastal flooad, (i) Flash flood, (v) Windstorm, (v) Haill, (vi) Lightning, (vii) Heat stress

;urr-ie’frame Scenarwsﬁ A:m-ospher\c-c-b:- m_'l'ervpnrat.;.‘:é-r-ls-a

2020'tc 2030 Current 410 ppm  11°C
climate

Post-2050 RCP26(2°C) 45Cppm  16°C

RCP&S (4°C) > 1,0C0 ppm

Soa Invoi River flood moedeling Coasta flood modedting

& Coupled Model
Intercomparison
Project Phase 5

rise’ SOUrCes sources

0.20m Munich Re Nathan? Willis Towers Watson
bhased on JBA proprietary coastal
fioed maps flood expoesure maodel

>055m  Munich Re climate Munich Re climate
hazard conditioned hazard sea level rise

S based JBA flood maps data combined with

>0.78m

storm surge

1. WValues in comparison to ore-industrial times.
2. Munich Ra Mathan 1s a teol for asscssing physccal nisks vased on hazard zonoes
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) continued

Transition risk scenarios and parameters

The Paris Consistent (2°C) scenario is based on the Paris Agreement commitments of over 190 countries to limit global

warming to well below 2°C.

T'Her Net Zerd--\;{fgﬁc_i_aig;é)-scenario assﬁmér'srt;ﬁore ambitious tér:g”ew‘gsiggiar\?ti;véﬁid'enable glob-ai H-ét--zero by 2050

Tirra frama

Scananos IPCC

IEA scenar'os

NGIS Temperature 2030 UK prico of G oba:

LCOMAr 03 SCENANGSs rise by carbon net zero
2081-2120 ach.evod By

2020 to Net Zero Orderly S5P1-1.9 NEZ2050 Net Zero < 1.5°C $155 to 454 2050
2030 World (15°C) 2050

scenaric S —es - -

Disorderly Divergent %225 to $418

Paris Ordarly S5P1-2.6 Sustainable Below 2°C < 2°C $54 to $97 2070

Consistent Development I

(2°C) scenario  Disorderly Scenario Delayed $0 to $27

Transition

Resilience to 2020-2030 scenarios

Physical risk:

In the current climate, based on an assessment of physical
hazard exposure by Willis Towers Watson and a flood risk
assessment by Stantec’, cur portfolio’'s exposure to high
flood risk is limited to 4% of properties (by insured value).

We consider resilience to long term flood risk through the
requiremants of the ‘Climate Resilience’ section of our
Sustainability Brief for Developments and Operations.

Transition risk:

Through our Pathway to Net Zero and our 2030
environmeantal targets we have a clear plan to improve

the energy efficiency of our portfolio which will result

in the upgrading of EPCs in line with the proposed 2030
MEES threshold. Qur internal carbon levy coupled with our
Transition Vehicle provides the Company with a formal price
of carbon and introduces a governance structure which
supports our focus on sesking high quality carbon credits
while managing cost risk.

Transition opportunities:

Our development pipeline's use of NABERS energy star
ratings and the upgrading of existing assets as part of

our Pathway to Net Zero will support British Land's ability

to generate higher rents, as occupiers are prepared to

pay a premium for more sustainable space. Our assets’
sustainability credentials will be further evidenced by the
forecast BREEAM ratings of our development pipeline and
our programme for upgrading the ratings of our standing
porifolio - driven in part by our Sustainable Finance Framework.

1 Tna Szanrec oo ris< assassmant nas ooon usca to ciassify the current floca
rs< of tae 15 orooertios not included in tne Willis Towers Watson assessmenrt
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Resilience to post-2050 scenarios

Physical risk:

in the two post-2050 scenarios assessed by Willis Towers
Watson, only flood risk was classified as ‘'material’.

In the 2° scenario (RCP2 6), 4% of our properties (by insured
value) are exposed to high flood risk.

in the 4° scenario (RCP8.5), the high-emissiens scenario
where no additional action is taken to protect assets or
London, exposure to high flood risk could be up to 12%

of insured value

We consider resilience to long term flood risk through
the requiremaeants of the ‘Climate Resilience’ section of
our Sustainability Brief for Developments and Qperations




Risk management

Identifying climate-related risks

We have a rigorous process for identifying and assessing
climate-retated risks. As detailed on pages 94 to 96, this is
in line with our risk management policy which is applied to all
types of risk. Our risk mapping process (described in the
principal risks section of this report) allows us to determine
the relative significance of principal risks. For specialist
analysis, British Land engages expert advisers, noctably Willis
Towers Watson who undertook the quantitative scenario
analyses. We determine the materiality of potential risks
(including climate-related risks) using the corporate risk
thresholds noted on page 93.

Our risk register tracks:

i. Description of the risk {identification)

ii. Impact-likelihood rating (evaluation enabling pricritisation)
iil. Miliganls Gmiligdtion}

iv. Risk owner (monitoring)

As part of our operational process, we maintain asset plans
which include provisions for identifying climate-related risks
and opportunities, such as flood risk assessments and audits
to identify energy-saving opportunities. Qur Sustainability
Checklist for acquisitions sets out our environmental criteria
for acquiring a new property, including enargy efficiency and
flocd risk categories. Our Sustainability Brief for Developments
and Operations' sets out our environmental criteria for new
constructions and renovations, including requirements for
energy efficiency, flood risk, materials choice and embodied
carbon reductions.

The Sustainability Committee, chaired by the Chief Operating
Officer, is a key forum for discussing climate-related risks and
opportunities at the operational level Additionally, for energy
and emissions savings opportunities identified at asset level,
staff can directly submit an internal application for funding
from the Transition Vehicle (see page 79)

Managing climate-related risks

We have well-established processes for managing climate-
related risks. Qur process for mitigating, accepting and
controlling principal risks, including climate-related risks, is
set out on pages 49-60 of this Report. We prioritise principal
risks through our corporate risk register and risk heat map.

The impact-likellhood rating is our primary metric for
prioritising risks. As a principal risk category, climate

change risks are logged in our corporate risk register with
key changes raviewed quarterly by the Risk Committee. The
Board is ultimately responsible for and determines the nature
and extent of principat risks.

__> See our Sustainability Progress Report® for British Land’s
full set of climate and energy performance reporting and
SASB metrics.

1. Our Sustamnability Brief for Develooments and Operations s avallablc online
ang can be found at britishiand.comy/Sustainabihity -Brief

2. Qur COP response is availlanle at britishland.com/CDP

3. Our Sustainaoility Progress Report 15 avalable online and can be found at
britisnland com/data

Tne Batish Lang Company PLC 00821920

Climate change is considered within the ‘Environmental
Sustainability’ risks in the principal risk section of this report
on page 58. The external aspects of climate-related risks are
incorporated within our ‘Major Event/Business Disruption’
and '‘Political, Legal and Regulatory’ principa! risks.

Risk management in action

- Key risk indicators: there are three environmental key
risk indicators we monitor - ERC performance, portfolio
flood risk and the future cost of carbon credits. The Risk
Committee receives an update on each at every meeting

- Performance vs 2030 targets: progress is monitored in
our quarterly reporting packs and reported to the ESG
Committes at every meeting

- Customer-controlled space: to help minimise carban
emissions on space we do not control, we faunched a
comprehensive programme of customer engagement
with four roundtabie sessions attended by many of our
top cccupiers

- We have introduced increased minimum commitments on
DE&I, sustainability, community investment and working
practices in our supply chain and in our enboarding and
tendering activities

Metrics and targets

To enable our shareholders to make informed decisions

we set a broad range of envircnmental targets and detail
progress against them alongside a comprehensive set of
climate and energy performance data in our Sustainability
Progress Report®. Our key headline targets are set out below:

Embodied carbon

50% lower embodied carbon intensity at our offices
develcpments to below 500kg CQ.e per sgm from 2030
100% of developments to be net zero embodied carbon

Operational carbon

75% reduction in operational carbon intensity across our
portfolio by 2030 vs 2019

25% improvement in whole building energy efficiency of
existing assets by 203C vs 2019

We align to externally recognised frameworks including the
Sustainability Accounting Standards Board (SASB), the EPRA
Best Practices Recommendations on Sustainability Reporting
and with reference to the Global Reporting initiative (GRD.
We also participate in international indices including CDP?,
GRESB and FTSE4Good and performance is disclosed on
page 73 as well as in our Sustainability Progress Report.
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SCLOSURES (TCFD) continued

(a) Our metrics to assess climate-related risks and opportunities in line with our strategy and

risk management process
Climate-related risks (KRIs)

2023
Policy‘a-nd ;’éisk £3 EPCS r’atedﬁ/}i(iby ERV) o B R L -1
legal* EPCs rated B (by ERV) ~ L ~ . 42
EPCs rated C (by ERV? - L B 30
EPCs rated D (by ERV) ] ] - L 17
EPCs rated E (by ERV) . 6
_E_Eg_:_s ra_te_d____F (by ERV) o - n 1
o ~ EPCsrated G (by ERV) o 1
Extreme " Risks #1 Percentage of portfelio located in 100- year flood zones
weather and #4 (% by total insured value) 4% 3% nr
H|gh flood risk assets with flood management plans (% by value) 100%? 99% 59%
1. 2021 by floor area and not ERYV.
2 The 2023 value anly contains occupiad Britisn Lana managed proportes,
3. EPC mata includes retall assets located in Scotland.
Climate-related opportumtles (targets and KPis)

- B N ST 2023 2022 7021
Resource Risk #2 50% |mprovemeht in embodied carbon mtenswty of major office
efficiency - _developments completed from April 2020 (kg CC:e per sqrm) 608 632 640

Opportunity #1 F5% improvemant in whole building carbon intensity of the
managed portfolic by 2030 vs 2019 (Offices) - 40% 35% A%
25% improvement in who\e building energy mtensn:y of the
o ) . managed portfolio by 2030 vs 2019 (Offices) o 22% 26% 31%
Energy Opportumty #i EJectr:crty purchased from renewable sources (% ) B 88% 93%77 - 98%
sources - On site renewable energy generation (M 2,043 1,731 1,907
Products dpportuni{y #1 Stanging portfolio wi th;green building ra 48% 44%; 27%
and services De\}gibpments on track | for BREEAM Exce\lent or hlgher (% ) -
by floor area, officesy B 98% 97% 97%
Percentage of gross rer;tal income from BREEAM cert ified )
assels (managed portrfoivo) 77777 o ~ 65% _B4%  B3%
E?lsk #2 Intemal price of carbon (é- per tonne) £60 £60 £60

1 2021 figure includes Rotall and Ressdential developments

All data exceont gross rental income from BREEAM and tne Intornal price of carpon s
Assurance Statement in our Sustaimanility Progress Report britisnlana.com,’data

(b) Our Scope 1, Scope 2 and Scope 3
greenhouse gas (GHG) emissions, and

the related risks

Qur greenhouse gas emissions and associated energy
consumption data s available in the Streamlined Energy
and Carbon Reporting (SECR) section of this Report,
pages 102 to 103, All our GHG emission data is subject
to ‘limited assurance’ verification by DNV,
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assured by RPNV - spocific gatalls of scope of assdrance can ac faund n DNY's

(¢) Our targets used to manage
climate-related risks and opportunities
and performance against targets

Our full set of sustainability targets, including cur

net zero-aligned science-based targets, are detailed in
the 2023 Sustainability Progress Report. Our headline
net zero targets are listed in the Opportunities table
above under ‘Resource efficiancy’.
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Qur journey to net zero

What we have achieved

2002 — 2007 — {2009 — 12018 > 2020 —
i i ‘
First Environment Founding member First whole life : First TCFD disclosure f.aunch of 2030
and Social Report of the UKGBC carbon assessments Sustainability
completed Strategy

Qur ambitions

12021 —> 2022 —> 12025 — 2030 =l
EScience based : Energy & carbon ‘ Mid period review of | Net zero initiatives ‘
| targets validated by ‘targets incorporated . Pathway progress ;delivered, commence

SBTi, Pathway to Net into executive i ,offset of operational carbon;

i Zero published remuneration Publish formal Transition Plan : set out a Pathway beyend 2030

100 Liverpool
Street, Broadgate

British Land Annual Report and Accounts 2023 10



The British Land Company Pi.C 00621920

STREAMLINED ENERGY AND CARBON REPORTING (SECR)

GREENHOUSE
GAS REPORTING

FY2023 in review

Context

We have achieved a 40% reduction in carbon intensity
and a 22% improvement in whole buiiding energy intensity
compared to our FY19 baseline (Offices).

As the world emerged from Covid-19 lockdowns FY23
represented a more normal year cperationally. Whilst this
caused an increase in year-on-year energy consumption,

the amount of energy consumed was considerably lower
than our FY19 baseline. This reflects the positive impact

the energy and carbon efficient interventions are having on
lowering energy consumption. However, a significant part of
these reductions are due to altered working patterns because
of Covid-19. We expect some of these improvements to
further unwind as office use and occupancy normalises.

The continued decarbanisation of the grid and our move to
all electric assets meant that whilst our energy consumption
increased, greenhouse gas emissions daecreased.

Opaorationa: performance

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

at commercial offices. Over the past two years, we have
completed detailed net zaro audits at 29 assets including the
creation of CRREM pathways for each asset. in addition, this
year we conducted environmental audits at 14 retall assets,
Through our development pipeline, we are designing a path
to best practice operational afficiency, with our 1 Broadgate
development on track t¢ reduce energy intensity to one-sixth
of the previous building’s.

Funding the low carbon trans ton

Our innovative Transition Vehicle funded by our internal
carbon levy (£60 per tonna of embodied carbon on new
developments) and our £5m annual float continue to
generate funding for our transition to net zero (current
balance £12.3m).

This year the Transition Vehicle Committee approved
£7m worth of funding for 28 energy efficiency projects.
In combination, these projects are estimated to save
€.1,000 tCOze and c.£700,000 annually.

In FY23 the Transition Vehicle funded the instailation of

a new energy efficient chilier at Broadwalk House. This
chiller reduced the system’s energy consumption by ¢.24%,
reducing greenhouse gas emissions by ¢.30 tonnes annually
compared to the previous system

RE100 and procur ng renewab’s energy

British Land has been a signatory to RE1D0 since 20186,
which commits us to procuring 100% renewable energy.
This year, 88% of landlord procured energy was from
renewable sources. Qur proportion of renewable gas
was 90% this year, whilst rengwable electricity was 88%.

Absolute emissions Scope 1 and 2 (tonnes):
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Greenhouse gas emissions ~ intensity'

b . . 2023 202 !
tCOze per sgm 0.068 0.074 0.067
. tCO.e per
Shopping common 0.026 0031 0.02]
centres
parts sam

tCO,e per cér T

Retail parks’
) park space sgm

0.004 0.004 nr

TOE reported in

Retail - cther
o .. future years,

tCO}e per gross
rental income 34.43 36.63 34.03
(Em)

Total portfolio
intensity

1. Office performance Is resortes because the cata elates to tre whole ouiding
and aligns vith our 2030 targets Retall cata is common parts only, whole
outlaing retal data will ve repoarted frem FY24 For more information sce
t12 Sustamanility Progress Reoort at ortishland.com/aata

. Common parts only

2 2022 values nave been restateg to incluge data that suoseauently ocen

cailected for last year's roporting.

N
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Scope 1 and 2 emissions and associated energy use

Tonnes CVO,C T . 7 s . MV;h
2023 2022 2021 023 2022
6,902 6595 6252

Year ond ng 3% March

S(r:rgipeil (Fusl combuzsfi;qp){

Scope 1(refrigerant fossh: o _ 1,123 ”"777{-17{ - ,‘fJf-,],] - )

Scope 2 (purchased electricity): Location-based 11,739 12847 12435 §2,733 80,506
S ~_Market-based 3,686 1665 839 - - -

Total Scope 1 and 2 emissions and Location-based 19,764 201788 19,098 100,294 96,874 89,537

associated energyuse Market-based 5508 3583 212 - - -

?roportion of SFope 1 and 2 emissions assured by an 100% 1009% 100% 100% 100% 100%

independentthirdparty o oo T

Proportion that is UK-based 100% 100% 100% 100% 100% 100%

Scope 3 emissions

Tonnes COx

Yoar onaing 3 March o o o o © a0z T 2022 a0
Purchased goods and services o ) S 15,698 - 15,762 15,834
Capitai goods o o N * 20,565 28180
Fieﬁrldﬁenef-gy related activities (upstream) B o S 5,597 5,991 4,186
Waste generated in operations ) ] - ”211_ N 24'37 7- - 126
Businesstravel o . 238 o4 4
Employee commuting and working from home ) S 238 248 418
Downstream teased assets o S Location-based 108,643  N3691 81369
Proportion of Scope 3 emissions assured by a third party - 100% _ 100%  100%
Total Scope 1-3 emissions ' Location-based 150,389 176,728 149,212

1 No cevelooments complated in the roporting year, making this valus 0

Accounting treatment of biogas
To reflact our procurement of renewable gas, we report a Scope 1 (market-based) figure to reflect the lifecycie benefits
of biogas.

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

UK factor 2023 total | 2027 total
. (kg COreperkwh)  (tonnes €COwe)  (tonnes
0.00022 8

019902 7,238 6,499

Fegas
MNet emissions (excI CO»
Combustion emissions (incl CO;)

Our methodology

- We have reported on all greenhouse gas emission sources required under the Companies Act 2006 (Strategic Report and
Directors’ Reports) Regulations 2013 and the Companies (Directors’ Report) and Limited Liability Partnerships (Energy and
Carbon Report) Regulations 2018 (‘the 2018 Regulaticns’). These sources fall within cur consolidated financial statements
and relate to head office activities and controlled emissions from our standing portfolio.

- Scope land 2 emissions cover 95% of our multi-let standing portfolio by value. We have used purchased energy
consumption data, the GHG Protecol Corporate Accounting and Reporting Standard (revised edition) and emission
factors from the UK Department for Business, Energy & Industrial Strategy's (BEIS) 2022 guidelines.

- Omissions and astimations: for landlord procured utilities, where asset energy and water data were partially unavailable,
we used data from adjacent or equivalent periods to estimate this missing data. In FY2023, this accounts for 1% of total
reported energy consumption and 1% of total reported water consumption.

- Gross Rental Income (GRY) from the managed portfolio comprises Group GRI of E331m (FY22: £347m), plus 100% of the GRI
generated by joint ventures and funds of £364m (FY22: £314m), less GRI generated assets outside the managed portfolic of
£121m (FY22. £109m).

- For full details on our reporting criteria and the calculation of Scope 3 value chain emissions, please see the methodology in
our 2023 Sustainability Progress Report at britishland.com/data

- For details of our greenhouse gas emissions boundaries, please see the Pathway to Net Zero at britishland.com/pathway-
to-net-zero
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NON-FINANCIAL REPORTING DISCLOSURE

Non-f nancial area/ Risk
Descr ption of business moedel areas Policies
Financial Crime 1 Anti-Bribery -
Compliance and Corruption
We operate a zero- Policy
tolerance approach to
bribery, corruption and
fraud More information -
15 avalable in the Audit
Ceommitiee report on
pages 132 to 140
Anti-Fraud -
Policy
Whistleblowing -
Policy
Anti-Money -
Laundering
Policy
Environmental 4, 6, Sustainabulity -
Matters 8 Palicy
Quriong term -
cammitment to
sustainabelity and
minimising our
environmental impact
is ane of British Land’s
kay differentiators T
As occupiers focus on S‘-‘.Sta’”ab'“ty -
minimising their carbon Brief
foatprint, our abitity to -
deliver more sustanabie
space s a key advantage -
See pages 70 to 79 and
90 to 103
Employees 8 Empicyen -
British Land requires our Codsa of
amployees to act in ways Conduct

that premote fairness,

inclusion and respoct -
in their deaiings with

colicagues customers,

suppliers and business

partners

Purpose ancg seopa

Details the expected conduct of

all British Land staff with respect to
relationships with suppliers, agents,
public officials and charitable and
political organisations

Outlines staff responsibilities
regarding the reporting of any
breaches and details cansequences
of breaches for staff and the Group
as a whole

Provides for staff training and
communication araund the policy
as weall as monitoring and review
by management

Provides for fraud prevention
training for all Britishy Land staff and
requires staff participation in any
fraud risk assessmants undartaken
by the Group where refevant
Outtines protocal for the reporting
of suspected fraud with referance to
the Group's Whistlebiowing Policy
Provides contact details

for the Group's third party
whistleblow:ng service

Cutlines the types of concerns
that can be reported to the
whistleblowing service

Details safeguarding measures in
place for staff and outhnes how
the Group will respond in cases

of whistieblowing

Lists red flags’ detailing the kind of
suspicious activity that may indicate
an attempt to launder money
Details monitaring and raview
procedures under the policy

Provides for sustainable decisions to
be our ‘business as usual’ approach
Qutlines our 2030 Sustainabiiity
Strategy: our goal of making our
whale portfelic net zero carbon as
well as grawing social vaiue and
wellbeing in the communities in
which we operate

Aligns with our 2030

Sustainability Strategy

Gives effect te our

Sustainability Policy

Sets out our sustainability ambitions
and the KPls and standards reqguired
to achieve them

Sets out minimum standards
required of all emptoyees in all

their dealings in and on behalf of
tha Group

Gives effect to our core values of
Lring your whole self, sten and
understand, be smarter together,
build for the future and deliver

at pace

Comprises a number of separate
policies including but not fimitad to
cur Equal Opportunities Policy, our
D:sabled Workers Policy, our Gender
ldentity and Transgender Policy, and
our Bereavernent, Compassionate
and Emergency Leave Poilzy

104
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1. L'akages to our principai “1s<s can te founa on oages 51 to 60,

QOperation and oulc

These robust policies around financial crime
compliance reflect cur zera-telerance approach
to such activity both in and around the business;
thay have been drafted to provide for education
and monitoring N addition to deterrence and
prevention. The palicies are accessible by alt
employees via the intranet and mandatory
training is reguired for all staff in relation to
them. Qur whistleblowing service can be
accessed by all employees should they prefer
to raise a concern anonymously instead of with
their line managar. This is an independent and
confidential telephone service and web portal
British [.anc carries out due diligence on
counterparties to comply with fegislation on
money laundaring and ta enable it to consider
how a transaction with the counterparty may
reflact on British | and’s reputation

FIR Thire

o Goneral Cour
ary has ororait resncns b
HOIOS g

and Company
oy Foralt four
larly e ved
L tien ard any
Lhpest
teashigalion by fho Compary Raguter
Lodaies are prowsaded [0 e L Commties
regaccing raud ard whistios e mg matiors,

Qur Sustainability Policy and Brief were
comprehansively updated in 2020 Our overall
commitment is to take decisicns which are
environmentally and socially intetligent and
make sound financial sense Cur internal carbon
levy of £60 per tonne of embodied carbon

in developments is reviewed annually to

ensure that the environmental impact of cur
deveiopmaents is costed into their budgets We
participate in key ESG ingices to demonstrata
our progress and we publish social and
environmental performance data annually

NS T fisad of

Sustangh iy Pol

British Land remains ceeply committed to

creating an eavironment of fairness inclusion
and respect Qur corporate values underpin cur
commitment to equality divarsity and integrity.
We recognise that cur workforce needs to
reflect the communities we serve in order to
create spaces that are wetcoming to all and
our working practices and empioymaent pohcies
raflect the importance of social harmony in
everything we do The policies are underpinned
by our Diversity, Equality & Inclusion Strategy
and the review and update of poicies is
supported by input from our Employee
Networks. All policies are availabie on

our intranet and are reviewed annually




Mon-f nancial arca/Descr ption
af business mordei

Social Matters

Aritish Land has long
recagrused that a
commitment tc good
social practices is essential
to the way we operate;
as ocoupiers increasingly
consider the contributian
they make to society, our
ability to support them is
an advantage See pages
8G to 85.

Human Rights

British Land recognises
tha importance of
raspecting hurnan rights
and has been a signatory
to the UN Global Compact
since 2009 We are
committed to the
rasponsible management
of social, ethical and
environmental 1ssues
asrass uar supiiy chain
For further information
about our activities in this
area, see our Sustainabilily
Prograss Repaort at
britishland.com/daia

Risk
arada
6.8
9

e

._Supulier Code

Pahcies

Sustainability
Policy

Sustainability
Brief

Local Charter

SUDDH; Coge:i -

of Conduct

Heaith and
Safety Palicy

of Conduct

Slavery

and Hurnan
Trafficking
Statement

Purpose and scops

See above

See above

— Outlines three key focus areas wher
we are active in local communities:
connection with local communities:
supporting educationai initiatives
for local pecplo: supparting local
training and jobs, and providing
affordable space

Ourlines standards required of

aur suppliers in a number of areas,
including but not limited to health
and safety; working hours; responsible
souUrcing; community engagement;
anad environmental impact

Details our zero-tolerance approach
to child labour: forced labour;
discrimination; and bribery

fraud and corruption

Provides for monitaoring, corrective
action and reporting under the
policy Work practice audits are
carried out on our high-risk suppliars

- Details how British Land will meet
the requirernents of the Health
and Safety at Work Act 1874
Provides for necessary training
around display screen equipment
and manuat handling

Qutlines how health and safety
matters are managed for staff.
colleagues, service providers
and others affected hy the
Company's undertakings

b

See above

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

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

— Cur anti-modern slavery training
is mandatory for all directly
employed staff

British Land operates a zero-tolerance approach

The British Land Company PLC 00821820

Operaton and outcome

A commitment to good social practices has
long been high on our agenda, and we place

. great importance en tho way we work with

communities, suppliers and partners. We believe
that communication is key In ensuring we meet
our sacial obligations, and by listening to the
needs and concerns of our staff and communities
we are better able to provide an environment
that is safe, inclusive and welcoming

Our Cronf Goerabing O
resconst for our i s
Srocuearnent has overal responisi iy For our
woner Code of Conduct, and Gur Flogd of
icaments has ovearall responsibilily for aur
th and Safety Polcy
oto!

has avera
Charter, our Head of

to human rights infringements by any of our
suppliers, occupiers or partners We carry out
duo diligence on all parties that we work with
and require cur suppliers to demonstrate the
same caommitment to the prevention of human
rigghts abuses in their operations Cur Slavery
and Human Trafficking Statement can be found
on our website and is reviewed and updated
annually (britishland.com/madarn-slavery-act)

1. Linkages to our princroal ns«s can be found on oages 51 to 60.

THVe Srtrriar;cééii'ciﬁeport was approved by the_BoarEion 16 May VZOigarr'\"di's'\'gh;d oh its hehalf by

»

(e 4%7

Simon Carter
Chief Executive
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NON-EXECUTIVE CHAIR’S

Tim Score
Non-Executive Chair

2023

CORPORATE
GOVERNANCE

REPORT
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INTRODUCTION

The Company has a clear and ambitious strategy to fulfii
its purpose in ¢reating Places Pegople Prefer. By utilising
our competitive advantage in active asset management

and development combined with placemaking expertise
and meaningful stakeholder engagermnent, the Company
is working hard to capture growth and deliver financial
returns in an increasingly sustainable way.

The macroeconomic envireniment changed considerably
during the year under review and the Board's orimary role
has been to ensure the Company is able to continue to

Stakeholder engagement and
principal Board decisions

The nature of our business, from
investing in and developing properties
to managing and curating our spaces,
means we have a contindous dialogue
with a wide group of stakeholders and
cansider our environmenta! and social
impacts in all that we do. This cultural
approach is central to our purpose
and flows through all levels of the
organisation. Our format section 172
Statement is within the Strategic
Report on page 62 and our Workforce

Engagement Statement is incorparated
within the report of the ESG Committee

on page 123

The following depicts the process that
is followed for all Board decisions,

/ Stakeholder engagement

Engagement with our stakeholders,
be that suppliers, customers,

the communities we operate in,
regulators, local government and
more, starts from the ground up.

Whether it be the local communities
that we engage with for master plan
developments such as Canada Water,
engaging with shareholders in the run
up to a Remuneration Policy vote,

or distilliing employee engagement
survey data in redesigning our own
office space, each decision starts
with relevant and meaningfu!
stakeholder engagement.
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} Management action

Management prepare a paper for
challenge, scrutiny and approval
which is then sponsored by an
Executive Committee member
and scrutinised at an executive
level committee before being
presented to the Board.

Our Employee Networks are also
often consuited on relevant matters
at this stage.

Directors take comfort from the detail
and diligence that management appiy
in preparing analysis papers, and
individual Beard members often take
the opportunity to have additional
briefings with subject matter experts
to bolster their knowledge.



deliver its strategic objectives and forge a path to value
creation notwithstanding the challenging environment.
The Board has supported and challenged management

in not only delivering strong operational performance but
in ensuring the future prospects of the Cormnpany remain
bright in the new normal that the world is settling into.

At this year's annual strategy offsite, the Board and
management team critically re-evaluated the Company’s
strategy against the backdrop of an elevated cost of capital
and sustained leveis ot higher infiation. Both are aligned on
the appreach of the business over the medium to long term.
Tha Board will continue to support management in the
delivery of the strategy and offer challenge as appropriate
to guide the long term success of British Land. You can
read more about our strategy off-site on page 114 and

our strategic priorities on pages 12 to 15.

In March, the Board reviewed an investor study that had been
conducted by Makinson Cowell. Non-attributable interviews
ware hetd with 20 investors including some that were

not currently shareholders of British Land. The feedback
highlighted trust in management, support for the strategy
and the Company’s balance sheet strength. The Board
acknowledged the opportunity to provide greater clarity

on the scale of opportunity in new sectors.

Throughout the year, the Board has been impressed with
management’s afforts to listen and respond to the views of
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2023 Annual General Meeting

Our Annual General Meeting will once again ke held at
Storey Club, 100 Liverpool Street. Following shareholder
feedback at the 2022 AGM, we will be starting at the
later time of 1100 on 11 July 2023, We will be returning
to a physical only meeting this year after offering virtual
attendance at the last two AGMs. Full details can be
found within the Notice of Meeating.

of the Companies Act 2006 (the "Act’) when taking all
decisions. Pages 62 to 63 outline our stakeholder groups
and provide details of how we engage with them. Cur formal
section 172 Statement is within the Strategic Report on page
52. Qur Workforce Engagemeant Statement is incorporated
within the report on pages 121 to 126 of the ESG Commitiee,
previcusly named the CSR Committee and which has been
re-named during the year to reflect the up to date industry
standard. Amongst other important areas, the ESG Committee
is responsible for workforce engagement in accordance with
Provision 5 of the UK Corporate Governance Code.

The rest of our Corporate Governance Report will describe in
detail how the Company ¢ontinues to uphold high standards
of corporate governance. Each Committee Chair will provida
a detailed review of the work that their respective Commitiee

our workforce. Rich and powerful data from the employee

has undertaken.

engagement survey is being used to inform all decisions

impacting our peaple, from learning and development

initiatives to office refurbishment.

Nick Macpherson stepped down from the Board at the
2022 AGM. Nick’s contribution to the Board over his tenure

as a Non-Executive Director was greatly appreciated. The
Board will miss his contributions and wishes him well in his

future endeavours

As in previous years, examples of Board decision making

during the year are described on this page along with
a description of the process that is followed to ensure

Tim Score

Directars have regard to the elements of section 172(a)-(f)

As | look forward to the year ahead, | would like to take the
cpportunity to thank my colleagues on the Board and across
the business for their continued hard work and dedication.

[FRS 0&’"&’

Non-Executive Chair

~
> Propaosal and checklist

A checklist is provided within

each decision paper that datails

the individua! subsections of section
172 and the impact that the decision
is likely to have on each
stakeholder group.

Board meeting and decision

wWhilst all stakehotder groups are
considered, the following are some
axampies of the principal decisions
taken by the Board during the year
that demonstrate the impact of the
decision process on specific
stakeholder groups:

The examples below show this process in operation.

Innovation Advisory Council

The idea to form the council came

from a member of our Investment team.
Management then prepared a proposal
for the Board's consideration. It was
decided that the I1AC would not be part
of our governance process, but would
provide insight and guidance.

Chaired by cur Non-Executive Director
Lynn Gladden, the IAC comprises
industry leaders within the innovation
field. The purpose of the IAC is to work
with management and the Board to
provide insight into the innovation
sector, how space is used and, crucially,

i forward thinking to enable us to

provide those differentiating factors
that make the very best space.

British Land Annual Report and Accounis 2023

FY24 Budget & Capital Pian

This year the Board was required to
allocate capital and resource to growth
sectors whilst managing the Company’s
gearing and cost ratios within a

high inflationary and turbulent
macroecenomic environment.

The Board was informed by the
results of the Investor Audit referred
to on page 14, employee engagemeant
survey discussed an page 123 and the
occupational cost pressures on our
retail customers.

The outcome i5 a budget that provides
capacity for the business to progress
our strategic themes, whilst investing
in our people, maximising returns

and controlling our costs.
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1. Tim Score
Non-Executive Chair N

Appointed as a Non-Executive Director in March 2014 and as
Chair in July 2019,

Skills and experience

Tim has significant experience in the rapidly evolving global
technology landscape and brings years of engagement both
with mature economies and emerging markets to the Board.

He is the Deputy Chair and Senior Independent Director

at Pearson and is a Non-Executive Director at the Football
Association. He is also a Non-Executive Director and Chair of
the Audit and Risk Committee at Bridgepoint Group plc and

sits on the Board of Trustees of the Royal National Theatre.

Tim was formerly a Non-Executive Director of HM Treasury, Chief
Financial Officer of ARM Holdings PLC and held senior financial
positions at Rebus Group Limited, William Baird plc, LucasVanty
plc and BTR plc. From 2005 to 2014, he was a Non-Executive
Director of National Express Group PLC, including time as
interim Chairman and six years as Senior Independent Director.

3. Bhavesh Mistry
Chief Financial Officer

Apponted to the Board in July 2021

Skills and experience

Bhavesh brings a broad range of financial, strategic and
transformation experience to British Land gained across a
number of multinational organisations. Prior to joiming British
Land, Bhavesh was Deputy Chief Financial Officer at Tesco plc.
Bhavesh has previously held senior finance and strategy roles

in a range of consumer-facing businesses including Whitlread
Hotels and Restaurants, Anheuser Busch InBev and Virgin Media.
Bhavesh qualified as a Chartered Accountant with KPMG and
holds an MBA from London business school.

5. Laura Wade-Gery
Non-Executive Director A N R

Appointed as a Non-Executive Director in May 2015.

Skills and experience

taura has deep knowledyge of digital transformation and customer
experience and brings har expernience leading business change
management to the Board.

She is Chair of Moorfields Eya Hospital NHS Foundation Trust,
having previously been Chair of NHS Digital and a Non-Executive
Birector of NHS England. Laura is also a Non-Executive Director
at Legal & General Group plc. Until April 2021, she was a Non-
Executive Director of John Lewis Partnership pic. Previously,
Laura was Executive Director of Multi Channel at Marks and
Spencer Group plg, served in a number of semior positions at
Tesco PLC including Chief Executive Officer of Tesco.com and
was a Non-Executive Director of Reach PLC (formerly known as
Trinity Mirror plc).

Board Committee membership key

A Audit Commiztee 'R Remuneration Committee
‘& Environmental Sacial Governance Commuttee | | Charr of a Board Committee
'N Momination Commitieo

The British Land Comgeany PLC Q0821920

2. Simon Carter
Chief Executive Officer

Appointed to the Board as Chief Financial Cfficer in May 2018
and as Chief Executive in November 2020.

Skills and experience

Simon has extensive experience of finance and the real estate
sector. He joined British Land from Logicor, the owner and
operator of European logistics real estate, where he had served
as Chief Financial Officer since January 2017, Prior to joining
Logicor, from 2015 to 2017 Simon was Finance Director at
Guintain Estates & Development Plc Simon praviously spent
over 10 years with British Land, warking in & variety of financial
and strategic roles and was a member of our Executive
Committee from 2012 until his departure in January 2015
Simon also previously worked for UBS in fixed income and
qualified as a chartered accountant with Arthur Andersen.

In May 2022, Simon was appointed to the Board of Real Estate
Balance, a campaigning organisation working to improve
diversity and inclusion in the real estate industry.

4. Preben Prebensen o
Senior Independent Non-Executive Director AlNR

Appointed as a Non-Executiva Director in September 2017 and
Senior Independent Director in July 2020.

Skills and experience
Preben has 40 years' experience in driving long term growth for
British banking and insurance businesses.

He is currently the Non-Executive Chairman of Enra Specialist
Finance and Mon-Executive Chairman of Riverstone International,
having previcusly been Chief Executive of Close Brothers Group
ple from 2009 to 2020. Preben was formerly the Chief Investment
Officer of Catlin Group Limited and Chief Executive of Wellington
Underwriting plc. Prior to that he held a number of senior
positions at JP Morgan.

6. Loraine Woodhouse
Non-Executive Director (A

Appointed as a Non-Executive Director in March 2021

Skills and experience

Loraine has extensive experience across all finance disciplines
and has worked within many different sectors including real
estate and retail

Loraine is a Non-Executive Director and member of the Audit,
Remuneration and Nomination Committees of The Restaurant
Group ple. She is also a Non-Executive Director of Pennon Group
plc. Loraine was the Chief Financial Officer of Halfords Group

plc for just under four years until retiring in June 2022, Prior to
joining Halfords, Loraine spent five years in senior finance roles
within the John Lewis Partnership. In 2014 Loraine was appointed
Acting Group Finance Director and then, subseguently, Finance
Director of Waitrose. Prior to that, Loraine was Chief Financial
Officer of Hobbs, Finance Director of Capitat Shopping Centres
Limited {subsequently Intu Plc) and Finance Director of Costa
Coffee Limited. Loraine’s early career included finance and
myestor relations roles at Kingfisher Plc.
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7. Alastair Hughes i
Non-Executive Director ‘A lE_ N,

Appointed as a Non-Executive Director In January 2078.

Skills and experience

Alastair has proven experience of growing real estate
companies and is a fellow of the Royal Institution of
Chartered Surveyors.

Alastair is Chairman nf Schradars Boal Estato invastrant
Trust Limited, and a Non-Executive Director of Tritax Big
Box REIT and QuadReal Property Group, with over 25 years
of experience in real estate markeats,

He is a former Director of Jones Lang LaSalle Inc. {(JLL)
having served as managing director of JLL in the UK,
as CEOQ for Europe, Middie Fast and Africa and then as
CEO for Asia Pacific.

9. Lynn Giadden o
Non-Executive Director E] R

Appointed as a Non-Executive Director in March 2015.

Skills and experience

Lynn is recognised as an authority in working at the interface
of advanced technclogy and industry. Her critical thinking
and analytical skills bring a unigue dimension to the Board.

She is Shell Prafessor of Chemical Engineering at the
University of Cambridge and was appointed as Executive
Chair of the Engineering and Physical Sciences Research
Counci! (UKRI) in 2018, She is also a fellow of the Royal
Society and Raoyal Academy of Engineering.

11. Brona McKeown
HR Director, General Counsel and Company Secretary

Brona was appointed HR Director in January 2022 in
addition to her responsibilities as General Counsel and
Cormpany Secretary.

5kills and experience

Before joining British Land in Janugry 2018 Brona spent four
years at The Co-operative Bank plc, playing a key role in its
restructuring as part of the executive committee and General
Counsel and Company Secratary. Prior to that her experience
inciuded a period as Interim General Counsel and Secretary
of the Coventry Building Scciety and a variety of roles over
12 years at Barclays, including Globhal General Counsel of its
Corporate Banking division. Brona trained as a solicitor and
spent a number of years at alarge London law firm.

Board Committee membership key

LA Audit Committec ‘'R Remuneration Committee
B’ Environmental Social Governance Comritige | Caarr of a Board Committee
iN MNom™ination Committee
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8. Irvinder Goodhew
Non-Executive Director N 'R

Appointed as a Non-Executive Director in October 2020,

Skills and experience

irvinder brings over 25 years of experience through
operational, strategic and digital transformation rales ina
broad range of sectors including retail, censulting, financial
services and real estate.

She is currently a Managing Director at Alvarez & Marsal and
was previously a Transformation Director at Lloyds Banking
Group plc Irvinder held several senior executive positions in
the UK and Australia in consumer facing industries, across
supply chain operations, strategy and transformation for
FTSE 100/ASX organisations including J Sainsbury plc,
Coles Group and BOC Group. Irvinder's industry experience
is complemented with a career in global strategy consulting
including her role as a Partner with AT Kearney leading their
cansumer and retail practice in Australia and New Zealand.

10. Mark Aedy )
Non-Executive Director i€

Appointed as a Non-Executive Director in September 2021

Skills and experience

Mark is a Managing Director and Head of Moelis & Company
EMEA & Asia investment Banking. Prior to 2009, Mark was on
the Global Executive Committee of Corporate & Investment
Banking at Bank of America Merrill Lynch and before that was
Head of Investment Banking EMEA at Merrill Lynch. Aside
from his executive career Mark holds various nen-profit and
public sector board roles, including being a Trustee of the
HALQO Trust. He is also a Visiting Fellow at Oxford University.
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GOVERNANCE AT A GLANCE

Tae British Land Company PLC Q0621920 B

A STRATEGIC
ENABLER

Board attendance

Our governance structure ensures that
the right people have access to the
right information. Delegated authorities
throughout our organisation enable

effective decision making at
appropriate levels.

Dractar Meating
attendance
Tim Score S v i
Simon Carter o 7/7
Bhavesh Mistry o 77
Preben Prebensen o - /7
Mark Aedy S ) 7/7
Lynn Gladden N 7
Irvind.e;—(%gdhew 7/7
Alastair Hughes T 72
Nicholas Macpherson ’ Y a
Laura Wade-Gery o 7’
Loraine Woodhouse 7/7

1 Nicnotas Macoherson stepnes down from the Board on 12 July 2022,

The Board continues to demonstrate individual and ¢ollective commitmant to
Britisn Land by devoting sufficient time to discharge it dutios and each year
the Directors are asked to report therr time spent on British Lang cormmitments.
In adcition to formal meehings, the Board met colloctivoly with managoment

in March for the annual strategy offsite as walk as for informal networking
events throvghout the yoar,

Governance framework

.—\ ——
i Environmental L \ A
Board B.oard of Aud.n Social Nor’nm?tlon Remune.ratlon J
Directors Committee Governance Committee Committee |
Committee \
— -
\ o = \\\ /// - //, - - " ~ ///’ \\\‘

\ B n ’ / \ / N
Chief | | investment Executive ! Risk i Sustainability .

Executive ' Commitiee Committee , ' Committee Committee

i o /
\. ,” ’ ‘\\ _,"’ s
v o . L \“ . \\ p -
- "\__77_ - / - L ST
/// T o -\‘.‘ -~ T Managemant Executive
“'-\ . N\ Membership comprises Membership

N Community Transition ' Health koy mersonncl fram comMpriscs Executive
f N B azross tne ousiness Comeutioo mempes

Management © Investment . Vehicle | and Safety oy bat susject Tae Committess

Committee | Committee | Committee |  srea Tho commiteas ensure the ashvery
. / / g arz Involvad in the of tne Company's
’/' ‘\\ ~ e granular day to day strategy.
[ ~-- e e tas«<s witmn ther remit.

>~ Further information about the different Committees can
be found here britishland com/committees.
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GOVERNANCE REVIEW

CORPORATE
GOVERNANCE REPORT

Code compliance
We are reparting against the 2018 UK Corporate
Governance Code (the ‘Code’) available at frc.org.uk

The Board considers that the Company has complied
with all relevant provisions of the Code during the year
with the exception of Provision 19, which relates to

the tonure of the Chair excceding ning yoa s A fuli
explanation of the Company's departure from the Code
in this instance is provided on page 129 by the Senior
Independent Director.

The Governance Review summarises how the Principles
of the Code have been applied on pages 114 to 120, and
further detail on each Principle can be found at the
pages noted in the table below.

Reporting Against Code Principles 3. Composition, succession and
1. Board lee;t_iersﬁl_pan_d Company evEluaEEn* - e
purpose J Appointments to the Board 128
A  Effective Board  108tc 07 K Board skilis, experience and 130
B Purpose T __ knowledge L .
L Annual B i i n

values and culture 64 to 69 __AnnualBoard eveluation 7
¢ Governance framework and 12 4. Audit, risk and Internal control

Board resources M  Financial reporting 134 to 136
P Stakehaldé:m?g;gé;ﬁ'énrfﬁ T62ta 63 External auditor & internal audit 136 to 138
E  Workforce policies and practices 1wz N Review of the 2023 Annual Report na
Ty it g T . torTm T h : nd A
2. Division of responsibilities I .%__Ci Cf_gunts e o e e
LT T e e = 0O Internal financial controls 133 to 140
F Beoard roles
G independence | Risemanagement 610350
H Extei’nél-_a_p_;_a-éir;t“ﬁwents and conflicts 15 5. Re"‘”l‘?"‘,‘i‘?,’? L . e

of interest P Linking remuneration with purpose 141to 143
I Key activities of the Board in 2023 120 andstrategy o
o e T T T - Remunearation Palicy 144

ﬁ Performa;ge“r;v:t_c-ér:h_e“s in 2023 147-t"o_1“5-5

10 Brock Streeat,
Regent's Place
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GOVERNANCE REVIEW continued

Board leadership
and Company purpose

—

The Board has determined that the Company’s purpose is
tc create and manage cutstanding places to deliver positive
autcomas for all our stakeholders on a sustainable basis.
We call this Places People Prefer.

wWe do this by understanding the evolving needs of the
people and organisations who use our places every day and
the communities who live in and around them. The changing
way people choose to wark, shop and live is what shapes cur
business, enabling us to drive demand for cur space, in turn
creating value over the long term.

The Board, supported by an expert management team,
continues to maximise the competitive advantages of

the Company by utilising a deep history of stakeholder
engagement to produce Places People Prefer and maximise
sustainable value for shareholders. The Company is led by the
Board in its entrepreneurial appreoach to place making and
continues to innovate and produce world class destinations.

As at 31 March 2023, the Board comprisad the Chair,

the CEQO, the CFQ and seven independent Non-Executive
Directors. We continue to have a strong mix of experienced
individuals on the Board The majority are independent
Nan-Executive Directors who are not only abla to offar an
external perspective on the business, but also constructively
challenge Executive Directors and the wider management
team, particularly in the execution and development of the
Company's strategy.

Cur governance structure is designed to ensure that
decisions are takan at the appropriate level and with the
proper degree of oversight and challenge. Elements of our
business require quick decision making and this is enabled
by an agile Board and management team that collaborate
effectively on complex issues.

Strategy days

The Board was able to hold its two-day annual strategy
off-site in London in March 2023. The event was attended by
the full Board and Executive Committee and was structured
to allow for the critical evaluation of the Company's strategy
against the context of a higher rates environment, sustained
periods of higher inflation and an elevated cost of capital.

The CEOQ, senior executives and external guests deliverad
presentations to attendees, providing in-depth analysis
on aspects of the business and the external environment
before a deep dive into each of cur strategic priorities.

Culture and stakeholder engagement

The Company’'s purpose is core to every decision taken
by the Board. As detailed on pages 12 to 15, the Company
has a framework of values and strategic measures that
underpin our purpose to ensure the strategy and culture
of the Company are aligned. Led by the ESG Committes,
we have a broad range of waorkforce engagement
mechanisms to ensure the Board can assess the culture
of the crganisation. Our workforce engagement
mechanisms are described on page 123

Although the ESG Committee has general oversight of and
responsibility for workforce engagement, it collaborates with
other Board Committees as appropriate to the extent that
Issues identified fall under the remit of a different Committes.
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Each Non-Executive Director participates in cur mentoring
scheme which demonstrates direct engagement
with employees

The Board has delegated oversight of the Company's
whistleblowing arrangements to the Audit Committee but
retains overall responsibility and receives updates on cases
as appropriate.

The British Land Leadership Team consists of the Executive
Committee and its direct reports in senior management roles
who meet regularly both formatly and informally to ensure
there is a direct and visible link across the business, and

act as a channel for workforce views to reach the Board.

As well as workforce engagement, the ESG Committee has
formal responsibility for engagement with the Company's
wider stakeholders. Stakeholder engagement is integral to
creating Places People Prefer and the decisions taken by
the Beard to maximise shareholder vaiue are enhanced by
the views of the diverse range of stakeholders and wider
commmunities that we serve. The mechanisms that ensure
effective stakeholder engagement are detailed on pages
62to B3

>, Further information on British Land’s contribution to wider
society can be found on pages 70 to 89,

Engagement with major shareholiders
Institutional investors and analysts receive regular
communications from the Company, including investor
relations events, one-to-one and group meetings with
Executive Directors, and tours of our major assets. We
have a dedicated investor relations team which manages
our day-to-day shareholder engagerent and provides
regular feedback to the Board.

Throughout the year we have hostad a number of investor
avents, both virtuaily and in person. The CECQ, CFQ and Head
of Real Estate have delivered their usual half yvear and fuli year
results presentations as well as participating in a number of
virtual and in-person readshows and private client roadshows

The Chair is committed te ensuring that sharehelder views,
both positive and negative, are relayed back to the Board
and is assisted by the exacutive team in doing so. The Chair,
Senior Independant Directar, CEO and CFO are availabla to
address any concerns our stakehoiders may wish to raise.
The Chair and Chair of the Remuneration Committee played a
key role in engaging with shareholders during the formulation
of the 2022 Remuneration Policy, adopted by shareholders at
the 2022 AGM. The Chair remains available for shareholder
engagement throughout the year,

The Board commmissioned an investor audit te be conducted
by Makinson Coweli during the year. A group of 20 investors,
not all of which were invested in British Land, were invited to
give non-attributable feedback on the Company, our strategy,
management and investment propositicn Feedback was
presented to the Executive Committee and Board. it has
been taken into account when formulating the messaging

of our annuaf results and supported the Board's conviction
for the strategy.

The Board engages with widar shareholders via our Annual
General Meeting which allows shareholders to submit
comments or questions for the Board.



Conflicts of interest and external appointments
The Directors are required to avoid a situation in which
they have, or could have, a direct or indirect conflict with
the interests of the Company. The Board has estaklished

a procedure whereby Directors are required to notify the
Chair and the HR Director, General Counsel and Company
Secretary of all new potential outside interests and actual
or perceived conflicts that may affect them in their roles as
Diractors of British Land. The Board reviewed its Conflicts
of Interests Policy during the year and confirmed that it
remained appropriate,

Any external appointments must be approved before they
are accepted by the Directors. The Board has delegated
authority to the Chair (¢r Senior Independent Director

for appointments concerning the Chair) and any cther
member of the Nomination Committee to consider and
provide approval for significant appointments in between
scheduled Board meetings. An updated register of situational
conflirts af interest is then tabled at the next scheduled
Board meeting for approval by the full Board. The register
is provided to the Beoard for review and approval at least
twice a year

The Board deems significant appointments to include
appointment to the Board of any listed company and/or
appeintment where the expected time commitment is more
than five days each year. During the year there have been
several significant appointments including, in May 2022,

Tne Batish Land Company PLC Q0621820

Simon Carter was appointed as a Board member of Real
Estate Balance In January 2023, Preben Prebensen was
appointed as Non-Executive Chairman of Enra Specialist
Finance. In April 2023, Laura Wade-Gery was appointed as
Chair of Moorfields Eyve Hospital NHS Foundation Trust.
Loraine Woodhouse was appointed as Non-Executive
Director of The Restaurant Group PLC and Pennon Group
PLC, in July and December 2022 respectively.

In all cases the Board considered the appointments and
concluded that they would not impact the Directors’ ability to
dedicate sufficient time to their commitments at British Land.
The Board and Nomination Committee will continuousiy
monitor all Directors’ ability to commit sufficient time to the
Company. Prior approval of the appointments was given, and
they were subsequently noted in the register of situational
conflicts which was then approved.

Non-Executive Directors letters of appointment set cut

the time commitments expected from them. Following
consideration, the Nomination Committee has concluded
that all the Non-Executive Directors continue te devote
sufficient time to discharging their duties to the required high
standard. Further details on the process for appointment to
the Board can be found within the report of the Nomination
Committee on page 128

British Land's policy is to allow Executive Directors to take
ona non-axecutive directorship at another FTSE company,
subject to Board approval.

Storey,
6 Orsman Road
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GOVERNANCE REVIEW coniinued

Division of

i

responsibilities

There is a clear written division of responsibilities betwean the
Chair (wha is responsible for the leadership and effectiveness
of the Board), Chief Executive (who is responsibie for
managing the Company) and Senior Independent Director
{SID) which has been agreead by the Board and is available

to view on our website britishland.com/committess.

When running Board meetings, the Chair maintains a
collaborative atmosphere and ensures that all Directors have
the cpportunity to contribute to the debate. The Directors
are able to voice their opinions in a calm and respectful
environment, allowing coherent discussion.

The Chair also arranges informal meetings and avents
throughout the year to help build constructive relationships
between Board members and the senior managemeant taam.
The Chair meets with individual Directors outside formal
Board meetings to allow for open, two-way discussion
about the effectiveness of the Roard, its Committees and
its members. The Chair is therefore able to remain mindfut
of the views of the individual Directors.

The SID provides a sounding board to the Chair, as well as
being available to shareholders and other Non-Executive
Directors should they have any concerns. The Chief Executive
is responsible for the Company's strategy, promoting our
culture and sharing key stakeholder views with the Board,

COperation of the Board

Our governance framework set cut on page 112 ensures
that the Board is able to focus on strategic propesals, major
transactions and governance matters which affect the long
term success of the business

Regular Board and Committee meetings are scheduled
throughout the year. Ad hoc meetings may be held at short
netice when Board-level decisions of a time-critical nature
need to be made, or for exceptional businass.

Care is taken to ensure that information is circulated in good
time before Board and Committee meetings and that papers
are presented clearly and with the appropriate level of detai!
to assist the Board in discharging its duties. The Secretariat
assists the Board and Committee Chairs in agreeing the
agenda in sufficient time before the meeting to allow for
input from key stakeholders and senior executives. Chairs

of Committees are also sent draft papers in advance of
circulation to Committee members to give time for input.

Papers for scheduled meetings are circulated one week pricr
to meetings and clearly marked as being ‘For Decision’, ‘For
Information’ or ‘For Discussion’ To enhance the dalivery of
Board and Committee papers, the Board uses a Board portal
and tablets which provide a secure and efficient process for
meeting pack distribution.

Under the direction of the Chair, the HR Director, General
Counsel and Company Secretary facilitates effective
information flows between the Board and its Committees, and
between senior management and Non-Executive Directors.
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Board Committees

Four standing Committees have been operating throughout
the year: Audit, Nomination, Remuneration and Environmental
Social Governance, to which certain powers have been
delegated. Committeg Chairs provide an update at gach
Board meeting, so that the full Board is aware of the business
of each Committee Membership of the Remuneration,

Audit and ESG Committees comprises solely independent
Non-Exacutive Directors, and the Nomination Committae
comprises the Chair of the Board who chairs the Committee
and independent Non-Executive Directors Tha reports of the
standing Commitlees are set out in the following pages.

The terms of reference of each Committes and the matters
reserved for the Board are available on our website at
britishland.com/committees.

The Board has delegated authority for the day-to-day
management of the business to the Chief Executive,
Executive Directors and senior management have been given
delegated authority by the Board to make decisions within
specified parameters. Decisions outside these parameters
are reserved for the Board, although management will often
bring decisions within their delegated authority to the Board
for scrutiny and challenge.

Executive Committees

Executive Committee

The Chief Executive is supported by the Executive Committes
in discharging his duties which have been delegated by the
Board. Comprised of the senior management team, the
Committee's main areas of focus are the formulation and
implementation of strategic initiatives, business performances
monitoring and evaluating and overseeing culture and
stakehalder engagement.

Investment Committee

Principal investment decisions are reserved for the Board,;
howevaer, it has delegated authority to the Investment
Committee to make decisions within specified financial
parameters The Investment Committee is chaired by the
Head of Investment and Strategy !ts membership comprises
the majority of the Executive Committee including the CEQC
and CFQ. The Investment Commitiee also reviews investment
proposals that fall outside its delegated authority and
provides recommendations to the Board for its consideration.

Risk Committee

The Chief Financial Officer chairs the Risk Committee which
comprisas all members of the Executive Committee and
senior management across the business. The Committee

has overall accountability for management of risks across
the business in achieving the Company’s strategic objectives,

Sustainability Committee

The Chief Operating Officer chairs the Sustainability
Committee which comprises the Chief Financial Officer,
Head of Developments, Head of Real Estate and Joint Head
of Canada Water & Head of Residential. The Committea is
attended by several members of the British Land Leadership
Team and has managemaeant respaonsibility for the execution
of the Company’s 2030 Sustainahility Strategy and the
Company’s response to evolving regulation in this area. The
Committee was re-formed during the yvear to an Executive
level Committee to reflect its responsibilities and ensure
thorough accountability

Management committees

The Executive Committees are supported by several
management comimillees as delailed inour governance
framework on page 12,




5 Composition,
succession and evaluation

Composition, succession and evaluation

Qur rigerous and transparent procedures for appointing
new Directors are led by the Nomination Committee.

Mon Exccutive Directors are appointed for specified terms
and all continuing Directors offer themselves for election or
ra-glection by shareholders at the AGM each year provided
the Board, on the recommendation of the Nomination
Committee, deems it appropriate that they deo so, taking into
account various factors including the fength of concurrant
service The procedure for appeinting new Directors is
detalled in the Nomination Committee report on page 128,

The Nomination Committee is responsible for reviewing the
composition of the Board and its Committees and assessing
whether the balance of skills, experience, knowlaedge and

diversity is appropriate to enable them to operate effectively.

More detail can be found In the Nomination Committee
report on pages 130 to 131

As well as leading the procedures for appointments to the
Board and its Committees, the Nomination Committee
oversees succession planning for the Board and senior
management with reference to the Board Diversity

and Inclusion Policy Further details on the work of the
Nomination Committee and the Diversity and Inciusion
Folicy are within its report on page 130.

The MNaotice of Meeting for the 2023 Annual General Meeting
details the specific reasons that the contribution of each
Director seeking re-election is and continues tc be important
to the Company’s long term sustainable success. The
biographies of each Director on pages 108 to 111 set out the
skilis and expertise that each Director brings to the Board.

Following a recommendation from the Nomination
Committee, the Board considers that each Nen-Executive
Director remains independent in accordance with provisions
of the Code.

I he Brinisn Land Company PLC 00621920

Internal Board evaluation

I he internal evaluation of the Board was conducted by
the Head of Secretariat circulating guestionnaires, seeking
quantitative and qualitative feadback and reporting the
outcomes to the Board.

The Senior Independent Director held a meeting of the
Non-Executive Directors without the Chair to appraise
the Chair's performance and running of the Beoard.

The internal evaluation concluded that the Board, its
Committees and its individual members all continue to
operate effectively and with due diligence. The evaluation
considered the Board's composition, including diversity, and
its effectiveness. It also confirmed that progress was made as
a result of the internal Board effectiveness evaluation in 2022
as follows:

Recommendation

A review of the competitor peer group’s significant activity
was 1o be included in the regular update to the Board from
the Chief Executive,

Progress: Investor feedizack and reports on main
competitor activities occupy part of each management
report at the Board.

Recommendation

Management to provide the Board regularly with more
detailed feedback from investor and analyst engagement
to build on the process already in place.

Progress: Invastor feadback is a standing item within the
CEO Letter at every Board meeting. The results of the
investor audit were also presented to the Board.

Recommendation
Continue to invite external speakers to Board meetings
as appropriate.

Progress: External speakers attended meetings and dinners
throughout the year. The Board was particularly pleased with
the thought provoking insights of the external speakers at
the annual strategy off-site.

Recommendation
Management succession plans to be brought to the Board as
a recurring agenda item.

Progress: The Board has been integral to the development
and implementation of management succession during the
year in which several senicr management changes have
taken place.

Specific actions were drawn from the resuits of the recent
internal evaluation, including:

~ A deep dive into the succession plan for the Executive
Committee and their direct reports;

- Specific Board training in respeact of strategic themes and
the evolving regulatory landscape;

— Further information on industry competitors and the wider
real estate market; and

- A deep dive into the principal and emerging risk
identification process against the backdrop of the
FRC's anticipated revision of the Code.

Qutcomes will be reported in the 2024 Annual Report. The
next external Board evaluation will conclude in March 2024,
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GOVERNANCE REVIEW continued

N Audit, risk management and

internal control

Audit Committee

The Audit Committee is responsible for monitoring the
integrity of the financial statements and results announcements
of the Company as well a5 the appointment, remuneration
and effectiveness of the external and internal auditors. The
detailed report of the Audit Committee is on pages 132 to 140.

Financial and business reporting

The Board is responsible for preparing the Annual Report and
confirms in the Directors’ Responsibilities Statement set out
on page 163 that it believes that the Annua! Report, taken as
a whole, is fair, balanced and understandable. The process for
reaching this decision is outlined in the report of the Audit
Committee on page 134. The basis on which the Company
creates and preservas value over the long term is described
in the Strategic Report,

Risk management

The Board determines the extant and nature of the risks

it is prepared to take to achieve the Company's strategic
objectives. It also has ultimate responsibility for the
Company's approach to risk management and internal
controls. The Board is assisted in this responsibility by

the Audit Committee which, in conjunction with the Risk
Committee, makes recommaeandations in respect of the
Group's principal and emerging risks, risk appetite, key risk
indicators and the operation and effectiveness of the internal
control environment. Further information on the Group’s risk
management processes and role of the Board and the Audit
Committee can be found on pages 139 to 140.

During the course of its review for the year ended 31 March
2023, and to the date of this Report, the Audit Cormmittee
has not identified. nor been advised of, 2 failing or weakness
which it has determined to be significant.

Pages 135 to 136 set out the confirmations that the Audit
Committee made to tha Board as part of the risk management
and internal control assurance process for the full year.

Internal control over financial reporting

As well as complying with the Code, the Group has adopted
the best practice recommendations in the FRC ‘Guidance
on risk management, internal control and related financial
and business reporting’ and the Company's internal control
framework operates in line with the recommendations set
out in the internationally recognised COSO Internal Control
Integrated Framewark,
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Audit, risk management and internal control
The key risk management and internal control procedures
over financia!l reporting include the foliowing:

Operational risk management framework: operational
reporting processes are in place to mitigate the risk of
financial misstatement. Key controls are owned by senior
managers who repert on compliance on a six-maonthly basis
to the Risk Committee. All key internal financiat controls are
reviewed on a two-yearly cycle by Internal Audit, In addition,
the risk and control team carries out sample testing
biannually across all key operaticnal and financial controls
ana reports exceptions to the Risk and Audit Committees,

Financial reporting: our financial reporiing process

is managed using documented accounting policies and
reporting formats supported by detailed instructions and
guidance on reporting requirements. This process is subject
to oversight and review by both the external auditors and
the Audit Committee; and

Disclosure Committee: membership comprises the Chief
Executive, Chief Financial Officer, Head of Investor Relations,
HR Director, Genaral Counsel and Company Secretary and
Head of Secretariat. The Committee regularly reviews ad hoc
events, draft financial reports and valuation information
during the interim and full year reporting process and
determines, with external advice from the Company’s legal
and financial advisers as required, whether inside information
exists and the appropriate disclosure reguirements.

Going concern and viability statements
Disclosures on our use of the 'going ¢oncern’ basis of
accounting and our viability statement can be found in
the viability statement on page 61.



—>  Remuneration

The Company’'s remuneration policies and practices are
designed ta support our strategy and promote the long term
sustainable success of the business. We have a clear strategy
which positions our business for growth. Delivering against
this strategy creates the inputs for future value creation

for all our stakehoiders. In our Directors' Remuneration
Report we explain our approach to incentivise and reward
employees to deliver value creation whilst alsc managing

the business on a day-to-day basis. We also explain how

we create alignment with shareholders and measure our
performance over the ionger term.
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Cur current Raemuneration Policy was approved by
shareholders at the 2022 AGM with 96.24% of the votes

in favour. The new policy introduced environmental targets
which are linked to exacutive remuneration. The Remuneration
Committee is also responsible for establishing remuneration
of the members of the Executive Committee.

The Committee is authcrised to use discretion in determining
remuneration outcomes for Executive Directors.

* Further details on the Committee’s use of discretion this
year can be found in the Directors’ Remuneration Report
starting on page 141.

Key investor relations activities during the year

May 2022

- Full Year Results Presentation

- Full Year Results Roadshow

- Kempen Real Estate Confarence
(Amsterdam)

June 2022

- Margan Stanley Eurcope &
EEMEA Property Conference
(London)

July 2022

- AGM

- Virtual US roadshow

- Private client roadshow
(London)

September 2022

- BofA Giobal Real Estate
Conference (New York}

- Virtual US roadshow

November 2022
- Half Year Results Presentation
- Half Year Results Roadshow

- JP Morgan Best of British
Conference {(London)
-~ UBS CEQO Conference (London)

December 2022

- Analyst and Investor social
- Virtual US roadshow

January 2023
- Barclays Real Estate Conference
{Londaon)

February 2023
- Private client broker rcadshow
(l.ondon)

March 2023

- Citi Global Property Conference
(Miami)

- Kempen Property Conference
{(New York)

Neorton Folgate
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GOVERNANCE REVIEW continued

Board activity in FY23

The Board meets regularly with people from
across British Land and interacts with a range
of advisers including corporate brokers and
valuers to implement our strategic priorities.

The Board has focused on several areas during
the vear and made a number of key decisions
that enable the Company to execute its strategy.

Paddington Central —|

- Canada Water progress and the approval of funding
- Investor Audit

Strategy —-——9 - Strategy off-site with the full Board and Executive Committee

Finance - Approval of new financing inciuding new Revelving Credit Facilities
- Approval of the FY24 Budget and Capital #Plan
- Macroeconomic updates from external advisers

- A deep dive into the impact of higher interest rates on our financial metrics

People —-> - Qutcomes and actions from the employes engagement survey
- The creation of a fifth value: Deliver at Pace
- Non-Executive Director mentoring programme
- Processes and systems review
- ¥York House refurbishment

Sustainability ——-} - Embodied and operational carbon
- GRESE performance
- Social impact Fund

- Supply chain and procurement

Governance —»} - Introduction of the Innovation Advisory Council
- Technology and processes roadmap
- Modern Slavery Act
- Tax policy
- Apnual General Meeting and shareheider engagement
- Board diversity and succession
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REPORT OF THE ENVIRONMENTAL SOCIAL

GOVERNANCE COMMITTEE

Alastair Hughes
Chair of the ESG Committee

HELPING
PEOPLE THRIVE

We seek to ensure the Company is a first-class

employer that builds and manages best in class
buildings for its communities and occupiers and
delivers this in a sustainable way.

| am pleased to present the report of the ESG
Committee for the year ended 31 March 2023.

The Committee assists the Board in overseeing its
engagernent with employees and other stakeholders and
monitors the Company’s wider contribution to society and
the environment.

This report sets out in detail the activity undertaken by the
Committee during the year ended 21 March 2023

Committee composition

The Committee is composed solely of independent
Non-Executive Directors. Attendance at Committee
meetings during the year is set out in the following table:

Date of Commitien

Director Pasition appointment Attendance

Alastair Hughes Chair 1A;3r 2018 4/4 "
Lynn Gladden  Member 1 Apr 2019 a/a
Mark Aedy Member 17 Nov 202 4/4

Seniar managers, including the Chief Executive Officer, Chief
Financial Officer, HR Director, General Counsel and Company
Secretary, Chief Operating Officer and Head of Secretariat
are invited to each Committee meeting, and other members
of our leadership team such as the Head of Developments,
Head of Environmental Sustainability, Head of Social
Sustainability and Head of Employee Relations are invited

to attend the sections of the meetings that are relevant to
their work.

Committee effectiveness

The Committee’s effectiveness was reviewed as part of the
wider internal Board evaluation which concluded that the
Committee had operated effectively. The Committee reviewed
its terms of reference during the year, and no changes were
made. They are available at britishland.com/committees.

Committee responsibilities

The Committee is responsible for workforce engagement
under Provision 5 of the Code. We believe that having a
committee responsible for engagement with the workforce
provides greater resource at Board leve! dedicated to
engagement than designating a single Non-Executive
Director or workforce panel.

The Committee has embraced its new name and now
organises its business under three pillars: Environmental,
Social and Governance, so this report is structured accordingly.
As a Committee, we make sure that our key stakeholders are
at the core of every discussion and decision made in order

to create Places People Prefer. Our responsibilities are

listed below.

Environment

- Understand the impact of our operations on the
environment, including monitoring the execution of
the 2030 Sustainability Strategy

Social

- Qversee the delivery of the Community Investment Fund
and the work of the Community Investment Committee

- Assess and monitor our culture to ensure it aligns with
our purpose, values and strategy

- Engage with the workforce on behalf of the Board

- Review workforce engagement machanisms, including
considering their outputs and assessing their effectiveness

- Monitor the development of gender and ethnic diversity
of the senior management pipeline, including monitoaring
the execution of the 2030 Diversity, Equality & Inclusion
Strategy which can be found at britishland.com/DEI

- Encourage the development of our charitable activities

Governance

- Oversee the work of the Sustainability Committee,
Community Investment Fund, Health and Safety
Committee and the Transition Vehicle

- QOversee and monitor aur Health & Safety systems

- Monitor the processes and mechanisms for building
relationships with customers, suppliers and other
key stakeholders
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REPORT OF THE ENVIRONMENTAL SOCIAL GOVERNANCE COMMITTEE conlinued

Environment

2030 Sustainability Strategy progress

This year we have continued progress against our 10-year
strategy. In our Office assets we achieved a 40% reduction
in operational carbon intensity and a 22% improvement in
energy mtensity compared with our FY19 baseline. However,
a significant part of these reductions are due to altered
working patterns because of Covid-19. We expect some of
these improvements to unwind as office use and occupancy
further normalises. 45% of assets in our portfolic have now
achieved an A or B grade EPC which is an improvement of
9% during the year In developments, the continued focus on
embodied carbon and iow carbon materials is yielding results
with the average embodied carbon intensity of current office
developments now at 646kg CO e/m? We also implemented
an engagement strategy with our occupiers to understand
their energy reduction plans. More information can be

found in the Sustainability section on pages 70 to 89.

Transition Vehicle

The Transition Vehicle was created to fund initiatives to
reduce operational carbon emissions from the standing
paortfolio. This yvear it deployed £1.1m on sustainable
initiatives, and committed £5.9m, with the majority of funding
going towards the installation of heat pumps and LED lights
at our Broadgate, Regent’s Place and Paddington Central
Campuses. A significant sum was also spent on our retail
assets with the majority being spent on upgrading LED lights.
The Transition Vehicle currently holds £13.3m which will be
used in future vears to implement sustainable initiatives and
offset carbon.

The Transition Vehnicle oversees the funding of purchasing of
carbon credits; this year it helped to fund the purchasing of

carbon credits equivalent to 67% of the embodied carbon in
our committed development pipeline.

Leading by example
Our sustainability efforts have been recognised through the
award of various certifications and environmental credentials:

- GRES8: maintained a 5 star rating for Developments and
designated a ‘Global Sector Leader’ for Developments,

New Diorama Theatre (NDT),
Regent’'s Place
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ranking top of our peer group, as well as achieving a 4 star
rating for Standing Investments

- Building Research Establishment: recognised the first
large-scale use of a materials passport at 1 Broadgate
which will enable us to track materials used during
construction to increase the potential to reuse materials

- WiredScore: awarded a Platinum SmartScore for smart
building technology that collects real time data to improve
operational efficiency and user experience at 1 Broadgate,
100 Liverpeo! Street, and Plots Al and A2 at Canada Water

We are also piloting earth friendly concrete at Canada Water
and have compieted feasibility studies to introduce onsite
solar energy at several assets. These are just a few examples
to show how British Land intends to be a market leader in
sustainable construction and development. We will endeavour
to maintain cur efforts and centribution to sustainability in
years to come

Social

2030 Sustainability Strategy progress

The Thriving Places pillar of our 2030 Sustainability Strategy
focuses on creating a long-lasting positive social impact by
collaboratively addressing local priorities through a Place
Based approach.

We were pleased to see that all targets for the year had been
met. A key development during the yvear was the renaming of
the Community Investment Fund as the Social impact Fund,
through which we have committed £25m, comprising £15m
of cash contributions and at least £10m of affordable space
by 2030.

The Fund delivers against targets for our three main areas

of focus: education, employment and affordable space. The
affordable space commitment builds on British Land’s long
history of engaging with its local communities providing a
range of space types and opportunities. Recent examples
include the Really Local Stores initiative providing affordable
retail space to 15 lacal smail businessas across four of our
retail assets, demonstrating the success of this initiative.

Measuring our impact

This year we commissioned a social impact report
evaluating the contribution of the New Diorama Theatre
at Broadgate. Results showed that this partnership
boosted the UK economy with over £40m of additional
revenue and supported aver 1,000 full-time jobs during
the pandemic,




Social value reporting

This yvear we introduced social value reporting which
measures the value generated by our social impact strategy
and helps us focus our efforts to create real and long-tasting
benefit for our communities. Next year, we aim to introduce
a social value target for 2030 that can be repoerted against.
Further information about our social value reporting can

be found in the Sustainability Review on pages 81tc 83,

Community

The Committee was impressad by the quick response of the
Company and its pecople to emerging issues. During the year

a cost of living fund was created that ringfenced £200,000,
£25,000 of which was committed to Shelter's Hardship Fund,

to mitigate the effects of inflation on existing core prograrmmes.
Ancther excellent example was the provision of free space to the
Ukraine Institute language school which was driven by the Estate
Director at Paddington Central. To date the Company has
supported 627 students with space and funding.

We oversee the Community Investrment Fund which supports
delivery against our targets by providing funding to charities,
social enterprises and community organisations operating in and
around our places. A total of £1.5m was spent in the year ended
31 March 2023. Over the past year the Community Investment
Fund has been renamed the Social impact Fund to reflect our
2030 commitment and we will report under this going forward.

Workforce Engagement Statement

The Committee’s responsibility to monitor Company culture
is crucial to ensure it is aligned with our purpose, values
and strategy.

How we engage

A collaborative approach with a clear flow of information
between leadership and the workforce is critical to the
alignment of culture and strategy. We use a range of
methods which are under constant review so that we

can adapt where necessary to maximise engagement.

As adirect result of the engagement methods described in
this report, the Board macde the fellowing principal decisions
during the year,

- to publicly state a target of having 17.5% BAME emplovyees

- to mitigate the cost of living by targeting the least well
remunerated ¢olleagues with the higheast percentage
salary increases in the annual pay review

- tointroduce a corporate objective to improve IT systems
and processes

Employee Networks

Network chairs have the opportunity to present at the
Committee's meetings, providing a valuabie forum to
highlight the social issues impacting our people and address
areas where we have challenged ourselves to improve.

Qutcomes:

- implement initiatives overseen by the Committee

- provides connaction, ively discussion and vital education
for the Committee, Board and organisation as a whole

See overleaf case studies on two of our networks and their
work. Further information on how cur Employvee Networks
support our strategy can be found in the Pecpie and culture
section of the Strategic Report on page 68.

Financial awareness

Regular updates are provided in our staff meetings to ensure
that employees are fully informed on the position and
strategic aims of the Company
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Cutcomes:

- the Wellbeing Netwaerk ran a Financial Wellbeing Survey to
gauge employee sentiment and, based on the responses,
we will hold a series of financial education webinars

Employee engagement survey

We conducted a survey in November 2022 and were
encouraged by the positive response. Our overall engagement
score rose to 78%, exceeding the score in the previous survey
and national benchmark. Our scores for Social Cannection,
Engagement and l.eadership also exceeded benchmarks
significantly, and 83% cof employees reported that they were
oroud to work for British Land. The ESG and Remuneration
Committees participated in a deep dive session to analyse
themes and trends, including through a diversity lens.

Cutcomes:

- relaunching our Learning and Development Portal

- refurbishment of our head office to reflect the need for more
collaboration/social space and quiet places to take video calls

- relaunching in-house management training

Company Conference

The theme of our first Company Conference post-pandemic
was Innovation and it included a session for employees to
share their ideas.

Outcomes:

- two employee generated initiatives have been implernanted
including a ‘Hats On’ channel where staff can suggest new
icdeas and improvements for the business, and an Innovation
Advisory Counci! as detailed on page 107

- unveiling of our new Company value, deliver at pace,
which enshrines our employees’ abilities to quickly adapt,
innovate and problem solve which they demonstrated
throughout the pandemic

Feoedback indicated that employeas found the conference to
be both useful and engaging so we will resume staging these
annually going forward.

Iinternal communication

Qur Internal Caommunications team provides a weekly

email sumrmarising key business activities and organisational
changes. We also have biweekly Network News featuring
upcoming events to raise awareness of social issues, and
staff blogs which provide a space for employees to share
their personal experiences. Monthly staff meetings in a hybrid
format are led by members of the Executive Committee and
feature mnews and updates from all areas of the business,
including our regional offices.

Qutcomes:

- Executive Committee members follow up at team level
to answer guestions and address concerns in a less
formal setting and feedback is discussed at Executive
Committee meetings

Director engagement

We host regular ‘NED Breakfasts' where employees have
the opportunity to share breakfast with some of our Non-
Executive Directors and ask guestions, engage in discussion
and hear about their careers and experience. Qur women’s
network, EquitaBLe, arranged 'In Conversation with Loraine
Woodhouse” where employees heard Loraine speak about
her career and participated in a Q&A session. Qur mentoring
scheme to pair highly performing senior emplovees with
Non-Executive Directors also continued for its third year.
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REPORT OF THE ENVIRCNMENTAL SOCIAL GOVERNANCE COMMITTEE contrnued

Network case study: EquitaBLe

Driving positive change through engagement
“Networks are incredibly valuable in championing diversity
and supporting management by getting under the skin

of employee views and opinions to help inform and drive
change. EquitaBlLe's work this year was a great example
of the tangible impact effective engagement can have.

Our January 2022 staff engagement survey revealed that
for three of the questions, there were statistically significant
differences in the scores given by men and women. We
arranged a series of focus groups, open to all, to provide a
forum for sharing personal insights and really understand
where the Company could make meaningful differences.

Based on the high quality discussions and feedback, with
the support of MR and leadership, we rolfed out several
initiatives during the year to address some of the concerns
raised, including:

- Collaborating with HR and the NextGen network to launch
the speed meantoring scheme, which was promated to
senior women with the result that over 50% of the
mentors that signed up were women

- Arranging a programme of events for Women's History
Month with women in senior managemaent participating

- Working with HR to introduce a Menopause Policy

- Launching cur FlexiBLe blog, which raises awareness of
flexible ways of working amongst both women and men
at various levels of the business to bust myths around
prograssion and shared parental leave

We were pleased to see the substantiat impact of our work

in the November 2022 engagement survey resulis, Not only
was there a considerable reduction in the difference between
scores given by men and wemen for two of the questions, for
the last, womren scored more positively than men.

In the coming year, we plan to build on our work, identifying
areas of priority from the Movember survey results such as
career progression ocppartunities for women, ensuring British
Land offers the right levels of flexibility for working parents
and colflaborating with our managernent team to reduce the
gender pay gap.

124 British Land -~~~ .3 Ponor ard A1oz 03 2073

As the data shows, targeted initiatives can effect real change,
but there is always more we can and should do and our
networks are key in supporting leadership to achieve
equitable outcomes for all.”

Jess Ford, Chair of EquitaBLe
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Progress against our Diversity, Equality

& Inclusion Strategy

Last vear we identified diversity and inclusion as a key

area of focus for the Committee, and we introduced our
Diversity, Equality & |nctusion Strategy that brings together
our initiatives in this space and sets quantifiable targets.
The Committee has received regular updates throughout
the year, and we are pleased to report on the progress
made under each of our five pillars.

.m.} Further information on initiatives under gur DE&| Strategy
can be found in the Peopie and culture section of the
Strategic Report on page 66.

People and culture

The Equatl Pay audit ensures parity and consistency in our
remuneration process. Qur ethnicity pay gap has reduced
for the second year running. During the year the median
ethnicity pay gap reduced by 5%. We also introduced a
target of having 17.5% BAME employees by 2025.

*  Further information on our gender and ethnicity pay gap
reporting can be found in the Directors’ Remuneration
Report on page 142

Recruitment and career progression

We use blind CVs wherever possible to ensure bias free
candidate selection for interviews and launched our Early
Careers Strategy in May 2022, which aims to attract and
retain young diverse talent. This year we welcomed eight
work experience stugents through Pathways to Property, five
interns through 10,000 Black Interns and one intern through
Leonard Cheshire. We are thrilied tc see the tangible results
of this work having been ranked as the top property
company and 16™ overall on the Social Mobility Employer
Index 2022, rising 45 places from our position last year.

__> Further information on our Early Careers Strategy can be
found in the Pecple and culture section of the Strategic
Report on page 68.

Supply chain

Wa have added a requiremeant to our fender process for
potential suppliers to demonstrate examples of an inclusive
culture and introduced an ‘inclusive Business' award at our
Supplier Awards We also staged a DE&! themed supplier
confarence in September 2022 where suppliers showcased
their DE&I commitment. We were proud to receive Disability
Smart Accreditation from the Business Disability Forum in
recognition of our procurement teant’'s work to impiement
new tools Improving digital accessibility.

Leadership

To embed our values at every level of the organisation,
our Board and Executive Committee members set
thamselves specific objectives on diversity and inclusion
and progress against them was assessed as part of cur
annual performance review process.

> A review of performance against these targets can be

y found in the Directors’ Remuneration Report on pages 148
and 150.
,,__} A summary of progress on our diversity targets in respect

of Board composition can be found within the report of
the Nomination Committee on page 131.

Places and communities

Work is underway to align aur Early Careers and Social
Sustainability strategies by establishing community
recruitmeant partnerships at cur places and working with
local authority stakeholders to support iocal residents inte
the industry. This year headhine KPis have been created to
track our progress.

_..‘7\, Further information on initiatives under our DE&! Strategy
cah be found in the People and culture section of the
Strategic Report on page 66,
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REPORT OF THE ENVIRONMENTAL SOCIAL GOVERNANCE COMMITTEE continued

Network case study: REACH

Dale Hoskins, chair of REACH, says: "REACH stands for
Race, Equality and Celebrating Heritage. The network
was rebranded in 2019 to increase the wellbeing and
success of BAME employees at British Land and to
support, celebrate and encourage ethnic minority
employees. Networks provide valuable input and
accountabkility to the business and help make the
spirit of policies a reality. REACH contributes by
tapping into the unique perspectives, skills and
experiences that BAME empleyees bring. The support
and encouragement from leadership demonstrates
British Land’'s commitment to sacial responsibility.

In keeping with our values, much of our work aliows
empioyeeas to bring their whole selves and share their
lived experiences to educate, stimulate discussion and
promote inclusivity arcund the business ”

Initiatives:

Employee diversity target: we proposed the adoption
of a Company-wide target of 17.5% BAME employees
which was approved by the ESG Committee and
incorporated into the Company’s DE&I Strategy.

Reverse mentoring: working with HR, we launched a
pilot reverse mantoring program that palred Executive
Committee members with REACH members to share
their experiences within British Land and beyond to
foster open and honest conversations and build a
more inclusive future.

Blog posts: numerous blog posts on the staff intranet
where employees write about their cultural identity

to educate the wider business, provide guidance on
supporting colleagues {for example, during Ramadan)
and connect people from around the business.

Events: included a livestream on ‘How to talk to
children about race’ in collaboration with the Parents &
Carers Network; an art exhibition during Black History
Month showcasing black artists at York House; and
cultural celebrations throughout the year to
acknowiedge festivities such as Diwali and Hanukkah.

Governance

The Committee took time to understand management's
approach to health and safety and as always was impressed
with the rigour and detail of the systems in place to ensure
our bufldings and practices are safe. We were glad to see
the proactivity demonstrated by the management team
throughaout the year. Following the introduction of the
Building Safety Act 2020, the team efficiently investigated
the implications for cur assats, undartook studias to
understand them thoroughly and put in place measures

to address the reguirements of the new legisiation. British
Land was also involved in coilaborating with leading UK
construction and development businesses to contribute to
and chair the Construction Productivity Taskforce, which
again shows the dedication and energy of the team.
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During the year we received reports that showed how we
are mitigating the inflationary pressures experienced by
tha construction industry, driven by commodity volatility,
material supply constraints, supply chain uncertainty and
the conflict in Ukraine. The impact of these external factors
on our decision making, procurement routes and contractor
selection were brought to our attention and challenged
appropriately. We were reassured by the diligent approach
taken by management in response to the challenges of the
macro environment.,

The Committee receaives annual updates frem the Head

of Procurement to allow Directors to have regard to
engagement with suppliers and partners. This year British
Land hosted its first Supplier Partner Conference since the
start of the Covid-19 pandemic Here we restated, alongside
our partners, our commitment to responsible procurement
and the importance of the relationships we have with our
suppiiers, big or small. The close ties and collaboration with
our suppliers are paramount to the work we do, and it is
comforting to know that our supphers are aligned with

our 2030 Sustainability Strategy and lead with the same
values as cur own.

Cverall, we are satisfied that British Land continues
to demonstrate best in class construction and health
and safety practices alongside our commitment to
sustainable developments.

Key areas of focus for the coming year

This year we have seen steady progress towards achieving
our 2030 Sustainability Strategy. In particuiar, we were
pleasad to see how clearly the social sustainability strategy
has been implementead through the real life affects of our i
social impact. We were also encouraged by the number of ‘
projects funded by the Transition Vehicle. A key focus for ‘
the yvear will be to invest in our standing portfolio via the

Transition Vehicle with tha aim of improving our GRESE |
rating for Standing Investments.

Qur people remain central to what we do. We will continue
to monitor the culture of British Land through our workfarce
engagement methods including those outlined in this report.
The Committee will moniter the progress of the proposed
changes closely foliowing the outcemes of the employee
engagement survey. Diversity will continue to be a point of
focus far the Committee, and we will oversee the processes
in place to facilitate a diverse pipeline of talent for the future.
importantly, we will monitor progress against the Diversity,
Equality & Inclusion Strategy, gender and ethnicity pay gap,
and race equality objectives. We hope that together these
objectives will add to the good work already carried out in
enabling our people to bring their whole selves to work,
which is a foundation of our culture at British Land.

We will also maintain best in class censtruction and heaith
and safety whilst steering the business through the
challenges of the macro environment,

&(15&,@

Alastair Hughes
Chair of the ESG Committee
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REPORT OF THE NOMINATION COMMITTEE

Tim Score
Non-Executive Chair

ENSURING

A BALANCED
AND DIVERSE
BOARD

The Nomination Committee
supports the Board on composition,
succession and diversity matters.

| am pleased to present the report of the Nomination
Committee for the year ended 31 March 2023.

The development and execution of cur iong term strategic
objectives, emhedding of our culture and vaiues and
promotion of the interests of our stakeholders are all
dependent upon effective leadership at both Board and
executive level Itis the Committee’s responsibility to
maintain an appropriate combination of skills and
capabilities amongst the Directors.

The Nomination Committea continues to play a key role in
supporting British Land’'s long term sustainable success. This
year we have focused on our Board Diversity and Inclusion
Policy, strategic priorities and succession, all of which are
naturally considered in parallel to each cther.

Diversity has underpinned the Committee’s work throughout
the year. British _and strongly believes in diversity as a
business and seeks to improve and lead in this area. As

a Committee we are mindful that this must be ted from

the top of the business. The Board and management team
have spent significant time during the year considering our
approach to improve diversity throughout the Company
and how to extend our quantifiable targets. Assisted by the
work of the ESG Committee in ensuring a diverse pipeline
for succession, consideration was given to the benefits of
diversity in its widest sense including gender, social and
ethnic backgrounds, personal and caognitive strengths,
particularly in view of the Company’s purpose and strategy.
We are proud to see the continued impact British Land’s
diversity policies and initiatives are having both at Board
level and in the wider business, and we report on this
progress both in this report and in the Peocple and

culture section of the Strategic Report.

Succession planning at Board level continues to be a

priority for the Committee. The Committee is mindful of
Non-Executive Directors approaching nine years in post and
the search process for appropriate successors is ongoing.

As Directors approach their nine-year limits, the Committee
has an opportunity to consider more broadly the skitl set and
diversity of the Board as a whole. It is a key consideration for
all Board roles that alongside appropriate knowledge and
expertise Directors will embody and demonstrate our values
and aim to strengthen our commitment to sustainability

and diversity.

In the year ahead, the Committee will continue to focus on
the medium to long term succession of the Board. | hope you
find the following report interesting and iltustrative of our
focus on ensuring that the Board and its Committees remain
well equipped with the expertise and capabiiities needed

to drive the sustainable success of British Land.

(e~ @&—y.o.,

Tim Score
Chair of the Nomination Committee
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REPORT CF THE NOMINATION COMMITTEE continued

Committee composition and governance

The Committee has five membaers. As at the 31 March 2023
year end the Committee comprised: Tim Score, Preben
Prebensen, Alastair Hughes, Laura Wade-Gery and
lrvinder Goodhew.

etails of the Committes’s membership and atltendance at
meetings during the year are set out in the tabie below,

Date of Committes

Director Pasvon appointment  Attendance
Tim Score  Chair 1Apr2017 3/3
Alastair Hughes Membar 28 July 2020 3/3
irvinder Goodhew  Member 12 Nov 2020 77*73/3”
Laura Wade-Gery ~ Membar 18 Nov 2020 3/3
Preben Prebensen  Member g uuly 2018 3/3

Responsibilities

Director search, selection and appointment process

The Committee oversees the search, selection and appointment
process for Board appointments which is summarised below.
The process 1s conductad in accordance with the Board
Diversity and Inciusion Policy and the Selection and
Appaointment Process, which are both explained later in this
report. Russell Reynolds Associates, the executive search
firm appaointed, has no other relationship to the Company

or individual Directors. The firm has adopted the Voluntary
Code of Conduct for Executive Search Firms on gender
diversity and best practice.

induction, Board training and development

Each new Director is invited to meet the HR Director, General
Counse! and Company Secretary and Head of Secretariat to
discuss their induction needs in detail, following which the
programme is tailored specifically to their requirements and
adapted to reflect their existing knowledge and experience.

Each induction programme would ordinarily include:

1. meetings with the Chair, Executive Directors, Committee
Chalrs, external auditor and remuneration consultants
(as apprapriate);

2. information on the corporate strategy, the investment
strategy. the financial position and tax matters
(ncluding details of the Company’s REIT status);

3. an overview of the property portfolio provided by
members of the senior management team;

4. visits to key assats:

5. details of Board and Committee procedures and
Directors’ responsibilities;

6. details of the investor relations programme; and

7. information on the Company’s approach to sustainability.

The Committee also has responsibility for the Board's training
and professional development needs. Directors recaive
training and presentations during the course of the year to
keep their knowledge current and enhance their experience.

Board and Committee composition reviews

and appointments

During the year the Committee reviewed the broader
composition and balance of the Board and its Committees,
their alignment with the Company’s strategic objectives
and the need for progressive refreshing of the Board.

The Committee is satisfied that, following the internally

facilitated Board effectiveness evaluation, the Board and its
Committees continue to maintain an appropriate balance of
skills and experience required to fulfil their roles effectively.

Details of external appointments taken on by Directors during
the year can be found on page 115. These appointments are
expected to enhance the Non-Executive Directors’ expertise
and allow them to bring greater insight to their role at British
Land. All external appointments are subject to approval prior
o being accepted.

independence and re-apppointment

The independence of all Non-Executive Directors is
reviewed by the Committee annually, with reference 1o their
independence of character and judgement and whether any
circumstances or relationships exist which could affect their
judgement. The Board is of the view that the Non-Executive

Role brief

The Committee works

only with external search
agencies which have
adapted the Veluntary Code
of Conduct for Executive
Search Firms on gender
diversity and best practice.
Thae Committee and agency
work together to develop

a comprehensive role brief
and person specification,
aligned 1o the Group's
values and culture. This
briaf contains clear criteria
against which prospective
candidates can be
objectively assessed.

Longlist review

The external search agency
is challenged to use the
objective criteria for the role
to produce a longlist of high
quality candidates from a
broad range of potential
sources of talent. This
process supports creation
of a diverse longlist. The
Nomination Committee
selects candidates from

this list to be invited

far interview.
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interview

A formal, multi-stage
interview process is used

to assess the candidates For
each appointment the choice
of interviewer is customised
to the specific requirements
of the rola. All interview
candidates are subject to a
rigorous referencing process.

Review and
recommendation

The Committee ensures
that, pricr tc making

any recommendation

to the Board, any potential
conflicts and the significant
time commitments

of prospective Directors
have been satisfactorily
reviewed.



Directors each remain independent. The Committee also
considers the time commitment required and wheather each
reappointment would be in the best interests of the Company.
Consideration is given to each Directar’s contribution to the
Board and its Committees, together with the cverall balance
of knowledge, skilis, experience and diversity.

The Committee concluded that each Non-Executive Director
cantinues to demonstrate commitment to his or her role as
a member of the Board and its Committees, discharges his
or her duties effectively and that each makes a valuable
contribution to the leadership of the Company for the
benefit of all stakeholders.

Accordingly, the Committee recommended to the Board that
all serving Directors be put forward for re-appointment at the
2023 AGM.

— \7 Biographies for each Director can be found on pages 108
to 1.

Succession planning

The Committee is responsible for reviewing the succession
plans for the Board, including the Chief Executive. We
recognise that successful succession planning includes
nurturing our own talent pool and giving opportunities to
those who are capable of growing into more senior roles.

The Committee considered the gender balance of the

Board over the next two years specifically when considering
Directors approaching tenure limits and the reguirement

to have a woaman in one of the four main Board roles.

The Board completes a skills matrix periodically to

determine which skills and expertise are held by the Board
and where we can strengthen cur skill set for current and
future strategic needs. The skills matrix is summarised on the
following page Life sciences and innovation will be important
for the Committee to consider when making appointments.
Impertantly, the ¢reation of the Innovation Advisory Council
will help guide management in this area We wilt also seek to
ensure succession for the Board's expertisa in audit, finance,
remuneration and governance over the long term.

The Chief Executive prepares succession plans for senior
management for consideration by the Committee with

the rest of the Board invited to be involved as appropriate.
The Committee notes that the remit of the ESG Committee
includes consideration of the extent to which the business
is developing a diverse pipeline for succession to senior
managemeant roles.

Succession plans for executive management, which would
typically be deatlt with by the Committee, were discussed
with the full Board during the year. Sally Jones, previously
our Head of Strategy, Digital & Technology, stepped down
from the Company and Nigel Webb, currently cur Head of
Developments, will retire in 2023, Sally and Nigel have made
significant contributions to the Company during their time
at British Land. Nige! has been at the Company for over
30 years and has quite literally changed the London
skyline. Their responsibilities have been assumed by
existing members of our Executive Committee. The Board
is confident that the management team is the right group
of people to deliver on the strelching operational targets
that are in place.
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Chair successor

Eolicwing a recommendation from the Committea, the
Board has agreed to extend Tim Score’s appointment
as Chair by one year to the 2024 AGM. Therefore, Tim
will stand for re-agppointment by the shareholders at the
2023 AGM. Tim has been a Non-Executive Director
since March 2014 and Chair since June 2019, In this
time the Company has made significant changes to

its strategy and senior {eadership, including a new
CEQ and CFO during Tim's tenure as Chair. Given the
current macroaeconomic challenges and focus of the
management team to deliver our ambitious plans for
growth, the Committee agreed that it was in the best
interasts of the Company to retain Tim as Chair for one
year beyond the nine-year limit set out in Provision 19
of the Code,

Tim has brought expertise and leadership to British
Land which has benefited immeasurably from his
guidance and knowledge. A thorough process to find
an appropriate candidate will be led by me as Senior
Independent Director with the intention of appointing
a successor by the 2024 AGM.

Preben Prebensen
Senior Independent Director

Non-Executive tenure as at 31 March 2023 (years)
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REPORT OF THE NOMINATION COMMITTEE continued

Demonstrating our skills

The skills matrix shows the level of expertise our Chair and
Non-Executive Directors have acress a range of disciplines
All Directors appear in morg than one category. Directors
were marked on a grading scate from one to three for each
skill or experieance. Tha maximum score is 24.

Board Diversity and Inciusion Policy

The Board's Diversity and Inclusion Policy was amended
during the year {0 reflect the enhanced diversity requirements
of the FCA Listing Rules and the recommendation from the
FTSE Women Leaders review. The policy applies to the
Board and its Committees.

The policy recognises the benefits of diversity in its broadest
sense and sets out the Board's ambitions and objectives
regarding diversity at Board and senior management level,
We believe that in order to achieve Places People Prefer

we need a diverse Board to refiect the diverse places we
develop and manage. The policy notes that appointments
will continue to be made on merit against a set of objective
criteria, which are developed in consideration of the skills,
experience, indapendence and knowledge which the Board
as a whole requires to be effective The policy alse describes
tha Board's firm belief that in order to be effective 2 board
must properly reflect the environment in which it operates
and that diversity in the boardroom has a positive effect on
the quality of decision making

The objectives from the policy in foree for the vear ended
31 March 2023 included:

~ the intention to maintain a balance such that at least 40%
of the Board are women.

-~ the intention to maintain at least two Directors from an
athnic minority background.

- the intention for at least one of the Chair, Chief Exacutive
Officer, Chief Financial Cfficer or Senior Independent
Director to be a woman.

- to achieve a gender balance such that at laast 40% of
senior management are women Senior management is
defined as the Executive Committee and theair direct
reports in feadership roles.

~ to ensure that there is clear Board-level accountability
for diversity and inclusion for the widar warkforce.

The Board has decided to go beyond the regulatory
raguirements in adopting the revised policy, in order 1o drive
positiva change and lead from the front In setting stretching
targets, the Board recognisas that there will be times when
they are not met. British Land is a relatively small
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Board gender balance

organisation in terms of numbers of employees and therefore
changes at the senior end of the business can have a
disproportionate effect on outcomes.

As at 31 March 2023, the Board had met a majority of its
targets on gender and ethnic diversity balance. One of the
four senior Board roles outlined above was not occupied by a
woman at the year end. This policy came into effect after the
current Chair, CEQ, CFO and SID were appointed. This target
is at the forefront of the Committee’s mind as we plan for the
succession of key roles during the year ahead.

As at 31 March 2023, the gender diversity for senior
management, as previously defined, was 35% women,

down from 37% in 2022. This is driven first by changes to our
Executive Committee during the year and the reorganisation
of internal reporting lines. Gender diversity is an industry-
wide concern. The most recently published data by tha Royal
Institute of Chartered Surveyors (RICS) shows that aonly 4%
of female chartered surveyors in the UK are RICS feliows
This makes it more challenging to improve the gender
batance of our property teams, especially in senior roles,
which comprise a significant portion of our warkforce.

The Board and management are acutely aware of the need
for more senior women and this year we have introduced
targeted development programmaes for mid-leve! women

to help them achieve their full potential and develop our
pipeline We also introduced a Group-wide target of

having 17 5% BAME employees by 2025,



Clear accountability for diversity and inclusion is delivered
through the ESG Committee, which monitors progress on
diversity and inclusion objectives and relevant initiatives
within British Land.

Qur Board Diversity and Inclusion Policy and Company
Diversity, Equality & Inclusion Strategy together enable
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us to bring in people of wide-ranging talent and experience,
diversity of thought and bolstering decision making allowing
us to continue to create Places People Prefer.

X The policy can be found on our website
britishland.com/committees.

Number of seror
POSITANS On

the Board Numbar n
Number of (CEQ, CFO exgculive % of execulive
ol Board members % af the B,‘,’,",’E,,,, SID and Char) management __ management
Men e 6 &0 70
Women o 4 40 30
Other _ - - -
Prefer not to say - - - - -
Numbar of servor
pos:tions on
the Board Nomber in
Niumher of (CCO. CFO, pxeculive % o7 exccutve
e R Board members % of the Board  SiDand Chairy | management management
White British or other White (including minority-white groups) 8 80 3 9 80
Mixed/Multiple ethnic groups - o - T
Asian/Asian British 2 20 1 1 10

Black/African/Caribbean/Black British
Other ethnic group, inclugi g Arab
Not specified/prefer not to say

The table above sets out the ethnic background and
gender identity of the Beard and Executive Cemmittee

as at 31 March 2023 which i$ our chosen reference date in
accordance with the Listing Rules. The data was collected
by the Head of Secretartat via individual questionnaires.
The forms set out the table as it is above and individuals
were asked to indicate which categories are applicable to
them. There have been no changes in Board composition
since the reference date.

Board and Committee effectiveness

The process followed for the internally facilitated Beard
effectiveness evaluation conducted during the year is
described in the Governance review on page 117

The Committee’s effectiveness during the year was evaluated
as part of the internal Board evaluation which concluded that
the Committee operated effactively.

Board compaosition review

The Committee reviews annually the structure, size and
composition of the Board. This review considers the skills
and qualities required by the Board and its Committees as

a whole in light of the Group's long term strategy, external
environment and the need to allow for progressive refreshing
of the Board. The review identifies the specific skills required
by new appointees and guides the Committee’s long term
approach to appointments and succession planning.

The Committee also reviewed its terms of reference during
the year and no changes were recommended. The terms
are available on cur website britishtand.com/committees.

Key areas of focus for the coming year

as well as the regular cycle of matters that the Committee
schedules for consideration each year, aver the next 12 months
we will continue to focus on succession planning both for the
Board, specifically the Chair, and at senior management level,
and further develop & strong talent pipeline and associated
leadership programmes in line with the Board Diversity and
Inclusion Policy.
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REPORT OF THE AUDIT COMMITTEE

Loraine Woodhouse
Non-Executive Director

The Bntish Land Company PLC 00671920

I am pleased to present the report of the Audit
Committee for the year ended 31 March 2023,

The Committes plays a key role in the governance of the
Group's financial reporting, risk management, internal controls
and assurance processes and the external audit. As well as

our main areas of responsibility, throughout the year the
Committee paid particular attention to the internal audit tender
and the upcoming external audit tender, further detaiis of
which are provided in the case studies throughout this report.

| hope that readers will find the information set out on the
following pages useful in understanding the Committee’s
work over the last yaar.

Committee composition and governance

The Committee continues to be composed solely of
independent Non-Executive Directors with sufficient financial
experience, commercial acumen and sector knowledge to
fulfil their responsibilities.

Members’ attengance at Committee meetings is set out in the

following table:

Drrector

Loratne Woodhouse

VAIastgi:?HuéHes

Nﬁichglras Mgépherrson‘

MONITORING e

QUALITY AND ‘

INTEGRITY

Preben Pré-bens_e};

Date of Commitlee

Positan appointment  Attendance
T Chair T Mar 2021 3/3
"Member 1Jan 2018 3/3
 Member 1 Apr 2017 N

Member  1Jan2021  3/3

fram 12 July 2022

Nicholas Maconerson stood down as a Director of the Company effective

FY23 calendar

The calendar below gives an
overview of the key matters
considered by the Committee
during the year.

The key shows the main areas that the
Committee focused on and can be used
to see how we have spent our time
during the year.

Imvestmant and aevelopment
’opcf{y valuatwo'\s

Carporate and financial

reoort:ng and fair, batan cef‘

0 @ O3
. :

Exte”ua; Andit a'ﬁo In tcms' Aunit

132 British Land A .z

" May 22

Valuation reports, effectiveness
and rotation

and preliminary announcement
[ ] Eair, balanced and
®

_understandable assessment
Go:ng concern and wab;hty assessments

. Assessment of prmcwpal and emerging
risks, kay risk indicators and risk appetite

® Internal controls effectiveness
® |ntema\ Aud t update

[ J Informatmn securnty. update
® ExLerna! Audit report

® Sustamabwlwty assurance report

. Corporate Govemance Code review

. TAuGItor r reappo ntrent and Subéwd\éry '
auditor approval

. Non-audit services poi\cy
_recommendation

[ ] Internal Audit tender
. Extema\ Aud\t tender

)
o
2
i

2022 draft Annual Report and Accounts

o July 22

AGM

Authority for the Audit Committee to
determine the auditor's remuneration
and the reappointment of the external
auditor were approved by shareholders



For the purposes of the Code and FCA Handbook, the Board

is satisfied that the Committee as a whole has competence
relevant to the real estate sector, and | am deemed to meet the
specific requirement of having recent and refevant accounting
experience. Further information about members' qualifications
can be found in the Directors’ biographies on pages 108 to 111.

The Committee meets privately with both external and
internal auditors after each scheduled meeting and continues
to be satisfied that neither is being unduly influenced by
management. As Committee Chair, | additionally hold regutar
meetings with the Chief Executive Officer, Chief Financial
Officer and other members of management to obtain a

gooed understanding of key issues affecting the Group and
am thereby able to identify those matters which require
meaningful discussion at Committee meetings. | also

meet the External Audit partner, Internal Audit partner

and representatives from each of the valuers privately to
discuss key issues as well as giving them the opportunity

to raise any concerns they may have.

Committee effectiveness

The Committee reviewed its effectiveness as part of the wider
internal Board evaluation which concluded that the Committee
continued to cperate sffectively.

The Committee reviews its terms of reference on an annual
basis and this yvear concluded that no changes were required,
the terms are avaitable on our website at
britishland.com/committees

.C

Loraine Woodhouse
Chair of the Audit Committee
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Responsibilities and key areas of focus
Corporate and financial reporting

Manitoring the integrity of the Company's and Group's
financial staterments and any formal announcements relating
to financial performance, and considering significant financial
reporting issues, judgements and estimates. Considering the
appropriateness of the accounting treatment of significant
transactions, including asset acguisitions and disposals, and
the viability and geing concern statements. Reviewing the
content of the Annual Report and preliminary announcemant
ahead of publication, including sustainability related
disclosures and related assurance.

Fair, batlanced and understandable assessment
Assessing whether the Annual Report is fair, balanced
and understandable

External Audit

Oversight and remuneration of the external auditor, assessing
effectiveness and independence, and making recommendations
to the Board on the appointment of, and policy for non-audit
services provided by, the external auditor.

Internal Audit

Monitoring and reviewing the internal Audit plan, reports
on the work of the internal auditor, and reviewing its
effectivenass, including its resourcing.

Risk management and internal controls

Reviewing the system of internal control and risk management,
Reviewing the process for identification and mitigation of
principal and emerging risks, assessment of risk appetite

and key risk indicators, and challenging management

actions where appropriate.

Investment and deveiopment property valuations
Considering the valuation process, assurmptions and
judgements made by the vaiuers and the outcomes. Menitoring
the effectiveness of the Company’s valuers and the proportion
of the portfalio for which each valuer has responsibility.

- November 22 " March 23

@ Valuer report, effectiveness and
appplntment pol\cy Update

. 2023 half year results and draft

pre[;m\nary announc@ment cormpt\cn update

® Key financial reportung udgements

@ Assessment of principal and emerging -
risks, key risk indicators and risk appetite

. " Annual fraud and anti- br\bery and

. Whistieblowing repért

Focus for the coming year:

Processes by which the Board dentifies,
assesses, monitors, manages and mitigates
risk, particularly in the context of the
current economic uncertainty and the
high inflationary gnvironment;

Monitor key risk areas, particularly those

® Going concern assessment
na! Audlt review

Rws management update

. infcrmat\on secur\ty update

. Corporate governance reforms

. intemal Aud:t update

. internalcantrols effert\veness -
. External Audht plan fees and
engagement letter

udwt tender update

. Data prwacy comp!\ance update

' Corporate governar
[ ] Internal Audit report

. Fmancwal repcrtmg Judgements

reforms

' _Going concern and viability assessments

. Annuai tax update including tax p\annlng
and risk re at\ng to tax

. TCFD update mc\udmg ref\ectmg
the risk of chimate change in our
financiaf reporting

[} Effectiveness of Audit Commitiae,
|n*erna\ and external auditors

‘ Externa\ Aud\t tender updale

British Land 200

scheduled for review by Internal Audit
including, but not limited to, kay financial,
operational and IT controis, development
appraisal governance, ESG reporting and
Digital Placemaking;

Continue to prepare and enhance our
readiness for the proposed corporate
governance reforms;

Consider the impact of the evolving
review of investment valuation standards
undertaken by RICS on the valuation
processes of the Group; and

Complete the External Audit tenger
process, following the strategy setting
and preparations undertaken this year.
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REPORT QF THE AUDIT COMMITTEE centinued

Corporate and financial reporting

The Commitiee continues to review the content and tone

of the preliminary results, Annua! Report and Accounts and
half year results and make recommendations to the Board
regarding their accuracy and appropriateness. Drafts of the
Annual Report and Accounts are reviewed by the Committee
as a whole prior to formal consideration by the Board, with
sufficient time provided for feedback.

The Committee reviewad the key messaging included

in the Annual Report and Accounts and half year results,
paying particular attention to those matters considered 1o
be important to the Group by virtue of their size, complexity,
level of judgement required and potentiat impact on the
financial statements and wider business modal.

The Committee has satisfied itself that the controls over the
accuracy and consistency of the infermation presented in
the Annual Repart and Accounts are robust. The Committae
reviewed the procedure undertaken to enable the Board to
provide the fair, balanced and understandable confirmation
te shareholders.
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Fair, balanced and understandable (FBU)
reporting

The Committee considers annually whether, in its opinion,

the Annual Report and Accounts, taken as a whole, is fair,
balanced and understandable and whether it provides the
information necessary for stakeholders to assess the Company’s
position, performance. business model and strategy.

The following process is followed by the Committee in
making its assessment.

Senior management including members of
the Investor Relations, Financial Reporting,
1. Analysis, Verification and Company
Management
review

Secretariat teams review and challenge the
content and layout of the Annual Report
and press release. A report is produced
summarising their findings and

subsequent changes.

The external auditor reviews content

2. throughout the drafting process,
External challenging management onh its accuracy
auditor and approgriatenass. Any significant issues
are raported to the Committee and to the
executives responsible

Alongside the external auditor's review,
3. a small internal group reviews the Annual
internal Report, oversee a verification process for
verification all factuai cantent and raeports its findings
to the Committee.

The Committee reviews the outputs from
4. stages 1-3 above and, if appropriate, makes
a recommendation to the Board that the
report is fair, balanced and understandabile.

Committee
review

_\ . . . . N .
The Board considers the Committee's
5. recornmandation that the FBYU statement
| Recemmend | be made and if thought fit, approves it. The

to Board / staterment can be found in the Directors’
\/ Responsibilities Statement on page 163
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The significant issues considered by the Committee in relation to the financial statements and broader work it has undertaken
during the year ended 31 March 2023, and the actions taken to address these issues, are set out in the following table:

5 grificant Issues considersy and how thosa issues waere addrossca

Going concern and viability statement

The Committee reviewed management's analysis supporting

the preparation of the financial statements on a going concern

basis. This included consideration of forecast cash flows,
availability of committed debt facilities and expected
covenant headroom.

The Committee alsc reviewed management’s assessment of
whether the Group’s long term viability appropriately reflects
the prospects of the Group and covers an appropriate period

of time. This included consideration of whether the assessment

adequately reflected the Group’s risk appetite and principai
risks as disclosed on pages 48 to 60; whether the period
covered by the statement was reasonable given the strategy
of the Group and the envitonment in which il vperates; and
whether the assumptions and sensitivities identified, and
stress tested, represented severe but plausible scenarios

in the context of solvency or liquidity,

The Committee received a report from the external auditor on

the results of the testing undertaken on management's analysis

n both cases.

Provisioning

The Committee considered management’s approach

in determining appropriate provisioning levels for rental
arrears and tenant incentives, challenging assumptions
and methodology where appropriate. The Committee
also received a report from the external auditor.

Accounting for significant transactions

The accounting treatment of significant property acquisitions,
disposals, financing and leasing transactions is a recurting risk
for the Group with non-standard accounting entries required,
and in some cases management judgement applied. The
Committee reviewed management papers on key financial
reporting matters, including those for significant transactions,
as well as the external auditor's findings on these matters. In

particular, the Committee considered the accounting treatment

of the formation of a joint venture with GIC in respect of
Paddington. The external auditor separately reviewed
management's judgements in relation to these transactions
and determined that the approach was appropriate.

Valuation of property portfolio

The valuation of investment and development properties
conductad by external valuers is inherently subjective as it is
undertaken on the basis of assumptions made by the valuers
which may not prove to be accurate. The outcome of the
valuation is significant to the Group in terms of investment
decisions, results and remuneration. The external valuers
presented their reports to the Committee prior to the half year
and full year results, providing an overview of the UK property
market and summarising the performance of the Group's
assets. Significant judgements mads in preparing these
valuations were highlighted.

Cutcomo

The Committee satisfied itself that the going concern
basis of preparation remained appropriate. In doing so,
the Committee requested that a reverse stress test be
undertaken, in addition to the severe but plausible
scenarios conducted. The Committee agreed with
management’'s assessment and recommended the
viability statement to the Board. The viability statement,
which includes our going concern statemeant and further
details on this assessment, is set out on page 61

The Committee was satisfied that the provisioning
approach was appropriate and proportionate for the Group.

The Committee was satisfied that the accounting treatment
and related financial disclosure of significant transactions
was appropriate.

The Committee analysed the reports and reviewed the
valuation outcomes, challenging assumptions made where
appropriate. The Cammittee challenged the valuers on
how the changing macroeconomic envircnment, including
rapidly rising interest rates, had impacted valuations. The
Committee also challenged the valuers on the methodology
applied in respect of development costs at Canada Water
as well as the availabitity of comparable yields. The
Committee was satisfied with the valuation process and
the effectiveness of the Company's valuers The Commitiee
approved the relevant valuation disclosures to be included
in the Annual Report.
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REPORT OF THE AUDIT COMMITTEE continued

Taxation provisions

The Committee reviewed the appropriateness of taxation
provisions made and released by the Group during the period.
It considered papers prepared by management and discussed
the views of the external auditor to obtain assurance that
amounts held were commensurate with the associated risks.

Corporate simplification and restructure

The Committee reviewed a corporate simplification and
restructuring exercise conducted in the year. It considered
the analysis prepared by management, supported by extarnal
advice received from lawyers and accounting and tax expearts
The external auditor also provided their view on the proposed
transactions and cutcomes ahead of execution. The Audgit
Committee requested the external auditor 1o provide special
focus to this exercise, given its nature as a one-off and
non-standard matter.

Risk appetite and principal risks

The Committee raceived reports from management which
inciuded a review of key risk indicators in the context of
our risk appetite and updates on our operational risks.

This year we have again operated in the context of the
proposed corporate governance reforms and are centinually
seeking to enhance our internal control environment.
Management provided biannual confirmation of the
effectiveness of internal controls

The Committee reviewed management’s continuing compliance
with the TCFD requirements for this year's Annual Report and
Accounts. It considered any changes proposed to both the
Strategic Report and financial statements.

External Audit

PricewaterhouseCoopers LLP (PwC) was appointed as the
Group's external auditor for the 2015 Annual Report and
Accounts foliowing a forma!l competitive tender process.
Given tha continuing robustness and effectiveness of PwC

in their role as external auditor the Committee believes it s
in the best interests of shareholdears for PwC to remain in role
for the following financial year and for a competitive tender
process to be completed in early 2024 ahead of the 2025
year-end audit,

The year under review is Sandra Dowling's fourth year as
engagement partner following @ mandatory rotation at the
conciusion of the 2012 audit. As part of the External Audit
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The Committee was satisfied that the taxation provisions
were appropriate. ‘Qur Approach to Tax', which was
reviewed by the Committee in the year, is available

at britishland . com/taxstrategy.

The Committee was satisfied that the appropriate steps had
been undertaken by management and key considerations
taken into account as part of the transaction steps,
including the findings of the external auditor who

provided a supplementary report on the matter.

The Commitiee challenged management’s assessment of

the principal and emerging risks, as well as the appropriate

optimal and tolerable ranges for relevant key risk indicators

for monitoring these risks, given wider macroeconomic

volatility. The Committee resolved that management’s

assessment of the principal and emerging risks and risk

appetite be recommended to the Board. !

The Committee reviewed management’s biannua!
confirmation of the effectiveness of internal controls.
This includes internal control testing of operating
effectiveness for the Group's key controls, providing an
additional level of assurance. The Committee reviewed
noted control exceptions and challenged management
on remediation actions, where necessary.

The Committee continued to review and provide comment

on tha revised TCFD disclosure, along with discussing the

level of assurance provided over key sustainability related

metrics, ahead of the final recommendation of the Annual :
Report and Accounts for approval by the Board. The ‘
Committee satisfied itself that the Group's resulting

tender process PwC have identified a proposed successor
audit partner who will lead their tender bid. The individyal
was interviewed by members of the Audit Committee and
senior management ahead of the proposal

The Committee is responsible for overseeing the relationship
with the external auditor and for considering their terms of
engagement, remuneration, effectiveness, independence and
continued objectivity. The Committee reviews annually the
audit requirements of the Group, for the business and in

the context of the external enviranment, placing great
importance on ensuring a high gquality, effective External
Audit process.

BDO LLP provides audit services to a number of whally
owned subsidiary and joint venture companies.



External Audit tender

Timetable

PwC was first appointed as external auditor in the
financial year ending 31 March 2015. As the 10-year
anniversary of their appointment approaches, planning
for the required competitive tender process is underway
and is being led by the Audit Committee Chair. British
Land's ey \'.ol.ljl:LT.ive 15 Lo eraure o fair and
transparent tender process and to appoint the audit
firm that will provide the highast quality in the most
effective and efficient mannar. To ensure shadowing
(if required) through the Externat Audit for the year
ending 31 March 2024, cur planned process anticipates
a recommendation to the Board in early 2024.

Planning and preparation

As part of planning the tender process, the Committee
has taken due regard of the current FRC guidance on
audit tenders and has considered the relevant sections
of the draft ‘Minimum Standards for Audit Committees’
published by the FRC in November 2022, In selecting a
long list of firms to be considered to invite to tender
the Committee’s selection considerations included.

1. Independence criteria

2. Audit capability and competence

3. Audit Quality Review performance

4. Real estate experience and breadth of subject
matter experts

5. Capacity to provide a robust audit

Tender process

1. Before the formal process begins
- Selecting firms to involve
- Consider the audit team of each firm
- Define critical success factors

2. Tender process period
- lIssue Request for Proposal
- Provide access to management and data room
- Consider technical challenges

3. Selected firms provide a proposal document
for consideration

4. Selected firms present to management and the
Audit Committee

5. Decision making and recommendations made to
the Board

Fees and non-audit services

The Committee discussed the audit fee for the 2023 Annual
Report with the external auditor and approved the proposed
fee on behalf of the Board.

In addition, the Group has adopted a policy for the provision
of non-audit services by the external auditor in accordance
with the FRC's 2019 Revised Ethical Standard. The policy
helps to safequard the external auditor's independence and
objectivity. The policy allows the external auditor to provide
the following non-audit services to British Land where they
are considered to be the most appropriate provider for audit
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related services, including formal reporting relating to
borrowings, shareholder and other circulars and work in
respect of acquisitions and disposals. In some circumstances,
the externa! auditor is required to carry out the work because
of their office. In other circumstances, selection would depend
on which firm was best suited to provide the services required.

In additicn, the following protocols apply to non-audit fees:

- total non-zudit fees are limitaed to 70% of the audit fees in
any cne year. Additionally, the ratio of audit to nen-audit
fees is calculated in line with the methodology set out in
the FRC's 2019 Revised Ethica! Standard;

- Committee appraval is required where there might be
questions as to whether the external auditor has a conflict
of interest; and

- the Audit Committee Chair is required to approve
in advance each additional project or incremental fee
between £25,000 and £100,000, and Committee approval
is required for any additional projects over £1060,000.

Total fees for non-audit services amounted to £0.03m, which
represents 5% of the total Group audit fees payable for the
vear ended 31 March 2023, Details of all fees charged by the
external auditor during the year are set out on page 188.

The Committee is satisfied that the Company has

complied with the provisions of the Statutory Audit Services
for Large Companies Market Investigation (Mandatory Use of
Competitive Processes and Audit Committee Responsibilities)
Order 2014, pubtished by the Competition and Markets
Authority on 26 September 2014,

Effectiveness

Assessmeant of the annual evaluation of the external auditor’s
performance was undertaken by way of a gquestionnaire
completed by key stakehaolders across the Group, including
senior members of the Finance team. The review took into
account the gquality of planning, delivery and execution of
the audit {including the audit of subsidiary companies), the
technical competence and strategic knowledge of the audit
team and the effectiveness of reporting and communication
between the audit team and management.

Pw( provide the Commitiee with an annual report on its
independence, abjectivity and compliance with statutory,
regulatory and ethical standards. For the year ended

31 March 2023, as for the prior year, the external auditor
confirmed that it continued to maintain appropriate internal
safeguards to ensure its independence and objectivity. PwC
also confirms at each Committea mesting that it remains

Internal Audit transition to Deloitte LLP

In consideration of the length of time EY had been in
place and in connection with the upcoming competitive
tender process for the External Audit it was decided
during the year to hold a competitive tender process
for the Internal Audit provision. Interested and gualified
parties were invited to submit proposals and the tender
process considered both large and challenger audit
firms. Following a detailed selection process overseen
by the Audit Committee Chair, Deloitte LLP were
appointed as the new internal auditor effective

from the financial year beginning 1 Apri! 2023.
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independent, and signs a letter of confirmation stating its
independence annuaily.

The Committee concluded that the quality of the external
auditor's work, and the level of challenge, knowledge and
competence of the audit team, had been maintained at an
appropriate standard during the year.

The Committee therefore recommended to the Board that
a resolution to reappoint PwC as external auditor of the
Company be put to shareholders at the 2023 AGM.

Internal Audit

The role of Internal Audit is to act as an independent and
objective assurance function, designed te improve the
effectiveness of the governance, risk management and
internal controls framework in mitigating the key risks

of British Land. Ernst & Young LLP (EY) provided Internal
Audit services to British Land during the financial yvear

and attended all Committee meetings to present their audit
findings alongside the status of management actions. During
the year it was decided to conduct an Internat Audit tender
and Deloitte LLP were appointed as interna! auditor effective
from the financial year beginning 1 April 2023, Since the
conclusion of the tender a handover process has been
underway to ensure continuity of the Internal Audit provision.
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During the year, the Committee reviewed, made suggested
amends to and approved the annual Internal Audit plan,
including consideration of the plan’s alignment to the
orincipal risks of the Group and its joint ventures. Internal
audits completed during the year included those in relation
to key financial controls, financial reporting system upgrades,
health and safety processes, IT disaster recovery and general
controls, risk management, business continuity, and the
Group's purchase ta pay system. Cverall, no significant
control issues were identified although several process

and control improvements were proposed, with foliow

up audits scheduled where necessary.

Effectiveness

The annual effectiveness review of the internal auditor
included consideration of the Internal Audit charter which
defined EY's role and responsibilities, review of the quality
of the audit work undertaken and the skills and competence
of the audit teams. Key stakeholders across the Group,
including Committee members, Head of Secretariat, Head of
Financial Reporting and other senior employees, completed
a guestionnaire to assess the effectiveness of the internal
auditor. The Committee concluded that, notwithstanding
the decision to tender the Internal Audit role in order to focus
on more strategically targeted audits, EY had discharged its
duties as internal auditor effectively throughout the year.

Feedback to inform the Committee’s review of the effectiveness of the Internal and

External Audit

interna Auc i ixiernar Audit Managerrent

- Assessed audit resource and expertise.

- Reviewed the guality of audit work,
skills and competence of the -
audit teamns

- Considered feedback from PwC in
relation to the External Audit process.

- Considered feedback from EY in
relation to their performance -
during the year.

- Reviewed EY's confirmations relating
to the Internal Audit inciuding their
independence, compasition, and
interaction with external auditor,
Committee and Board.

- Assessed the internal Audit plan.

Qucome

Following a review of the outputs from each

source cutlined above, the Committee concluded the
internat and external auditors had operated effectively.
Considering the previcus year’s objectives and progress
made during the year, the key areas of focus for the
Internal Audit function for the upcoming vear would be
the establishment of Deloitte LLP in their new internal
auditor role, establishing a working relationship with
managemaeant and providing the Committee with
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- Reviewed the work carried
out by the Risk Committee.
Reviewed the questionnaires
completed by key
stakeholders regarding the
Committee, and external and
internal auditors’ effectiveness. -
Received assurance that the
provision of information

to the external auditor
complied with the relevant
disclosure processes

Aug't Commettoe

- Considered the views from members, the
Finance team and regular attendless of
the Audit Committee.

- Assessed the cutput from the Committee

evaluation and surveys conducted during

this process

Reviewed the External Audit reports

provided to the Committee during the year,

with a specific focus on the demonstration
of professional scepticism and challenge of
management assumptions. In particular the

Committee noted the significant challenge

provided by External Audit to management

regarding the Canada Water development
valuation assumptions in light of the volatile
macroeconomic envircnment

- Assessed progress against the previous
yvear's focus areas.

detailed information about the Internal Audit programme as wel!
as setting a longer term three-year Internal Audit strategy. The
key focus of the External Audit function would be to inform the
Committee about key industry trends, work with management to
improve the response time to conclude accounting issues, and
provide further external advice and input into our overal! risk
management and internal controls processes.




investment and development

property valuations

The external valuation of British Land’s property portfoliois a
key determinant of the Group's balance sheet, its performance
and the remuneration of the Executive Directors and senior
management. The Committes is committed to the rigorous
monitoring and review of the effectiveness of its valuers as
well as the valuation process itself. The Group’s valuers are
CORC, Knight Crank, ianes Lang LaSells (JLL)Y and Cushimati
& Wakefiald.

The Committee reviews the effectiveness of the external
valuers biannually, focusing on a guantitative analysis of
capital values, yield benchmarking, availability of comparakie
market evidence and major outliers to subsector movements,
with an annual qualitative review of the level of service
received from each valuer.

The valuers attend Committee meetings at which the full

and half year valuations are discussed, presenting their
reports which include details of the valuation process,

market conditions and any significant judgements made. The
external auditor reviews the valuations and valuation process,
having had full access to the valuers to determine that due
process had been followed and appropriate information used,
before separately reporting its findings to the Committee.
The valuation process is also subject to regular review by
Internal Audit. The Group’s valuers,and external auditor have
confirmed to the Committee that the process undertaken

by British Land to accommodate the valuation of its reat
estate portfolio is kest in class. British Land has fixed fee
arrangements in place with the valuers in relation to

the valuation of wholly-owned assets, in line with the
recommendations of the Carsberg Committee Report.

Risk management and internal controls

A detailed summary of the Group's risk framework as well
as additional information on our systems of internal control
is set out in the ‘Managing risk in delivering ocur strategy’
section on pages 46 to 50. The Board has delegated
raspansibility for overseeing the effectiveness of the
Group’s risk managemeant and internal control systems to
the Committee. The Board confirms that the systems have
been in place for the vear under review and up to the date
of approval of the Annual Report and Accounts and have
been regularly reviewed throughout the year. The Board
are satisfied that the internal controls and systems of risk
management are effective. An overarching view of the
internal controis system, and the role of the Board and
Committee, is set out on the next page. The Committee has
oversight of the activities of the executive Risk Committee,
receiving minutes of all Risk Committee meetings and
discussing any significant matters raised.
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At the full and half year, the Committee reviewed the
Group's principal and emerging risks including consideration
of how risk exposures have changed during the period. Both
external and internal risks are reviewed and their effect on
the Company’s strategic aims considered. The assessment

of emerging risks includes a bottom-up review of all business
units and a deep dive by the Risk Committee The Audit
Committee made a recommendation to the Board regarding
the identification and assessment of principal and emeraing
risks. The Board accepted the Committee's recommendation.

Half yearly, in conjunction with the internal auditor,
management reports to the Committee on the effectiveness
of internal controfs, highlighting control issues identified
through the exceptions reporting and key controls testing
across all key operational and financial controls. Risk areas
identified are considered for incorparation in the Internal
Audit plan and the findings of Internal Audits are taken into
account when identifying and evaluating risks within the
business. Key observations and management actions are
reported to, and debated by, the Committee. For the year
ended 31 March 2023, the Committee has nat identified, nor
been advised of, a failling or weakness which it has deemed
to be significant.

At the request of the Remuneration Committee, the
Committee considers annually the level of risk taken by
management and whether this affects the performance

of the Company. The Remuneration Committee takes this
confirmation into account when determining incentive
awards granted to the Executive Directors and senior
management. Taking into account reports received on
internal key controls and risk management, and the results
of the Internal Audit reviews, the Committee concluded that
for the year ended 31 March 2023 there was he evidence of
excessive risk taking by management which cught to be
taken into account by the Remuneration Committee

when determining incentive awards,

The Group's whistieblowing arrangements enable all

staff, including temparary and agency staff, suppliers and
occupiers, to report any suspected wrongdoing. These
arrangaemaeants, which are monitored by the HR Director,
General Counsel and Company Secretary and reviewed

by the Committee annually, include an independent and
confidential whistleblowing service provided by a third party.
The Committee received a summary of all whistleblowing
reports received during the year and concluded that the
response to each report by management was appropriate.
The whistleblowing reports werg also relayed to the Board
by the Committee Chair.

British Land &1 ua Reogort arg Aonur § 5023 139




REPORT OF THE AUDIT COMMITTEE continued

System of internal control

The elements that make up the system of internal control are:

Governance Framework: Structured
with three lines of defence, the
governance structure enables the
efficient prioritisation of key risks and
actions to mitigate risk. Anillustration

Strategic Risk Management: A holistic
view ensures that risk management

is underpinned by our strategic
ohjectives, taking into consideration our
priorities and the external environment.
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Assurance Framework: An element
of internal control that is independent
of business functions and Executive
Committee and Board members.

of the governance framework can be

found on page 112

Operational Risk Management: Each
business unit is supporied to manage
its own risk to ensure that potential

risks are identified and mitigated
at an early stage This embeds the
responsibility of risk management
at a business unit level. Further
detail can be found on page 47.

internal Control Framework

Goverpance

Board, Audit
Committee and
ESG Committee

Executive Committee
and Risk Committee

Business units
and Risk and
Control team

333 Euston Road,

Sirategic R sk Managemont

Determine strategic
action points

and risk appetite
Set strategic and
financial goals
Assess the extent
and nature of
principat risks

Identify pr\'ncipailﬁ}ié";(s
Monitor key risk
indicators

Execute strategic
actions

Operational Risk Managerrent

Review effactiveness

aof risk management
and internat
control systems

Aggregation

of risk exposure
and adequacy

of risk mitigation
Going concern and
viability statement
Risk register
Day-to-day
responsibility for
internal controls

External Audit
Internal Audit

Group Caompliance
Group Health & Safety
Business leads report
on key controls
blannually

Risk and Control team

oversaees the business
unit process including
sample testing

Standards and Quality Framework:
The overarching standards and codes
that the Company and its ermnployees
adhere 1o in performing its duties.

Standarcs a;a})jiljgr}rxmcwork.
Group policies and
ethical standard e.g.
whisteblowing Policy,
Risk Management
Policy, Internal Contro!
framework aligns with
COS50 Internal Control
Integrated Framework,
FRC Guidance

Review and approve
business unit policies
where refavant

Business unit policies,

procedu res, processes
and systems

Regent's Place
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DIRECTOR’S REMUNERATION REPORT

ALIGNING
INCENTIVE
WITH
STRATEGY

Our Remuneration Policy aligns
management incentives with
our strategy.

Dear Shareholders

During the year under review the Committee has focused

on three main areas: implementing our 2022 Remuneration
Policy; working with management to re-frame the Company’s
reward and recegnition proposition with a relaunched portfolio
of benefits during the year; and being mindful of the need to
mitigate the disproportionate impact of the cost of living
crisis on our junior colteaguaes.

Directors’ Remuneration Policy

The Committee and Board as a whole were pleased to receive
overwhelming support for the Directors’ Remuneration Policy
at the 2022 AGM with & vote of 96 24% in favour. As discussad
later in this report. the Committee made its first grant of LTIP
shares under the new policy in July 2022 and has begun to
assess the performance of management against the revised
performance measures. The assessment of performance
under the new Annual Incentive Plan has been undertaken

for the first time this year.

The Committee holds management to account robustly by
setting and measuring performance conditions that stretch

performance in key areas. We are confident that the 2022
policy and the performance conditions within it incentivise
the management team to deliver the right outcomes for the
Company, shareholders and our wider stakeholders alike.

The Committee has responsibility under its terms of
refarence to ensure that reward at British Land incentivises
the right culture. This overlaps with the responsibility of
the ESG Committee, which is responsible for overseeing
the culture of British Land as & whole Accordingly, both
Committees held a joint session for the first time this year
to understand the rich data that came from our employae
engagement survey, particularly through a diversity lens,
and remain informed about the evolving benchmarks for
sustainability in real estate in order to assess the Company’s
relative performance.

The data showed that people of different ethnicity, gender or
sexual orientation did not feel that their characteristics had
any impact on the fairness of their compensation. Importantly,
those different groups were also generally aligned on their
job performance being fairly evaluated and on receiving
recognition for good work. The Committees therefore
concluded that the data showed those groups did not

feet unfairly treated because of their characteristics. The
Committees were impressed with the skill and expertise
within the management team with regards to sustainability.
Both Committees will work clesely with management to
monitor the emerging area of sustainability benchmarks and
ensure that the measures we use to assess the Company's
relative performance remain appropriate.

Company Performance & Bonus

Operationally, the Company has performed strongly during

a year of macroeconomic uncertainty. In a year that has been
dominated by market forces and international, economic and
geopolitical turbulence, management have acted decisively
to maximise performance in areas under their contral. The
Company is reporting another very strong year of leasing

on the back of record levels in 2022, Management have

also worked hard to recover £18m of rental arrears, whilst
reducing our EPRA cost ratio down from 25.6% in 2022,

to 19.5% this year. As a result, the Company has exceeded
the underlying profit stretch target for tha year by £34m.

Higher interest rates and the corresponding returns required
from property investments have impacted the value of real
estate generally. However, we are estimating that British
Land has outperformed the MSCI March Annual Universe
Benchmark as a result of the strategic direction of the
Company to pivot towards growth and management’s sector
and asset aliocation. The fina! cutcome against MSCI will be
known later in the year and we will update our disclosures in
due course. Financial performance is important, but we are
similarly pleased with the progress the Company has made
against our 2030 Sustainability Strategy. Similarly, we are
delighted to see the very strong engagement scores up 9%
yvear on year to 78% overall, with 93% of employees proud
to work for British Land. This is a significant achievernent

in such a volatile environment.

The Annual Incentive Plan performance targets that were

in operation for the first time this year reward Executive
Directors for operational out-performance on matters within
their contral whilst refiecting the macrceconomic driven
valuation movements. The Committee considers that the
2022 pohcy has operated as intended both in terms of
company performance and quantum during the year.
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The Committee therefore considers the estimated formulaic
outcomaes under the Annual Incentive Plan (adopting the
estimated MSC| metric) are appropriate and has not
exercised its discretion.

The achieved performance for the year under review rasults
in an estimated bonus of 33% of salary for Simon Carter and
95% of salary for Bhavesh Mistry against a maximum of 150%.
This performance outcome is in line with the bonus cutcome
for the workforce as @ whole and is explained in more detaii
on page 148,

The 2020 Long Term incentive award is expected to
vest partially an 22 June 2023, The final outcome of the
performance conditions, as described on page 151, will
be known after the finalisation of this report and will be
confirmed by the Committee in due course with detafls
to be provided in the 2024 Annual Report. The current
estimated vesting proportion is 1%.

Reward and Recognition

The Cammittee recognises that juniar colleagues and less
well remunerated colieagues throughout our business are
inevitably feeling the impact of the cost of hving crisis far
more acutely than others

In seeking to mitigate the cost of living the Company

has taken a multi-year approach. At the end of the 2022
pay review in May last year, we targeted materially higher
percentage pay rises of 7% for cur lowest paid staff, with
more senior colleagues receiving a pay rise of 3%. This year
we have also awarded an average pay rise of 6% for staff
balow Executive Committee level,

The Committee will continue to monitor the impact of higher
inflation on our workforce and ensure the overall reward
package at British Land remains appropriate.

In addition to the cost of living concerns, management
have worked hard to reform the reward and recognition
proposition at British Land during the year. Within the
existing framework, maore focus has been applied to
using reward to incentivise the successful defivery

of key objectives; and the retention of our top talent.

We are rolfling oul @ new management training programme
for our leaders which includes modules on how to help their
taarn members develop their careers. In tandem, we have
relaunched our l2arning and development portal to give
everyone the self-help tools to develop their own portfolio
of skills and experience.

Remuneration in respect of the year
commencing 1 April 2023

Salaries

The Cammittee reviewed salaries for the Executive
Directors during the year and concluded that a 3% increase
was appropriate.

The Executive Directors and Chair of British Land considered
the fees for the Non-Executive Directors during the year and
concluded that a 3% increase to the basic fee was appropriate.
The Chair's fee was reviewed by the Remuneration Committee
and was considered to remain appropriate. Both fees were
benchmarked against the market and against the salary
increases across the wider business.
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Annual Incentives & Long Term Incentives

Executive Directors are eligible for a maximum bonus of
1530% of salary and maximum Long Term Incentive Award of
up to 300%. The Committes does not intend to grant LTIP
awards above 250% of salary

Pensions

We are committed o ensuring that pension contributions
across our workforce are eqguitable. Executive Directors
receive the same pension benefit rate applicable to

the majority of the wider workforce at 15% of salary.

Gender and ethnicity pay gap

The gender pay and bonus gaps increased slightly during the
year on a cansolidated basis across the business. The 5 April
2023 snapshot shows the median gender pay gap for the
British Land Company PLC increased by 2.7% from 19.2% last
year to 21.9%. The British Land Property Services Limited
(formerly Broadgate Estates) median pay gap reduced by
3.1% from 29.3% to 26.2%. The combinad median gender

pay gap across our business increased by 1.7% compared
with last year.

The increase in the British Land Company PLC gender pay gap
is due to a number of senior women leaving the business. The
absolute numbers of senior women laavers were similar to
tha number of men leaving, but due to timing of departures
and because the total population had more senior men, the
pay daps were negatively affected.

The ethnicity pay and bonus gaps both reduced on a
conselidated basis across the businass reflecting our success
in increasing the ethnicity disclosure rate of our employees
and the ongoing impact of 2 number of vary senior hires.

On an entity level the British Land Company PLC median
ethnicity pay gap reduced by 5% from 19.2% last year to
14.2%. The British Land Property Services Limited ethnicity
pay gap has reduced by 11.5% over the course of the year
from 29.4% to 17.9% as at the 5 April 2023 snapshot.

More information can be found at britishland.com/gender-
pay-gap

Recommendation

British Land is committed to listening carefully to shareholder
faedback and to applying best practice to its remuneration
policies and approach. We hope that you will continue to
support cur approach to remuneration and will vote in

favour of this Report at the 2023 AGM,

Yours sincerely,

A

Laura Wade-Gery
Chair of the Remuneration Committee



Remuneration at a glance |

How we align rewards
to delivering our strategy

As set out in the Strategic Report, we have a clearly defined
business model and a range of competitive strengths We
target strategic themes that have strong structural tailwinds
and currently see oppertunities in:

- Development of best in class sustainable space on
our campuses

-~ Retail Parks

- London Urban Logistics

Delivering against these areas lays the foundation for
future value creation, Each year, Executive Directors are set
cohjectives by the Board, which are then cascaded through
the Executive Committee and on 1o the whole organisation.
These objectives are focused on maximising cpportunities
within the strategic themes below as wel! as continued
strong operaticnal performance, progress against cur
sustainability ambitions and the continued enhancement

of our best in class platform.

We take a long term approach to running our business; our
focus is to deliver positive outcomes for all of our stakeholders
on a long term, sustainable basis which can mean that actions
taken in any one vear take time to deliver value

2022 Remuneration Policy

1 year parformance

- Profit targets

Annual profitability

Development Profit”

Property valuation changes

performance

Taotal Accounting Return

Environmental Measures

Q Development of Sustainable Space

O London Urban Logistics
People, Sustainability &
Operational Execution

- Targets for Development Profit

~ Relative Total Property Return

- EPC ratings across estate -
- GRESA Real Estate benchmark -

- Objectives aligned with our
strategic themes, sustainability
ambitions. continued strong
operational performance and
continuing to enhance our
best in class platform

Tne Brivan lLand Company PLC 008713720

Cver the longer term, we measure our performance against
selected financial and sustainability market benchmarks as
well as absolute return metrics that are set at the start of

the three year cycle. We only reward our paople where the
business at least matches those benchmarks and we share

a small percentage of any cutperfarmance We tailor these
performance measures to be as relevant as possible to the
composition of our business but we recognise that there may
inevitably be a degree of mismatch.

The chart below illustrates the alignment between (i) what
we are focusing on doing (our strategic objectives), (i) what
we measure and report on and (iii) what we reward Executive
Directors for delivering.

Our strategic themaes:

Development

of Sustainable Retail Parks Lendon Urban

Space

Logistics

People, Sustainability & Operational Execution

% year performance

Relative Total Property Return performance

3

- Abseciute Total Accounting Return performance
against a target range

Operational carbon reduction
Operational energy reduction
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DIRECTOR'S REMUNERATION REPORT continucd

Summary of the Remuneration Policy and how we apply it

The Remuneration Policy was approved by shareholders on 12 July 2022. The Policy will apply until the AGM in July 2025. The
Remuneration Policy is set out in full in the 2022 Annual Report and is available on our website britishland.com/committees.
Slementer T o
rerpneraton

Lok Lo stratagy Tramowaork

Fixed Basic salary Attracts and retains expert people with  Reviewed annuaily and increases typicaily in line
the appropriate degree of expertise and  with the market and general salary increases
experience to deliver agreed strategy throughout the Group

Benefits Benefits are restricted to a maximum of £20,000
per annum for car allowance and the amount
required to continue providing agreed benefits
at a similar level year on year

Pension Defined confribution arrangerments - cash

cantribution allowances in lieu of pension are made to the
CEC and CFO at 15% of salary

Variable Annual Performance measures related to Maximurm opportunity is 150% of basic salary. 2/3

Incentive British Land’s strategic, financial and is paid in cash with the remaining 1/3° (net of tax)

environmeantal performance as well used to purchase shares on behalf of the Executive
as the Executive Directors’ individual Directer (Annual Incentive Shares) which must be
area of responsibility are set by the held for a further three years whether or not the
Committee at the beginning of the Executive Director remains an employee of
financial year British Land

Long term Total Property Return (TPR) links LTIP grants are typically of 250% of salary in the

incentive reward to the Company’s relative form of performance shares, within the maximum
gross property performance value of an LTIP award of 300% of salary

Total Accounting Return {(TAR) links
reward to abscolute financial returns

ESG Carbon and Energy Reduction
link remuneration cutcomes to the
Company's 2030 Sustainability Strategy

Executive Directors’ remuneration

Tha tables below show the 2023 actual remuneration against potential cpportunity for the year ended 21 March 2023 and
2022 actual remuneration for sach Executive Director. The figures for Bhavesh Mistry’s actual and potantial 2022 remuneration
are pro-rated to reflect part service during the year,

Full disclasure of the single total figure of remuneration for each of the Directors is set out in the table on page 147,

2023 actual remuneration v 2023 on-target potential (£'000)

FY23 octantal assumes tnat ostn a=~nuai and long term incant vas nay out 1in fa'l wits the LTP valueg £3<ng 1Mt0 account $hars orice cnanga since grant

Simon Carter - FY23 Potential pay pased on 2020 LT.P Awargs ana as sucn tis was 1n rescect of nis award in tne CFO rale

Bravesh Mistry - FY22 nay basad g1 0re-rata remunaration since acooint™gat in July 2027 FY22 ana FY23 pay also includes buyout awaras grantza to reglace
Incentvas that were forforted upgon leaving previaus employer

W

144 British Land Annual Report and Accounts 2023



How we intend to apply our
Remuneration Policy during the
vear commencing 1 April 2023

The following pages set out how the Committee
intends to apply the Remuneration Policy
during the coming year,

Executive Directors’ remuneration

Basic salaries
The Executive Directors have not received a salary increase
since appointment. Noting market trends and the overall
salary increases that have bean made for the workforce over
the past two years, the Remuneration Committee considered
it appropriate to increase Executive Director salaries by 3%
for the year beginning 1 April 2023, This compares with an
average salary increase across the workforce of 6% in
respecl of Lhe same period.

Basic saiary

I_)irer.tor o o _Eﬂ)@
Simen Carter Tz
Bhavesh Mistry 505

Pension and benefits

Both Executive Directors will receive a 15% of salary pension
contribution/allowance. Benefits will be provided in line
with the policy and include a car aliowance and private
medical insurance.

The British L and Company PLC Q0621920

Annual Incentive awards

The maximum bonus opportunity tor Executive Directors
remains unchanged at 150% of salary. The performance
measures for the Annual Incentive awards were reframed
last year to align more closely to the Company’s new
strategic direction and reflect our sustainability agenda.

The detailed targets that the Committee sets are considerad
to be commercially sensitive and as such the specific targets
for the quantitative measures tor the coming year will be
disclosed in the 2024 Remuneration Report. In assassing
how the Executive Directors perform during the year
commencing 1 April 2023, the Committee will take into
account their performance against all of the measures and
make an assessment in the round to ensure that performance
warrants the level of award determined by the table below.

This year, once again, the Committee will assess performance
in the context of the wider stakeholder experience and
overall corporate outcome. Discretion mayv be exercised hy
the Committee and, if this is the case, a full explanation will
be set out in next year's Report.

As disclosed previously, the Committee agreed that

for Annual Incentive awards, the sector weighted MSCI
March Annuai Universe benchmark (which includes sales,
acquisitions and developments and so takes into account
active asset management as well as a more representative
pear group) would ba most suitable.

In line with best practice, two-thirds of any amount earned
will be paid in cash with the remaining one-third (net of tax)
used to purchase shares which must be held for a further
three years.

Moasure Targe Weighiing
Annual Financial budget targets for profitabtiity
profitability 0% payout for meeting a threshold level rising to 100% 0%
pavaut for at least meatching a stretch level
Quantitative T T T T T T T
Financial Total Property Return cutperformance target
Total Pro
Measures: (v‘:;gh:e::ws:;:j:)" vs MSCI 17% payout for matching the MSCI benchmark index 20%
60% reward Y rising to 100% payout for cutperforming by 1.25%
weighting R I e e e
Financial budget targets for development profit
Development profit 0% payout for meeting a threshold level rising to 100% 10%
payout for at {east matching a stretch level
Benchmark score targels for GRESH rating 0% payout
o The Global Real Estate for meeting a threshold score, rising to 50% payout for
Guantitative ESG Benchmark (GRESB) matching the score that achieves a 5 star rating and rising
Environmental 10 100% payout for at least matching a stretch level score
Measures: T e s e e s e e e 20%
20% reward A&B rating across the estate. 0% payout for meeting a
weighting EPC rating across estate thresheld leval, rising to 100% payout for at least matching
a stretch level
Develapment of Sustainable Space
Strategic/ e e e
pers:;'aelftz;.:'s:somer O Retail Parks Commercially sensitive 5o
) P e T = these will be fully disclosed and 20%

measures O London Urban Logisti
rRan Logistics
20% reward - gistie

weightin et o ’
ghting O People, Sustainability &
Qperatignal Execution

explained in next year’s Report
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DIRECTOR'S REMUNERATION REPORT continued

Long term incentive awards

LTiP awards will be granted to Executive Directors during the year commencing 1 April 2023. The size and timing of the award
will be determined by the Committee at a later date and disclosed in an RNS announcement. Full details will be inciuded in

next year ‘s Annual Report

Measure

Total Accountmg Return (TAR)

The growth in British Land’s EPRA Net
Tangible Asset Value (NAY) per share
plus dividends per share paid over the
LTIP performance period

TOta| Property Return (TPR)

The changa in capital value, less any
capital expenditure incurred, plus
net income. TPR is expressed as a
percentage of capital employed cover
the LTIP performance period and is
calculated by MSCi,

Enwronmentaf Socaa! Governance
(ESG)

Qperaticnal Carbon Reduction
(CO2e per samy}

Operational Energy Reduction

Link to strategy

" The TAR measure is desxgned

to link reward to performance
at the net property level that
takes account of gearing and
our distribzutions to
shareholders.

The TPR measure is dessgned
to link reward to strong
performance at the gross
property level.

" The ESG measura is desugned

to link reward to delivering
our 2030 ESG commitments
measured against a

2019 baseline

Measured re az ve 10

TPR performance will be assessed

Weight ng
TAR performance will be assessed 50%
against targets set in the context
of the businass plan and investor

expectations over the long term

Threshold: 4% per annum
Maximum: 10% per annum

 25%
against the performance of an
MSCI sector weighted benchmark.

Threshold: Equal to index

Maximum: Index +1.00% per annum

ESG performam:e wil be assessed
against targets set in line with
achieving our sustainability vision

Operational Carbon Reduction
(12.5% of total weighting)
Threshold: 44% reduction
Intermediate: 48% reduction
Maximum: 53% reduction

Operational Energy Reduction
{12.5% of total weighting)
Threshold: 17% reduction
Intermediate: 19% reduction
Maxirnum: 21% reduction

25%

For all performance measures, there is no vesting below threshold performance. At threshold performance, vasting is at 20%.
Thare will be straight-line vesting between threshold and intermediate (if applicable) and stretch performance targets.

The Cormmittee retains the discretion to override the formulaic outcomes of incentive schemes. The purpose of this
discretion is to ensure that the incentive scheme outcomes are consistent with overall Company performance and the

experience of our stakeholders.

Non-Executive Directors’ fees

Fees paid to the Chair andg Non-Executive Directors for their Board rales are positionad around mid-market with the aim of
attracting individuals with the appropriate degree of expertise and experience. The fee structure set out below is unchanged
since being applied in 2019 except that the Non-Executive Directors’ annual fee has been increased by £2,000 to £66,000
from 1 April 2023 The Chairs of Commitiees also receive a membership fee.

Chair's annual fee )
Non Executive Durector 5 armuat fee

Semor Inderpendent Du‘ector 5 annualﬂfee
Aud|t or Remuneration Co_r_nmlt_t_ee Chair's annual fee

Audit or Remuneration Committea member's annual fee

ESG Committee C Chaxr s annuai fee

Momination or ESG Commlttee member s annual fee

£375000
E66 000
. £10,000
~ £20,000
_£8,000
£14, OOO

T E5000
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How we applied our current Remuneration Policy during the year ended
31 March 2023

The following pages set out how we implemented the Directors’ Remuneration Policy during the year ended 31 March 2023
and the remuneration received by each of the Directors

Single total figure of remuneration (audited)
The following tables detail all elements of remuneration receivable by British Land’s Executive Directors in respect of the year
ended 31 March 2023 and show comparative figures for the year ended 31 March 2022,

Pangion or  Other items in

Taxable pension the nature of Annual Long term Fixed Variable

o benefits 5,"3\7'!‘1'53”_"797’"!-‘!97"“10“’ Incentives’ ”E:entives’ Total remuneration remunperation
2023 2023 2023 2023 2023 2023 2023 2023

Exacutive Directers ~ £000 £000 £000 £000 £000 £000 £000 £000
Simon Carter 20 13 13 6388 142 1,736 896 840
Bhavesh Mistry 20 74 555 466 62 1,666 595 1,071

1 £54344 of the amount shawn fur Bhavesh relates to the gartial vesting of a joning award of British Land shaces made to him on 18 July 2021 to replace a
pro-existing PSP award geantad by Tesca plc in 2019 that lapsed upon him joining tne Company It 1s regarded as variable pay for the purposes of this table.

Of tne 124,948 shares that were awarded, 107,705 shares (cauivalent to 86.2% of the award) vested at 504p per share on 20 June 2022, The remaining balance
of 17,243 smares lapsed. The performance condition outcome of 86.2% 15 reported on page 78 of the 2022 Tesco ple Annual Report under the heading 2019 PSP
Outturn (auditedy

. Fstimatod cutcomes. 2023 Anaual incentive outcomes are subsect to the pubhcation of finat MSCI results.

. Estimatod cutcomes based on the Volume Weighted Average Price of 425 81p in respect the last quarter of the year ended 31 March 2023, 2023 Long Term
Incentive outcomes ars supjact to confirmation of final vesting levals in June 2023, The amount shown for Bhavesh Mistry relates to a joining grant that was maas
to him to replace pre-exsting awards from fus orevious emplayer that lapsed upon him joining the Company. Attachad to the grant aro the same performance
conditions that apply to the LTIP grant made to British Lana Executive Directors on 22 June 2020, as detailed on page 151

N

Details of all the joining awards that were reade to Bhavesh on 19 July 2021 can be found on page 146 of the 2022 Annual Report.
Pension or Other ftemsin

Taxable pension the naturo of Annua’ Long term Fixed Vanable
Saiary bena‘ts alowance  remuneration’ Incentives ncentives’ remuneration  remuneration
2022 2022

2022 2022 2022 2022 2022 2022

£000 EOO(L o £000 EOOD £000 £000 ECOO 77F99(37
5imon Carter 750 20 n3 N 1,026 s} 893 1,026
Bhavesh Mistry' 346 14 52 1,292 469 O 415 1,757
1. Bhavesn Mistry was appointed as a Director an 18 July 2021 Amounts paid are time aoportioned accordingly.
2. £1288,044 of the amount paid to Bhavesh Mistry represents awards made to Bhavesh under the Company's Long Term incentive Flan to replace ore-existing awards

fram his previcus employer that l[apsed when he left to join the Company.

Z. Confrmed outcomes Actual Annual incentive and Lang Term Incentive outcomas are confirmed after publication of the Annual Repert each year Forecast estimated

figures werc published in tha 2022 Reoort, the actual outcomes, which ware uncnanged from the estimated figures, are reflocted In the table above

Notes to the single total figure of remuneration table (audited)

Fixed pay

Taxable benefit

Taxable benefits for both Executive Directors include a car allowance £16,700 and private medical insurance of £3,125.

Other items in the nature of remuneration

Other items in the nature of remunearation include: life assurance, permanent health insurance, annual medical check-ups,
professional subscriptions and the value of shares awarded under the all-emplayee Share Incentive Plan (comprising a free
share award of £3,600 and matching share awards during the year of £3.6C0 for both Directors).

Pensions
Simon Carter is a member of the Defined Contribution Scheme and utilises his Annuat Pension Allowances; the remaining amount of
his pension is paid in cash, for him to make his own arrangerments for retirernent. Simon Carter is also a deferred member of the British
Land Defined Benefit Pension Scheme in respect of his employment with British Land earlier in his career. The table below details the
defined benefit pensions accrued at 31 March 2023, Bhavesh Mistry does not participate in any British Land pension plan. instead he
receives a cash allowance in lieu of pension toe make his own arrangements for retirement.

Deflined benotit Mormal

pension accrued at retirement

31 March 2023 age

Exocutive Director £000 yaars
Simon Carter 43 &0

There are no additional benefits that will become raeceivable by a Director in the event that a Director retires early.
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DIRECTOR'S REMUNERATION REPORT continued

Annual Incentives FY23 (audited)

The level of Annual incentive award is determined by the Committee basad on British Land’s performance and Executive
Directors’ performance against quantitative and strategic targets during the year. For the year ended 31 March 2023

the Committee’s assessment and outcomes against these criteria (before exercising any discretion) are set out below.
Quantitative measuraes are a direct assessment of the Company's financial performance and in the very long term business
we operate are a reflection of many of the decisions taken in prior years. The delivery of strategic cbjectives pasitions the
future performance of the business so payouts under this part of the Annual Incentive Pian will not necessarily correfate with
pavouts under the guantitative measures in any year. The level of bonus calculated by applying the criteria below generated
an outcome of 93% of salary for Simon Carter and 95% of salary for Bhavesh Mistry against a maximum opportunity of 150%
for both Directors.

Guantitative Measures Weighting Patformance Performange Performance in hne with Final Final Parformance achieved

nhpe with in line with mamrmum expectations cutcome oulcome againat target range
Laatly Mgyl expactations (100% Payout) (3% of max) (% of

expectatons salary)

(0% Payout

except TPR of
17% Payoul)

Net Asset Value 20%
changes
- V T o o o Obps +12”5‘ops h T ”'17“/:;6;5/0& for ______
Total Property O matching the_ MSCI
Return vs MSC 20% ! n3%  17.0% Conohmerk nsing
Benchmark +60bps to % payout
[ for ocutpetrforming
l by 125bps
Annusl Profitability  40% | o o .
) T  Ezzem  E230m £239m o 0% payout for
meeting a threshold
Underlying Profit 30% 30% 45%  ievelrising to
£264m 100% payout
£125m £145m £175m 0% payout for
Development Profit 10% Q 0% 0% meetir‘\g a thrashold
_£319m t level rising to
\ ’ J_ 100% payout
Envirenmental 20%
Measures
T T 86 T gy - s0 | o 0% bzyouf for
| meeting a threshold
Giobal Real Estate .
ESG Benchmark 10% O 0% oy evelrising ta100%
(GRESE) payout for at
85 feast matching
a stretch level
36% 41% 45% 0% payout for
{ meeting a2 threshold
=t g,
EPC Rating 10% 0% 15% [8velrisingto100%
payout for at
A5% least matching
a stretch level
Sub-total  Bo% o T - sus% 770%

¢ The above chart is an estmate of the 2023 TPR outcomes which will depend on perfarmance against MSC figures that will only becemea avaiiable
after the finalisation of this Regort and as such, represent an estimate of tne fina! figures The final performance will be reported within the 2024
Annual Report
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Simon Carter
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s sward

Final

Final

Medture ‘Jjgéh*-ng o
outcome outcome
(% of max) (% of salary}
Active capital 3.0% £17m of Office sales exchanged post-year end. 0.7% T
recycling |
Steady planning progress made on Euston Tower i
development; public consultation commenced. !
1
Realising 2.U% ood progress on Retall Park purchases; £94m purchases 15%
the value with a further £54m completed post year end.
opportunities
in Retail
Realising the 2.0% Invested £33m in innovation assets and continue to 15%
potential of make progress on longer term master plan opportunities.
campuses Re-positioned towards innovation occupiers at Regents Place
and Canada Water, lab space being enabled at Regents Place
and under offer to an affordable workspace operator.
Modular laks at Canada Watser due to PC in Q1 FY24.
Progressing 3.0% Resoclution to grant planning achieved on Wast Onsa, 1.7%
value accretive 1 Appold, Ealing 10-40 The Broadway and 5KS Logistics, f
development
Achieved pre-let at Norton Folgate, with 103k - 127k sq ft 10.8% | 16.2%
exchanged with Reed Smith, and good engagement with i
potential occupiers at 2FA. .
Building our 2.0% Completed on £22m of urban logistics asset purchases. 1.7% I
exposure in Good progress on Logistics planning; achieved planning on
urban logistics 5KS and a further 1.5m sq ft {(Thurrock, Verney Road, Mandela :
Way and Enfield) |
Delivering our 2.0% Residential development underway at Aldgate and Canada 1.0%
residential Water: good progress on forward sale of Aldgate and CW
strategy residential sales in line with underwriting.
Deliver our 1.0%  On track to deliver two initiatives with plans deveioped and 07%
place based reviewed with asset managers at appropriate assets
approach
People & 3.0% DE&I action plans underway. Joint Gender & Ethnicity pay 20% .
Sustainability gap regert produced and published. |
Engagement survey completed with a group engagement
score of 78%
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DIRECTOR’'S REMUNERATION REPORT contihued

Bhavesh Mistry

Moasure Waorighung
Active Capital 5.0%
Recycling

Realising 0%
the vatue

opportunities

in Retail

Realising the  3.0%

potential of
our campuses
Delivering
operational
efficiency and
effectiveness

Detiver our 10%
place based

approach

People & 30%

Sustainability

" Leased £39m in the Office standing portfolio, ahead of ful

50% Delivered i'ririmgrdvements in sygtems techﬁology;. and

Quicome

"""" 2%
return, beth near and long term. Good investor engagement

with positive feedback on operational delivery, strength of

balance sheet and liquidity.

Maintained refinancing date of > 2 years with no requirement
to refinance until 2026,

Exchanged £51m of leasing, ahead of full year target of £34m,  3.0%
with cutperformance driven by regears and renewalis.

20%
year target of £35m. Storey occupancy of 93% and renewals
of 76%

processes. Detailed Technology strategy work underway,
with year one milestones initiated and progressing to ptan.

BL Connect delivered at TOOLPS with work underway at
Portman Cluster. All campus apps live following launch at
Regents Place.

New business plan process in place and operating as BAU.
Data & Reporting use cases, financial processes and

risk rapping.

On track to délri;ér'trv'vo initiativérz;,';;fii'tih'plans developed and
reviewed with asset managers at appropriate assets.

0.7%
'DE&i actibr\w;':vrgnﬁsruhderwgyjjoﬂirnt Genderrﬁ;ié%ﬁri’ci'ty payr o 2.0%
gap report produced and published.

Engagement survey completed with a group engagement
score of 78%

% award

Final
autcome

Final
putcame

(% of max) (% of saiary}

17%

12.1%

| 18.0%

Total Payout

giﬂrﬁo'n Carter

Bhavesh M|stry

Final sutcome
(% aof max)

62.1%

63.4%

Final autcame
(% of salary)
93 2%

95.0%

150

British Land Annual Report and Accounts 2023




[ne Brtish Land Company PLC 00821920

One third of the annuai bonus (after tax has been paid) is used to purchase shares which are then held for three years by the
Exccutive Dircctor.

2022 comparative: In June 2022, the Committae confirmed that the outperformance of TRPR compared to the MSCl benchmark was
+270bps, which represents a marginal improvement from an estimated +240bps within the 2022 Annual Report. The reported figure
of +240bps already exceeded the maximum performance range and therefore there were no impacts on the amounts paid to Directors.

Long term incentives (audited)

The information in the long term incentives column in the single total figure of remunaration table (see page 147) relates to
vesling ol awards granted under the following schemes, including, where applicable, dividend equivalent payments on thase
awards. The below note outlines forecasts of the 2023 long term incentive cutcomes. The actua!l cutcomaes will only become
availakle after the finalisation of this Report.

Long Term incentive Plan (audited)

The awards granted to Executive Directors on 22 June 2020, and which will vest on 22 June 2023, were subject to three
performance conditions over the three-year period to 3! March 2023, Bhavesh Mistry was granted LTIP shares upon joining
British Land to replace pre-existing awards granted by previous employers that lapsed when joining the Company as disclosed
n full on page 146 of the 2022 Annual Report. The award listed in the table below was granted to Bhavesh on 19 July 2021 and
is subject to the same performance conditions as the 2020 LTIP grant made to Executive Directors of British Land as detailed
Lelow. The award will vest on 3 July 2023,

The first condition (40% of the award) measured British Land's Total Property Returns (TPR) relative to the funds in the
sector weighted MSCI Annual Universe (the Banchmark) previously the IPD UK Annual Property Index; the second (20% of the
award} measured Total Accounting Return (TAR) relative to a comparator group of FTSE 350 property companies; while the
third (40% of the award) measured Total Sharehoider Return (TSR), half of which was measured against the FTSE 100 and

the other half measured against the comparator group of FTSE 350 property companies.

The TPR element is expected to lapse, based on British Land’s adjusted TPR of -1.8% per annum when compared to the
estimated Benchmark of -1.8% per annum. The TAR element is aiso expected to lapse based on British Land’s TAR of -6.5%

per annum compared to an estimated 4.7% per annum for the property company index. The actual vesting of the TPR and TAR
clementis can only be calculated once results have been published by MSCI and all the companies within the comparator group
respectively. The actual percentage vesling will be confirmed by the Commitiee in due course and details confirmed in the 2024
Remuneration Report. Korn Ferry has confirmed that 11% out of the 20% of the award assessed against the TSR of the Property
companias index will vest as British Land’s TSR performance of -8.8% outperformed the sector Index of -12.6%. The portion
assessed against the FTSE 100 Index will however lapse as British Land’s TSR performance was below the Index performance

of 25.3%. The current estimated vesting level of the 2020 Awards is therefore 11% of maximum.

INCraase i vaiue as a
result of share price

Number of Estimated va ue of Fstimated d vicend moverment betwean

Persormance perfermance shares award on vestng aquwalent value grant and vesing

Executive Direcior L B shares or options awarded £000 £000 EDOJ_J
Simon Carter Shares 2 2 128 15 4
Bhavesh Mistry Shares 121,787 57 5 0

2022 comparative: As set out in the 2022 Annual Report, the 20192 LTIP awards lapsed in full on 25 July 2022 as expected.

Share scheme interests awarded during the year (audited)
The total face value of LTIP awards made to Executive Directors for the year ended 31 March 2023 was equivalent to 250% of
basic salary at grant.

The share price used to determine the face value of performance chares, and thereby the number of performance shares
awarded, is the average over the three dealing days immaediately prior to the day of award. The share price for determining
the number of performance shares awarded to Executive Directors was 456.07p. The performance conditions attached to
these awards are set out in the Remuneration Policy approved by shareholders in July 2022 and summarised on the next page

Performance shares

Percontago vasting on

Murnber of Ena of ach.evement of rinmum

perigrmance Faco value perormance performanca threshold

Executive Drrecor e . (‘?_r__:_a_vj__t date shares grantad _ ER0OO pered  Mestmgdatw k]
Simon Carter e/07/22 411121 1875 21/03/25  19/07/25 ) 20%
Bhavesh Mistry 19/07/22 268,599 1.225 31/03/25 19/07/25 20%
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Performance against the LTIP will be assessed over a period of three years. No more than 20% of the award will vest if the
minimum performance threshold is achieved. Performance below the minimum threshold will result in the relevant proportion
of the L.TIP award lapsing. 100% of the proportion of each eiement of award attached to each measure will vest if British
Land’s performance reaches the stretch level. Those stretch levels are: relative TPR performance against the MSCi March
Annual Universe Benchmark of +1.00% pa (25% weighting):; absolute TAR of 10.00% pa (50% weighting); 30% reduction

in Operational Carbon Intensity (12.5% weighting); and 14% reduction in Operational Energy (12.5% weighting) TAR will be
rmeasured an the basis of a three year average over the performance period. TPR will be measured on a straight line basis
between the index and stretch performance Both sustainability metrics will be measured against the 31 March 2019 base
level disclosed within our 2030 Sustainability Strategy, which can be found at britishland.com/sustainability.

Save As You Earn OP“‘?,',‘,S,,,,,,,,,

Number of

" Subjecs to.
performance Cpt on price Face value performancs Date bocomes
Executwe Drector . Grant gate_shares granted pences  atgrant 000  measures excreisable
Simon Carter - 22/06/22 4275 4N 8 No 01/09/25
Bhavesh Mistry 22/06/22 4,275 421 8 No 01/09/25

1. Tre option onice of 421p reprosents a 20% discount to the three day volume Weighted Avorage Price between 24 and 26 May 2022

Payments to past Directors & payments for loss of office (audited)
There were no payments to past Directors or payments to Directors for loss of office during the year ended 31 March 2023,

Directors’ shareholdings and share interests (audited)

The table below shows the Directors’ shareholdings, including shares held by connected persons, as at year end or, if earlier,
the date of retirement from the Board.

Although there are no shareholding guidelines for Non-Executive Directors, they are each encouraged to hold shares in British
Land The Company facilitates this by offering Non-Executive Directers the ability to purchase shares quarterly using their
post-tax fees. During the year ended 31 March 2023, Mark Aedy, Irvinder Goodhew and Tim Score have each received shares
in full or part satisfaction of their fees.

Ounstand:ing scheme 1reh 2023 . . " Shares helg
uUnvasteo ' o
Unvestad share share plan Total shares
plan awards awards (not Unvasted subject to Total of ail share
{sub ect to subject to share pran cutstanding ptan awards and
perfarmance  performance option share plan As at P Aprl  As at 31 March shareholdings as
Director ~ d ] measures) awards . awards = 2022 2023 at 3 March 2023
Simon Carter 3238 4275 1,069M2 227,728 263,203 1,332,315
Bhavesh Mistry o 9,331 83,659 4,275 717,265 78001 164,288 881,553
Tim Score (Chairy , ... .. 100526 124,283 124,283
Mark Aedy’ - o - 2072 9,491 9,49
Lynn Gladden 18339 18,339 18,339
irvinder Goodhew' S 9,746 21,487 21,487
Alastair Hughes e - 7371 nI3n 73N
Nicholas Macpherson? S e . . 2800 5600 5600
Preben Prebensen S —— _...20000 20,000 20,000
Laura Wade-Gery . _ ... 2585 9,585 9,585
Loraine Woodhouse 3,760 12,123 12,123

1. The sharenoldings for Mark Acay ana rvincer Goodnew as at 1 Aprl 2022 nave oeen restated from the 2022 Annual Reoort. The amcunts shown on nage 147 of
tne 2022 Annuai Report under ‘as at 31 March 20727 incorrectiy included 1,816 shares for irvinder Goodnow and 1.544 snares for Mark Aedy that were al'otted to
tne Directars an 5 Acri 2022 10 full satisfaction of tnesr respective NED Fees.

2 tncnolas Macprerson raticed from tag Boarg on 12 July 2022, The figure of 5,600 shares was his sharoholaing at that date,

Acquisitions of ordinary shares after the year end
In addition, on 5 April 2023, tha following Non-Executive Directors were allotted shares at a price of 385.85 pence per share in
full or part satisfaction of their fees.

Non-Txecutve Dirgctar Shares alotied

Tim Score T o - S 6,480
Irvinder Goodhew e S e 358
Mark Aedy 2,241
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The Executive Directors have purchased or been granted the following fully paid ordinary British Land shares under the terms
of the partnership, matching and dividend elements of the Share Incentive Plan:

Date of
purchase Partnership Matching Diy dend
Frecat vo Director, e i ., Graward Purchaseproe sharcs _shares .. shares
Simon Carter 14/04/23 39337p 38 75 -
) __ - ) - 15/05/23 3AN70p 4 g
Bhavesh Mistry 14/04/23 393.17p 38 76 -
15/05/23 371.70p 1 82

Other than as set cut above, there have been no further changes from 31 March 2023 up to the date this Annual Report was
approved by the Board on 16 May 2023,

Shareholding guidelines

The shareholding guidelines (as a percentage of salary) for Executive Diractors are 200% for the Chief Financial Officer and
225% for the Chief Executive. In addition, Executive Directors are reguired to retain shares equal to the level of this guideline
(or if they have not reached the guideline, the shares that count at that time) for the two vears following their departure.
There is no set timescale for Executive Directors to reach the prescribed guideline but they are expected to retain net shares
received on the vasting of long term incentive awards unti! the target is achieved. Shares that count towards the heolding
yuidehne are Lhose which are unfettered and beneficially owned by the kExecutive Directors and their connected persons,
conditional Share Incentive Plan shares and all vested awards count towards the requirement on & net of tax basis. Any

LTIP performance shares or share options do not count.

The guideline shareheldings for the year ending 31 March 2023 are shown below based on the Volume Weighted Average
Price for 31 March 2023 of 387.8p:

Holding éour‘v‘t@ - ‘i_(?ga‘ary
Guidelrie as toward gusdelines He'd {Based an
percentage of Guideling at 31 March 2023
Executve Director S _ e basicsalary __ holding  SiMarch2023  Shareholding)
Simon Carter o o o ] 225% 4357147 263203 136%
Bhavesh Mistry 200% 252,708 164,288 130%
Unvested share awards (subject to performance) e .
_ Nurmber Subject to End of
auistancing at performance performance
Execvbive Drector . L .[ate of grant | 31 March 2023 measures  perod Vesting date
Simon Carter LTIP performance shares 22/06/20 272,812 Yes  31/03/23 22/06/23
LTIP performance shares 22/06/21 377,666 Yes 31/03/24 22/06/24
LTIP performance shares 19/07/22 411,121 Yes  31/03/25 19/07/25
Bhavesh Mistry LTIP performance shares 19/07/21 121,787 Yes 3/03/23 03/07/23
LTIP performance sharas 02/08/21 238,945 Yes 31/03/24 02/08/24
LTIP performance shares 19/07/22 268,599 Yes 31/03/25 19/07/25
Unvested share awards (not subject to performance) e . B
7 Mumbeor Subject to
outstanding at performance
i_xecui‘ve Director i o B ‘;vate of grant 3\_#_41[:3_?_0_2_3"___“ measures o Vestng da_te
Bhavesh Mistry LTIP performance shares 19/07/21 44,273 No 29/05/23
LTIP performance shares 19/07/21 28,209 No 27/05/24
LTIP performance shares 19/07/21 9,403 No 26/05/25
Unvested option awards (not available to be exercised) e o
R Number Subject to End of
ovtstanding at Cpton price performance porformance 3ate becomes
x_j_t_E_E_?_ir_cctqr_ L ,D‘,’,:f,‘i' Vgrrant n Marc_h 29_23_____ . pence measures . jgﬂf)d o cxcr’c‘s_a?__e___l_Exe_fg_\s_(:»b\e_Er_vt_l_l__
on Carter Sharesave options 22/06/22 4,275 a4 No N/A m/09/25 28/02/26
Bhavesh Mistry Sharesave opfions 22/06/22 4,275 421 No N/A 01/09/25 28/02/26

On 2 March 2023, 4,137 options granted to Simon Carter on 18 June 2019 under the Company’s SAYE share scheme lapsed
in full.
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Other discleosures

Relative importance of spend on pay

The graph below shows the amount spent on the remuneration for all employees (including Executive Directors) relative

to the amount spent on distributions to shareholders for the years to 31 March 2023 and 31 March 2022, Remuneration of

employees increased by 51% relative to the prior yvear. This is largely attributable to improved company performance resulting

in larger bonus payments across the business, Distributions paid to shareholders during the year increased by 37% relative to

the prior year. This increase is a result of the delayed impact of the Company paying full dividends in 2022/23, compared with

the prior year whereby the effects of the Covid-19 pandemic had a material impact on the level of dividends that were paid. '

Total shareholder return and Chief Executive’s remuneration

The graph below shows British Land's total shareholder return for the 10 years from 1 April 2013 to 31 March 2023 against
that of the FTSE All-Share Real Estate Investment Trusts (REIT) Total Return Index for the same period. The graph shows
how the total return on a £700 investment in the Company made on 1 Aprit 2013 would have changed over the 10-year period,
compared with the total return on a £100 investment in the FTSE All-Share REIT Total Return Index. This index has been
selected as a suitable comparator because it is the index in which British Land's shares are classified

The table below sets out the total remuneration of the Chief Executive over the same period as the Total Shareholder
Return graph.

The Annual Incentive awards against maximum cpportunity and LTIP vesting percentages represent the year end awards and
forecast vesting outcome for the Chief Executive The guantum of Annuai Incentive awards granted each vear and long term
incentive vesting rates are given as a percentage of the maximum opportunity available.

_ . R . .. 20W/1a 20145 2015/15 201/17 20118 20%8/19 2019/20 2020/3 2021/22

Chris Chris Chitis Chris Chtg Chrs Chrs Smon
Che’ Fxecutve I [ _..Grge  Grgg Gneg  Grgg  Grgg Orgy Grgg =0 Carter _ Carter
Chief Executive’s single total figure of remuneration
(FOOO) L 5398 6,551 3.623 1938 2,279 1,653 1534 1644 1919 1,736
Annual Incentive awards against maximum '
opportunity (%) S0 96 67 33 63 36 23 53 62%
Long term incentive awards vasting rate against
maximum opportunity (%) 98 93 54 i5 6 Q O Q o] 1%

1. The amaount shown for the 2020/2021 year 1s a olended figure reprasentsrg e remunaration oawd to Cins Gagg and Simon Carter for the rosoective pariods that
trey served as CEO.

2 Canfirmod ocutcome

3 Ustimated outcome
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Total shareholder return

Ihe graph below shows British Land's total shareholder return for the 10 years to 31 March 2023, which assumes that £100 was
invested on 1 Aprii 2013. The Company chose the FTSE All-Share REIT's sector as an appropriate comparater for this graph
because British Land has been a constituent of that index throughout the period,

CEQ pay ratio

The 2022/23 CEQ pay ratio, prepared in line with Method A of the reporting regulations, is set ocut below, along with historic
data. in line with the method used last year, this method is considered to be the most comparable approach te the Single
Figure calculation used for the CEO. The pay data is based on employees as at 31 March 2023 and has been analysed on a
full-time equivalent basis, with pay for individuals working part-time increased pro-rata to the hours worked. Employeés on
maternity/paternity leave have been included in the analysis.

The table below shows the movemant in median ratio since 2019/20. The median ratio has decreased in 2022/23 due to the
lower bonus payout for the CEO and an increase in the total pay figure for the median employee which is driven by higher
variable pay. The median ratio is considered to be consistent with the pay and progression policies within British Land as the
remuneration policy for the CEQ is set based on the same principies as the policy for the wider employee population. As such,
salaries for all employees are set to reflect the scope and responsibilities of their rofe and take into account pay ievels in

the extarnal market. The majority of staff are also eligible to receive a bonus, and whilst variable pay represents a larger
proportion of the CEO's package, in all cases, there is a strong link betwean payouts and the performance of both the
Company and the individual. The Committee Chair has provided an explanation of the relationship between reward and
performance on page 141

CED 2013/20 2020/2% __2_(_}_?1/2? 2022/23%

Method , o A A
CEO single figure (FO00) R ] 1918 1,736
Upper quartile _ o pa H
Median - 281 2%
Lower guartile 381 31

1. The 2020/21 single total figure of remunaration regresents a blended amount calculates by reference to the amounts paid to Cnnis Grigy and Simon Carter for the
respoctive pariods that they served as Cheief Exocutive during the year,

The salary and total pay for the individuals identified at the Lower guartile, Median and Upper Quartile positions in 2022/23
are set out over the page. Having reviewed the pay levels of these individuals it is felt that these are representative of the
structure and quantum of pay at these points in the distribution of employees’ pay.
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23 Zmrployee pay_ Salary Total pay £

y_éggf___qyarti1e 7 o o 77,595 118,239

Median - ) 65000 77,980

Lower quartile S " T40.076 52,829

Directors’ remuneration compared to remuneration of British Land employees

The table below shows the percentage changes in different alements of the Directors’ remuneration relative to the previous
financial year and the average percentage changes in thosa elements of remuneration for employees of the listed parent
company The British Land Company PLC An explanation of the changes between 2022 and 2023 is provided below, with
the explanation of changes in prior periods available in the relevant Annual Report and Accounts.

- CEQ: Simon did not receive a salary increase between 2022 and 2023, nor since his promotion to CEQ in November 2020,
The annual bonus for Simen Carter decreased between 2022 and 2023 mirroring corporate performance over this period
and the reduction in taxable benefits is driven by a reduction in the company’s private medical insurance premium

- Other Directors: The fees receivable by the Non-Executive Directors did not change between 2022 and 2023 as the rates
and responsibilities remained the sama across the period with the exception of irvinder Goodhew who was appointed to
the Remuneration Committee during the year and stepped down from the ESG Committee. Taxable benefits relate to
transport and accommaodation which increased in the year ended 31 March 2023 compared with the prior year due to
a reduced level of overnight stays during the tail end of Covid-19.

- Employee average: The increase in employee salaries was due to inflationary and promational increases during the year.
The reduction in the average employee annual bonuses is as a result of lower performance outcomes in 2023 compared
to 2022, although this was slightly mitigated by salary increases during the year, of which bonuses are a multiple. The
reduction in benefits is largely driven by changes in employee choices of benefits.

- Methodology: Bhavesh Mistry and Mark Aedy are not included in the table below as they were appointed during the
year ended 31 March 2022 and therefore do not have two full years’ worth of fees to compare. They have not received
an increase in salary or fees during the period beyond those attributable to changes in Committee responsibilities for
Non-Executive Directors. Bhavesh'’s pay arrangements are unchanged over the relevant periods (from his appointment
on 19 July 202% unti! 31 March 2023).

Base Annual Base Anpual Base Annual

salary/fees Benefits bonus salary/fecs Rengfts Bonus salary/foos 3enof ts Bonus

Remuncrat on @ement _____________?f_l_:_hev,ge % change % ‘h‘,’,’,‘,,g," % change % ch_a_n_%c:____% ch_a_n_gi__m___?/?_iha_ngc % change . ’u Cl"a!’\rge
Simon Carter 0% 2% -32%  35% 2.8% N7% n/a e n/a
Tim Score o 0% 0% nfa 7% 0%  nfa 20% 0% n/a
Lynn Gladden T Tow  e8%  nfa 7% 100%  nfa 0%  nfa
erv{nc_le_r_Goodhew T 3% n/a ~ nfa "~ n/a nfa__ nfa n/a - n/fa
Alastair Hughes 7 o O% n/a nfa 9% 0% nfa -3 0% nfa
Preben Prebensen 9%  n/a n/a 2% T o% o nfa 2% 0% n/a
Laura Wade-Gery 0%  n/a n/a i ]3%' 0% n/a 0% n/a
Loraine Wwoodhouse 0%  njfa n/a - nfa 7;\/3 nfa n_/a n/a
Average employees 9 =7% =17% 6% -7% 50% % 84%

The Committee reviews, takes advice and seeks information from both its independent adviser and the Human Resources
department on pay relatively within the wider market and the Company throughout the year. The CEO pay ratio, ethnicity and
gender pay ratio help to inform the Committes in its assessment of whether the level and structure of pay within the Company
is appropriate. The Committee is satisfied with the current Policy and feels the opportunity and alignment are appropriate at
the current time,
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Non-Executive Directors’ remuneration (audited)
The table below shows the fees paid to owr Non-Executive Directors for the years ended 31 March 2023 and 31 March 2022

Foes Taxable beno‘-lfs i:,,,,,,,fff-:"i o
2023 2022 2023 2022 2023 2022
Chair and_ No_n-Exs_-_:ut_\ve D\rect_u!s o £000 £000C o 7!00(1 - 759997 ,,,EPO,O . EQCQ
Tim Score (Chair) o 375 375 o] o 375 375
Mark Aedy B 7 o &9 29 [} 0] 39
Lynn Gladden _ S 77 77 4 2 79
Irvindcr Coodhicw 77 L o a 77 75
Alastair Hughes 96 o 0 96 96
Nicholas Macpherson® o 72 o o 20 72
Preben Prebensen 95 8] 0] 85 95
Laura Wade-Gery 97 R D * S 97
Loraine Woodhouse 92 1 0 93 92
1. Fees include the basic feo of £684,000 paid to each Non-Exacutive Director as well as Committee membership and Chair roles, with exception of the Charr.
2. Taxable benefits include t1a expenseas incurred by Non-Fxacutive Directors Tne Company provides tho tax gross up on those oenefits and the figures shown
above are the grossed up valuegs, There 15 no variable element to the Non-Executive Directors’ foes.

3. Micnolas Macoherson steppad down from the Doard on 12 July 2022,
Remuneration Committee membership
As at 31 March 2023, and throughout the year under review, the Committee was comprised wholly of independent Non-
Executive Directors. The members of the Committee, together with attendance at Committee meetings, are set out in the
takle below:

B éa@e Orfrarpbcuntmrent T
Crector . (to the Commitice) Attendance
Laura Wade-Gery ) 13 May 2015 o S bf&
Lynn Gladden o _Member 20 March 2015 .- 4.
Irvinder Goodhew Memtbrer 17 November 2021 ) . &/8
Preben Prebensen Member 1 September 2017 6/6

During the year ended 31 March 2023, Committee meetings were alse part attended by Tim Score (Chair), Simon Carter
{Chief Executive QOfficer), Bhavesh Mistry (Chief Financial Officer), Brona McKeown (HR Director, General Counsel and
Company Secretary), Keily Barry (Reward Director) and Gavin Bergin (Head of Sacretariat) cther than for any item relating
ta thaeir own remuneration. A reprasentative from Korn Ferry also routinely attends Committee meetings.

The Comimittee Chair holds regular meetings with the Chair, Chief Executive and HRD, GC and Company Secretary to discuss
all aspects of remuneration within British Land. She also meets the Committee’s independent rermuneration advisers, Korn
Ferry, prior to each substantive meeting to discuss matters of governance, Remuneration Policy and any concerns thay

may have.

How the Committee discharged its responsihilities during the year

The Committee's role and responsibilities have remainaed unchanged during the year and are set out in full inits terms

of reference which can be found on the Company’'s website britishland.com/committees. The Committee's key areas of

responsibility are:

- developing the performance conditions relating to the Company’s 2030 Sustainability Strategy within the approved 2022
Directors’ Remuneration Policy, in respect of which the Committee received in-depth technical briefings from subject
rmatter experts from the business;

- reviewing the Remuneration Policy and strategy for members of the Executive Committee and other members of executive
management, whilst having regard to pay and employment conditions across the Group;

- determining the total individual remuneration package of each Executive Director, Executive Committee member and other
members of management;

- monitoring performance against conditions attached to all annual and long term incentive awards to Executive Directors,
Executive Committee and other members of management and approving the vesting and payment cutcomes of these
arrangements; and

- selecting, appointing and setting the terms of reference of any independent remuneration consultants.
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In addition to the Committee’s key areas of responsibility, during the year ended 31 March 2023, the Committee also
considered the following matters:

- reviewing and recommending to the Board the Remuneration Report to be presented for shareholder approval;

- remuneration of the Executive Directors and members ¢f the Executive Committee including achievement of corporate
and individual performance; and pay and Annual Incentive awards below Board-level;

- the extent to which performance measures have been met and, where appropriate, approving the vesting of Annual
incentive and long term incentive awards;

- granting discretionary share awards, reviewing and setting performance measures for Annual incentive awards and
Long Term incentives;

- reviewing the Committee's terms of reference;

- feedback from the HRD, GC and Company Secretary and Remuneration Cansultants following consultation with a
waorkforce panel set up to discuss Executive remuneration;

- the Committee was made aware of the results of engagement surveys and any general themes that are impacting
employees. All-employee communications were sent from Executive Committee members, including the CEQ, relating
to wider Company remuneration;

- considering gender and ethnicity pay gap reporting reguirements; and

- receiving updates and training on corporate governance and remuneration matters from the independent
remuneration consultant

The Committee's terms of reference have been reviewed by the Committee during the vear and no changes were made.

Remuneration consultants

Korn Ferry was appointed as independent remuneration adviser by the Committee on 21 March 2017 following a competitive
tender process. Korn Ferry is a member of the Remuneration Consultants Group and adheres to that group's Code of Conduct.
The Committee assesses the advice given by its advisers to satisfy itself that it is objective and independent. The advisers
have private discussions with the Committee Chair at least once a year in accordance with the Code of Conduct. Fees, which
are charged on a time and materials basis, were £109,440 (excluding VAT). Korn Ferry also provided general remuneration
advice to the Company during the year.

Voting at the Annual General Meeting
The table below shows the voting outcomeas of the resclutions put to shareholders regarding the Directors’ Remuneration
Report and Remuneration Policy at the AGM in July 2022.

Resou‘oﬂ L Votes for * forﬁﬂ\r.fpgcsr.ragﬂa-mst . % aga.n_s-t
Directors’ Remuneration Report {(2022) . 633,425,298 96.49 23,012,044 3.51
Directors’ Remuneration Policy (2022) 631,747,807 56,24 246755988 3.76 656423405

Service Contracts and Letters of Appointment

The letters of appointment of Non-Executive Directors are subject to renewal on a triennial basis. In accordance with the UK
Carporate Governance Code, all Directors stand for election or re-election by the Company’s shareholders on an annual basis,
The Directors’ service contracts and letters of appointment are available for inspection during normal business hours at the
Company’s registered office and at the Annual General Meeting

Executive Director Service Contracts
All Executiva Directors have rolling service contracts with the Company which have notice penods of 12 months on either side.

Norma: nohice period

Dlrec:orrr . o . 3 Length of service contract Date of service contract St be gwven by ather party
Simon Carter e e )2 months 13 November 2020 o2 ONEAS
Bhavesh Mistry 12 months 19 July 2021 12 months

Executive Directors’ external appointments
Executive Directors may take up one non-executive directorship at another FTSE company, subject to British Land Board
approval. The Executive Directors do not currently hold any paid external appointments.
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Chairman and Non-Executive Directors Letters of Appeintment
The unexpired terms of the Chairman’s and Non-Executive Directors’ letters of appointment are shown below:

Cifnetve date of appontment in

mast recent letter of Unoxpired term
D rector e o o Orig.nal date of appoiniment . appointment at 16 May 2023 {months)
Tim Score (Chairman?} S 20 March2014 15 May 2023 1A
Preben Prebensen (SID) L 1September 2017 1 September 2020 4
Mark Aedy 1September 2021 1September 2021 o 26
tynn Gladden 20 March 2015 o 24 May 2021 L4
irvinder Goodhew . TOctober 2020 1 October 2020 S 14
Alastair Hughes e - 17 January2018 ’ 1 January 2021 14
Laura Wade-Gery ) _1_3_}/713517270715 T 24 May 2021 14
Loraine Woodhouse | 1March 2021 1 March 2021 14

Although the Chair's and Nan-Executive Directors’ appointments are for fixed terms, their appointments may be terminated
immediately without notice if they are not reappointed by shareholdars or if they are removed from the Board under the
Company’s Articles of Association or if they resign and do not offer themselves for re-election. In addition, their appointments
may be terminated by either the individual or the Company giving three months’ written notice of termination (or, for the
current Chairman, six months' written notice of termination). Despite these terms of appointment, neither the Chair nor the
Non-Executive Directors are entitled to any compensation (other than accrued and unpaid fees and expenses for the period
up to the termination) for loss of office save that the Chair and Nan-Executive Directors may be entitled, in certain limited
circumstances, such as corporate transactions, to receive paymant in lieu of their notice period where the Company has
terminated their appointment with immediate effect.

This Remuneration Report was approved by the Board on 16 May 2023.

s 45

Laura Wade-Gery
Chair of the Remuneration Committee
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DIRECTORS’ REPORT AND ADDITIONAL DISCLOSURES

The Directors present their Report on the affairs of the Group, together with the audited financial
statements and the report of the auditor for the year ended 31 March 2023,

The Directors’ Report also encompasses the entirety of our Corporate Governance Report from pages 106 to 163 and Other
Information section from pages 246 to 253 for the purpose of section 463 of the Companies Act 2006 (the "Act’) The Directors'
Report and Strategic Report together constitute the Management Report for the year ended 31 March 2023 for the purpose of
Disclosure and Transparency Rule 4.1.8R. Information that is relevant to this Report, and which is incorporated by reference
and including information required in accordance with the Act and or Listing Rule 9.8.4R, can be located in the following sections:

lnformation

Future dgyglﬂopmrenté of the business craf'th'e'Company
Dividends - '

Eir?swngiai fnstrﬂu’r'nents - risk management objérc'fi;/és and policies
\?iability and gaing concern statements o
Employment pg[rigiﬂés' and employee involvement

sustainability governance

Greenhouse gas emissions, energy consumption and efﬁciéh&:y

Governance arrangements

Long term incentive schemes (LR 9.8.4 “4n

Caplitalised interest (LR 9.8.4 (1))

Exposuretorisks
Additional unaudited financial information (LR 9.8.4 (2))

Section in Anaual Repart o Page
o stre ) 12 to 35
Strategi .2
StrategicReport  ~ 43to 45
Strategic Report o 61
Strategic Report . __ BBto69
i ' Sfrategic_ R ) 9110 92
Strategic Repor - 102 t0 103
Governance  mn2tonm
Cirectors’ Rerr_]_ypg_r__at_io_n Report 146
___ Financial Statements . 188and 193
Financial Statements 209 to 218
Other Information (unaudited) 246 to 253

Annual General Meeting (AGM)
The 2023 AGM will be held at 11:00 an 11 July 2023 at
100 Liverpoao) Street, EC2M 2RH

A separate circular, comprising a letter from the

Chair of the Board, Notice of Meeting and explanatory
notes on the resolutions being proposed, has been
circulated to shareholders and is available on our website
britishland.com/agm.

Articles of Association

The Company's Articles of Association (the 'Articles’) may
only be amended by special resclution at a general meeting
of sharehoiders. Subject to applicable law and the Articles,
the Directors may exercise all powers of the Company.

.  The Articles are available on the Company's website
britishland.com/governance.

Board of Directors

The names and biographical details of the Directors and
details of the Board Committees of which they are members
are set out on pages 108 to 111 and are incorporated into this
Report by refarence. Changes to the Directors during the
yvear and up to the date of this Report are set out on page
107. The Company's current Articles require any new
Director to stand for election at the next AGM following
thair appointment. However, in accordance with the Code
and the Company’s current practice, all continuing Directors
offar themselves for election or re-election, as required, at
the AGM.

Details of the Directors” interests in the shares of the
Company and any awards granted to the Executive Directors
under any of the Company’s all-employee or executive share
schemes are given in the Directors’ Remuneration Report on
pages 152 to 153, The service agreemaents of the Executive
Directors and the letters of appointment of the Non-Executive
Directors are also summarised in the Directors’ Remuneration
Report and are available for inspection at the Company's
ragistered office.
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The appointment and replacement of Directors is governed
by the Articles, the Code, the Act and any related legislation.
The Board may appoint any person to be a Director so long
as the total number of Directors doas not exceed the hmit
prescribed in the Articles. The Articles provide that the
Company may by ordinary resolution at a general meeting
appoint any person to act as a Director, provided that notice
is given of the resolution identifying the proposed person by
name and that the Company receives written confirmation

of that person’s willingness to act as Director if he or she

has not been recommanded by the Board. The Articles alse
empower the Board to appoint as a Director any gerson who
is willing to act as such. The maximum possible number of
Directors under the Articies is 20. In addition to any power
of removal conferred by the Act, the Articles provide that the
Company may by ordinary resolution (and without the need
far any special notice} remaove any Director from office. The
Articles also set out the circumstances in which a person shall
cease to be a Director.

The Articles reguire that at each annual general meeting
each person who is a Director on a specific date selected by
the Board shall retire from office. The date selected shall be
not more than 14 days before, and no later than, the date of the
notice of annual general meeting A Director who retires at
an annual general meeting shall be eligible for reappointmaent
by the shareholders.

Directors’ interests in contracts and conflicts
of interest

No contract existed during the year in relation to the Company’s
business in which any Director was materially interested.

The Company's procedures for managing conflicts of interest
by the Directors are set out on page 115. Provisions are also
contained in the Articles which allow the Directors to
authorise potential conflicts of interest.




Directors’ liability insurance and indemnity
The Company maintains Directors’ and Officers’ liability
insurance cover in respeact of any potential legal action
brought against its Directors.

‘Qualifying third party indemnity’ provisions (as defined

by Section 234 of the Companies Act 2008) were in force
during the course of the year ended 31 March 2023 for the
benefit of the then Directors of the Company, and at the date
of this Report, are in force for the benefit of the Directors of
the Company in relation to certain losses and liabillties which
they may incur {or have incurred) in connection with their
duties, power or office.

Share capital

The Company has one class of shares, being ordinary shares
of 25p each, all of which are fully paid. Holders of ordinary
shares are entitled to attend and speak at general meetings
of the Cempany and to appcint one or more proxies or, if
the holder of shares is a corporation, one or mare corporate
reprasentatives. On a show of hands, each holder of ordinary
shares shall have one vote, as shall proxies. On a poll, every
heolder of ordinary shares present in person or by proxy shall
have one vote for every share for which they are a holder,
There are no restrictions on voting rights or the transfer

of shares except in relation to Real Estate Investment

Trust restrictions,

The Directors were granted authority at the 2022 AGM

to allot relevant securities up to 2 nominal amount of
£77,237.612 as well as an additional authority to allot shares
to the same value again for a rights issue. This authority wiil
apply until the conclusion of the 2023 AGM or the close of
business on 29 September 2023, whichever is the sconer. At
this year's AGM, shareholders will be asked to renew the
authority to allot relevant securities

At the 2022 AGM a special resolution was also passed to
permit the Directors to aliot shares for cash on a non-pre-
emptive basis both in connection with a rights issue or similar
pre-emptive issue and, otherwise than in connection with any
such issue, up to a maximum nominal amount of £11,585,641
A further special resofution was passed to permit the
Directors to allot shares for cash on a non-pre-emptive basis
up to the same amount for use only in connection with an
acquisition or a specified capital investment. At this year’'s
AGM, shareholders will be asked to renew such powers.

At the 2022 AGM a special resolution was passed to permit
the purchase of up to 92,685,134 ordinary shares. This
authority will expire at the earlier of the conciusion of the
2023 AGM or close of business on 29 S5eptember 2023,

The Company made no purchases of its own shares into
treaswry during the year pursuant tc the above avthority.

The Company continued to hold 11,266,245 ordinary shares

in treasury during the whole of the year ended 31 March 2023
and to the date of this Report.

~  Further details relating to share capital, including
movements during the year, are set out in Note 20
to the financial statements on pages 220 to 222,

The British Land Campany PLC Q0621920

Rights under an employee share scheme
Employee Benefit Trusts (EBTs) operate in connection

with some of the Company’s employee share plans. The
trustees of the EBTs may exercise all rights attached to the
Company's ordinary shares in accordance with their fiduciary
duties ather than as specifically restricted in the documents
which govern the relevant employee share plan.

Waiver of dividends

Blest Limited and Equiniti Share Plan Trustees Limited act as
trusteas (Trustees) of the Companies discretionary Employee
Share Trust (EST) and Share Incentive Plan respectively. The
EST holds and, from time to time, purchases British Land
ordinary shares in the market, for the benefit of employees,
including to satisfy outstanding awards under the Company’s
various executive employee share plans. Dividend waivers
are in place from the Trustees in respect of all dividends
payable by the Company on shares which they hold in trust.

Substantial interests

All notifications made to British Land under the Disclosure and
Transparency Rules (DTR 5) are published on a Regulatory
Information Service and made available on the Investors
section of our website.

As at 31 March 2023, the Company had been notified of the
interests noted below in its ordinary shares in accordance
with DTR 5 The information provided is correct at the
date of notification.

interasts in Percentage holding
ordmnary shares disctosed %

BlackRock, Inc. ’ 1M,736,660C 12.04
Norges Bank 72,963,230 787
APG Asset Management NV. 55,244,122 5.98
Invesco Ltd. 45 871,688 4,85
Brookfield Asset

Managerment inc. 29,409,577 387

Since the year end, and up to 16 May 2023, the Company had
been notified of the following interests in its ordinary shares
in accordance with TR 5. The information provided is
corract at the date of notification:

T ‘Interests . Porcentage halding
ardirary shares disclosed %

115,899,477 12.48

BlackRock, Inc.
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DIRECTORS' REPORT AND ADDITIONAL DISCLOSURES continued

Change of control

The Group's unsecured borrowing arrangements

include provisions that may enable each of the lenders

or bondholders to request repayment or have a put at

par within a certain period following a change of cantrol of
the Company. In the case of the Sterling bond this arises if
the change of control alse results in a rating downgrade to
below investment grade. Further details on our unsecured

borrowing arrangements can be found on page 45.

There are no agreements between the Company and its
Executive Directors or employess providing for compensation
for loss of office or employment that occurs specifically
because of a takeover, merger or amaigamation with the
exception of provisions in the Company’s share plans which
could result in options and awards vesting or becoming
exercisable on a change of control. All appointment letters
for Non-Executive Directors will, as they are ranewed,
contain a provision that allows payment of their notice
period in certain limited circumstances, such as corporate
transactions, where the Company has terminated their
appointmeant with immediate effect.

Payments policy

We recognise the importance of good supplier relationships
to the overall success of our business. We manage dealings
with suppliers in a fair, caonsistent and transparent mannsar,

,_> For more information please visit the Suppliers section of
our website at britishland.com/suppliers.

Events after the balance sheet date

~_> Details of subsequent events, if any, can be found in Note
26 on page 225,

Political donations and expenditure
The Company and its subsidiaries did not make any political

donations or incur any expenditure during the year ended
31 March 2023 {nil}.

Inclusive culture

British Land employees are committed to promoting an
inclusive, positive and collaborative cutture. Gur 2030
Diversity, Equality & Inclusion Strategy sets out our
commitments and goals to make British Land the most
inclusive organisation it can be. We treat everyone equally
irrespective of age, sex, sexual orientation, race, colour,
natianality, ethnic origin, religion, religicus or other
philosophical belief, disability, gender identity, gender
reassignment, marital or civil partner status, or pregnancy
or maternity. As stated in our Equal Opportunities Policy,
British Land treats ‘all colleagues and job applicants with
equality. We do not discriminate against job applicants,
employees, workers or contractors because of any protected
characteristic. This applies to all opportunities provided by
the Company including, but not limited to, job applications,
recruitment and interviews, training and development, role
enrichment, conditions of work, salary and performance
review'. The Company ensures that our policies are
accessible to all employees, making reasonable
adjustment when required.
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Through its policies and more specifically the Eguatl
Opportunities, Disability and Workplace Adjustment and
Recruitment policies, the Company ensures that entry into,
and progression within, the Company is based solely on
personal ability and competence to meet set job criteria.
Should an employee, worker or contractor become disabled
in the course of their employment/engagement, the Company
aimms to ensure that reasonable steps are taken to accommodate
their disability by making reasconable adjustments to their
existing employment/engagement.

Community investment

Our financial community investment during the year totalled
£2.2m (for the year ended 31 March 2022 £1,813,909). Of this,
£1.5m came from the Social Impact Fund which is managed
by the Social Impact Committee and overseen by the

ESG Committee.

The Company also supports employee fundraising and
payroll giving which are inciuded in the figures above.
For the year ended 31 March 2023 this covered:

-~ 50% uplift of British Land staff payrol! giving contributions
(capped at £5,000 per person and £50,000 per annum for
the whote organisation); and

- A staff matched funding pledge, matching money raised
for community organisations by British Land staff up to
£500 per person per year,

Our community investment is guided by our Local
Charter. working with local partners to make a lasting
positive difference:

- connecting with local communities

- supporting educational initiatives for local people

- supporting local training and jobs

- supporting local businesses

- contributing to local people’s wellbeing and enjoymeant

Through our community investment and Local Charter
activity, we connect with communities where we operate,
make positive local contributions, help people fulfil their
potential, help businesses grow, and promote weallbeing
and enjoyment. This all supports our strategy to create
Places People Prefar.

Auditor and disclosure of information

PwC has indicated its willingness to remain in office and, en
the recommendation of the Audit Committee, a resolution to
reappaint PwC as the Company's auditor will be proposed at
the 2023 AGM.

The Directors’ Report was approved by the Board on 16 May
2023 and signed on its behalf by

Kt

Brona McKeown
HR Director, General Counsel and Company Secretary

The British Land Company PLC
Company number: 621520




Directors’ Responsibilities Statement

The Dircctors’ Responsibilities Statenenl beluw has been
prepared in connection with the Annual Report and financial
statements for the year ended 31 March 2023. Certain parts
of the Annual Report and financial statements have not been
inciuded in this announcemeant as set out in Note 1to the
financial information.

The Directors are responsible for preparing the Annual
Report and the Mmancial slalements in accordance with
applicable taw and regulation.

Company law reguires the Directors to prepare financial
statements for each financial year. Under that law the
Directars have prepared the Group financial statements

in accordance with UK-adopted International Accounting
Standards and the Company financial statements in
accordance with United Kingdom Generally Accepted
Accounting Practice (United Kingdom Accounting Standards,
comprising FRS 101 “Reduced Disclosure Framework”, and
applicable law).

Under company law, Directors must not approve the financial
statements unless they are satisfied that they give a true and
fair view of the state of affairs of the Group and Company
and of the profit or loss of the Group and Company for that
period. In preparing the financial statements, the Directors
are required to:

- select suitable accounting policies and then apply
them consistently;

- state whather applicable UK-adopted International
Accounting Standards have been followed for the Group
financial statements and United Kingdom Accounting
Standards, comprising FRS 101, have been followed
for the Cempany financial statements, subject to any
material departures disclosed and explained in the
financial statements;

- make Judgements and accounting estimates that are
reasonable and prudent; and

- prepare the financial statements on the going concern
basis unless it is inappropriate to presume that the
Group and Company will continue in business.

The Directors are responsible for safeguarding the assets of
the Group and Company and hence for taking reasonable
staps for the prevention and detection of fraud and

other irregularities.

The Directors are also responsible for keeping adequate
accounting records that are sufficient to show and explain
the Group's and Company’s transactions and disclose with
reasonable accuracy at any time the financial position of
the Group and Company and enable them to ensure that
the financial statements and the Directors’ Remuneraticn
Report comply with the Act.

The Directors are rasponsible for the maintenance and integrity
of the Company's website. Legislation in the United Kingdom
governing the preparation and dissemination of financial
statements may differ from legislation in other jurisdictions.

Tne Brtist L and Company PLC 00821820

Directors’ confirmations

The Directors consider that the Annual Report and Accounts,
taken as a whole, is fair, halanced and understandable and
prevides the information necessary for shareholders to assess
the Group’s and Company's position and performance,
business model and strategy.

Each of the Directors, whose names and functions are listed
in Corporate Governance Report on pages 108 to 1,
contirms that, to the best of their knowladge:

- the Group financial statements, which have been prepared
in accordance with UK-adopted International Accounting
Standards and IFRSs issued by IASRE, give a true and fair
view of the assats, liabilities, financial pesition and profit
of the Group;

-~ the Company financial statements, which have baen
prepared in accordance with United Kingdom Accounting
Standards, comprising FRS 107, give a true and fair view of
the assets, liabilities and financiai position of the Company
and profit of the Company; and

- the Strategic Report and Directors’ Report, which
represent the management report, include a fair review of
the develecpment and performance of the business and the
position of the Company and the Group taken as a whele,
together with a description of the principal risks and
uncertainties that it faces.

In the case of each Diractor in office at the date the
Diractors’ Report is approved:

- so far as the Director is aware, there is no relevant audit
information of which the Group’s and Company’s auditors
are unaware; and

- they have taken all the steps that they ought tc have taken
as a Director in order to make themselves aware of any
relavant audit information and to establish that the Group’s
and Company’s auditors are aware of that information.

By order of the Board.

-

Bhavesh Mistry
Chief Financial Officer

16 May 2023
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INDEPENDENT AUDITORS’ REPORT

Independent auditors’ report to the members of The British Land Company PLC

Report on the audit of the financial statements
Opinion
in our opinion:

- The British Land Company PLC’s group financial statemants and company financial statements (the “financial statements”)
give a true and fair view of the state of the group’s and of the company’s affairs as at 31 March 2023 and of the group’s loss
and the group’s cash flows for the year then ended;

- the group financial statements have been properly prepared in accordance with UK-adopted International Accounting
Standards as applied in accordance with the provisions of the Companies Act 20086;

- the company financial statemeants have been properly preparad in accordance with United Kingdom Generally Accepted
Accounting Practice (United Kingdom Accounting Standards, including FRS 1071 "Reduced Disclosure Framework”, and
applicable law); and

-~ the financial statements have been prepared in accordance with the requirements of the Companies Act 2006,

We have audited the financial statements, included within the Annual Repeort and Accounts 2023 (the "Annual Report™), which
comprise; the Consolidated and Company Balance Sheets as at 31 March 2023, the Consolidated Income Statement, the
Consolidated Statement of Comprehensive Income, the Consclidated Statement of Cash Flows, and the Consolidated and
Company Statements of Changes in Equity Tor the year then ended; and the notes to the financial statements, which include a
description of the significant accounting policies.

Qur opinien is consistent with our reporting to the Audit Committee.

Basis for opinion

We conducted our audif in accordance with International Standards on Auditing (UK)Y (*ISAs (UKD™) and applicable law. Gur
responsibilities under 1ISAs (UK) are further described in the Auditors’ responsibilities for the audit of the financial statements
section of our report. We beheve that the audit evidence we have obtained is sufficient and appropriate to provide a basis for
our opinion,

Independence he British Lang Company PLC 00621920

We remained independent of the group in accordance with the ethical requirements that are relevant to cur audit of the
financial statements in the UK, which includes the FRC's Ethical Standard, as applicable to fisted public interest entities, and
we have fulfilled gur other ethical responsibilities in accordance with these requirements.

To tha best of our knowledge and belief, we declare that non-audit services prohibited by the FRC's Ethical Standard were not
provided.

Other than those disclosed in Note 5 we have provided no non-audit services to the company or its controlled undertakings in
the period under audit
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Our audit approach

ﬁ\vnrvlmv

Audit scope - We tailored the scope of our audit to ensure that we performed enough work to be able to give an
opinion on the financial statements as a whole. The group financial statements are prepared on a
consolidated basis, and the audit team carries out an audit over the consclidated group balances
in support of the group audit cpinion.

- The group’s properties are spread across a number of statutory entities with the group financial

statements being a consolidation of these entities, the company and the droup’s joint ventures
Alt work was carried out by the group audit team with additional procedures performed on the
consolidation to ensure sufficient coverage for our opinion on the group financial statements as
a whole.

Key audit matters - valuation of investment and development properties sither held dnrectly or through jomt
venturas (group).
- Recoverability of tenant debtors and incentives (group).
- Accounting for the Paddington Central partial disposal and joint venture arrangement (group).
- Taxation (group).
- Recoverability of investments and loans to subsidiaries and joint ventures (company).

Materiality - Overall group matenahty E82 9 million (202? E98 4 mlllicm) based on 1/6 of total assets
- Specific group materiality: £13.3 million {2022: £12.6 million), based on 5% of the group’s Underlying
Profit before tax.
- Oversll company materiality: £74.6 million (2022: £88.5 million) based on 1% of total assets.
- Perfermance materiality: £62.1 million (2022: £73.8 millicn) (group) and £56.0 million
(2022: £66.3 million) {company).

The scope of our audit
As part of designing our audit, we determined materiality and assessed the risks of material misstaternent in the
financiat statements.

Key audit matters
he British Lana Company PLC 00621920
Key audit matters are those matters that. in the aud\tors professional judgement, were of most significance in the audit of the

financiatl statements of the current period and include the most significant assessed risks of material misstatement (whether or
not due to fraud) identified by the auditors, including those which had the greatest effect on: the overall audit strategy; the
aliocation of resources in the audit; and directing the efforts of the engagement tearn. These matters, and any comments we
make on the results of our procedures thereon, were addressed in the context of our audit of the financial statements as a
whole, and in forming our opinicn thereon, and we do not provide a separate opinion on these matters.

This is not a complete list of all risks identified by our audit.

Accounting for the Paddingten Central partial disposal and joint venture arrangement is a new key audit matter this year.
Accounting for Canada Water partial disposal and joint venture arrangement, which was a key audit matter last year, is no
longer included because of the fact that it was a transaction that occurred and was tested in the prior year. Otherwise, the key
audit matters below are consistent with last year.
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INDEPENDENT AUDITORS' REPORT coniinued

Wey audht matter
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Valuation of investment and development  Given the inherent subjectivity involved in the valuation of the property
properties, either held directly or through partfolio, and therefore the need for deep market knowledge when

joint ventures (group) determining the most appropriate assumptions and the technicalities of
Refer to the Report of the Audit valuation methodology, we engaged our internal valuation experts (qualified
Committee Notes to tha financial chartered surveyors) to assist us in our audit of this matter We assessed the
statements - Note 1 (Basis of preparation, Valuers' qualifications and expertise and read their terms of engagement with
significant accounting policies and the group to determine whether there were any matters that might have
accounting judgements), Note 10 affected their objectivity or may have imposed scope limitations upon their

(Property) and Note 11 (Joint ventures) The  work.
group owns either directly or through joint
ventures a portfolio of property consisting
of Campuses, Retail & Fulfilment and
Developments. The total property portfolio
valuation for the group was £5,595 million
(2022: £6,944 miillen) and for the group’s
share of joint ventures and funds was
£3,316 million {2022: £3,528 million) as at
31 March 2023. The valuations were carried
cut by third party valuers CBRE, Jones
Lang LaSalle, Cushman & Wakefield and
Knight Frank (the ‘Valuers’). We also considered the reasonableness of other assumptions that were not so
readily comparable with published benchmarks. such as estimated rental
value. For developments valued using the residual valuation methad, we
obtained the development appraisals and assessed the reasonableness of the
Valuers’ key assumptions. This included comparing the yield toc comparable
market benchmarks, comparing the costs to complete estimates to
development plans and contracts, and considering the reasonableness of
other assumptions that are not so readily comparable with published
benchmarks, such as estimated rental value and developers’ profit We held
discussions with each of the Valuers and challenged their approach to the
valuations, the key assumptions and their rationale behind the more significant
vatuation mevemeants during the year.

We also considered fees and other contractual arrangements that might exist
between the group and the Valugrs. We found no evidence to suggest that the
objectivity of the Valuers was compromised. We read the valuation reports for
the propaerties and confirmed that the valuation approach for each was in
accordance with RICS Globa!l Standards. We obtained details of each property
held by the group and set an expected range for yield and capital value
movement, determined by reference to published benchmarks and using our
experience and knowledge of the market, We compared the investment yields
used by the Valuers with the range of expected yields and the year on year
capital movement to our expected range.

The Valuers were engaged by the directors
and performed their work in accordance
with the Royal Institute of Chartered
Surveyors (‘RICS”) Valuation - Global
Standards and the requirements of |AS 40
‘Investment Property’. In determining the
valuation of a property, the Valuers take
into account property-specific information
such as the current tenancy agreements
and rents! income.

They apply assumptions for yields and
estimated market rent, which are
influenced by prevailing market yields and
comparable market transactions, to arrive
at the final valuation. For developments,
the residual appraisal method is used, by
estimating the fair value of the completed

Where assumptions were outside the expected range or showed unexpected
movements based on cur knowledge, we undertook further investigations,
held further discussions with the Valuers and obtained evidence to support
explanations received. We also challenged the Valuers as to the extent to
which recent market transactions and expected rental values which they made
use of in deriving their valuations took into account the impact of climate

project using a capitalisation method less enhange.

aestimated costs to completion and a risk The valuation commentaries provided by the Valuers and supporting
premium. The valuation of the group’s evidence, enabled us to consider the property specific factors that may have
property portfolio was identified as a key had an impact on value, including recent comparable transactions whera
audit matter given the valuation is appropriate.

inherently subjective due to, among other
factors, the individual nature of each
property, its location and the expected
future rental streams for that particular

We conciuded that the assumptions used in the valuations were supportable
in light of available and comparable market evidence. We performed testing
on the standing data in the group's information systems concerning the
valuation process. We carried out procadures, on a sample basis, to satisfy

property. aurselves of the accuracy of the property information supplied to the Valuers
The significance of the estimates and by management. For operating properties, we agreed tenancy information to
judgements involved, coupled with the fact  supporting evidence on a sample basis. For developrments, we confirmed that
that only a smail percentage difference in the supporting information for construction contracts and budgets, which was
individual property valuations, when supplied to the Valuers, was also consistent with the group's records for
aggregated, could result in a materia! example by inspecting construction contracts. For developments, capitalised
misstatement, warranted specific audit expenditure was tested on a sample basis to invoices, and budgeted costs to
focus in this area. complete compared to supporting evidence,

We agreed the amounts per the valuation reports to the accounting records
and the financial statements, including the relevant note disclosures.

We considered reasons why the market capitalisation was lower than the nat
asset value of the group We have noissues 1o report in respeact of this work.
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Recoverability of tenant debtors and incentives (group)
Refar to the Report of the Audit Committee, Notes to the
financial statements - Note 1 (Basis of preparation, significant
accounting policies and accounting judgements), Note 10
(Property) and Note 13 (Debtors). The total value of trade
debtors recognised within the groeup was £33 million

(2022 £83 million) and within joint ventures was £11 million at
31 March 2023 (2022: £17 millien), against which an expected
credit loss (CECL'Y provision of £27 million (2022: £47 miltion)
and £7 million (2022: £13 million) respectively was recognised.
The total tenant incentives recognised within the group was
£155 million (2022 £161 million) and within joint ventures was
£102 million at 31 March 2023 (2022: £96 million), against which
an ECL provision of £20 millicn (2022: £19 million) and

£12 million (2022: £8 millicn) respectivety was recognised.
Covid-19 and the resuiting economic and social disruption in
prior years brought unforeseen challenges to the UK and the
wider global economy, impacting the group and in general the
overall risk profite. Whilst conditiens continued to improve in
2022/2023 in relation to Covid-19, other geopolitical and
economic risks increased during the year and there remains a
risk of tenants defaulting or tenant failure.

The level of arrears has reduced from the prior year, aithough
remains higher than pre-pandemic and a significant proportion
of the arrears relates to debtors that are greater than six months
old. The estimation of the ECL provision against tenant debtors
and incentives remains highly subjective and contains significant
estimation uncertainty. The directors have applied the ECL
model under IFRS 9 Financial Instruments and utilised & matrix
methodology to determine the provision. The key assumptions
have been the tenants' risk rating and the related expected loss
rate for each risk rating and ageing combination. Tenant risk
ratings have been determined by the directors, taking into
consideration information available surrounding a tenant’s credit
rating, financial position and historical default rates. The
expected loss rate has also taken into consideration the ageing
profile of the debtors, the historical cash collacted over the
pandemic pericd and a forward looking expectation of collection
rates.

The same key assumptions are applied in the ECL model for
tenant incentives, without the consideration of the ageing profile
and historical cash coltections which are not relevant for tenant
incentive balances. in addition, during the vear, the IFRS
Interpretations Committee CIFRIC'Y issued their decisions on the
treatment of lessor forgiveness of lease payments and demand
deposits with restrictions on use.

The application of these decisions represented a change to the
previous accounting policies applied by the group and therefore
the directors chose to restate the prior year comparative
information.

On the basis that the estimation of an ECL provision against the
tenant debtors and incentives balances has been highly
subjective and contains significant estimation uncertainty, we
have identified this as a key audit matter. In relation ta the IFRIC
decisions, our audit focused on this area, including that the
restatements made were accurate and that adequate disclosures
were made in accordance with 1AS 8 Accounting Policies,
Changes in Accounting Estimates and Errors.
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“We have evalii.rlﬂéq:e'd the methodo\ﬂc;;]ﬁ utilised by the

directors in determining the ECL provisicns as at

31 March 2023. We are satisfied the approach is
campliant with the requirements of IFRS 9 Financial
Instruments.

We obtained and checked the mathematical accuracy,
and completeness, of the data used to calculate the
provision balances. Given the complexity and the
manual nature of the ECL modei, we used an
independent application to check the integrity of the
spreadsheet used to ¢calculate the provision.

On a sample basis, we performed detailed testing over
the underlying data and information used in the ECL
analysis including but not limited to verifying: the
tenant's year end outstanding debtor balance; the
tenant’s year end unamortised lease incentive balance,
the tenant's credit histories and current trading
pearformance; the ageing of the balances; the lavel of
cash collections during the year: and the forward-
looking expectation of collection rates amongst other
factors We assessed the significant assumptions
adopted by management in the provisicn for ECL on
tenant debtars and incentives against supporting
evidence,

On a sample basis, we assessed the appropriateness of
the most significant assumptions, being the
categorisation of tenants into different risk ratings and
the provisioning percentages applied to each of these
risk categories, by agreeing to supporting documents.
We reviewed the disclosures made in relation to the ECL
provision and the sensitivity of the provision to the
underlying probabiiity of default applied. We evaluated
management’s methodology for applying the revised
accounting policies and ensured conformity with the
requirements of the IFRIC agenda decisions.

We tested the mathematical accuracy of the
calculations of the adjustments required in relation to
the IFRIC decisions. We also selected a sample of the
underlying data used in the calculations of the
adjustments required for both the 2021 and 2022
financiat years, verifying that the data was accurate and
compiete. We reviewed the disclosures that
management included in Note 11to explain the changes
in accounting policies, and ensured that the restated
comparative informaticn was complete and accurate.

We have no matters to report in respect of this wark.
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INDEPENDENT AUDITORS’ REPORT concunued

Moy audht rratior

venture arrangement (group)

Refer to the Audit Committee Report and the Financial Statements,
Notes to the financial statements - Note 1 (Basis of preparation,
significant accounting poiicies and accounting judgements) and
Mote 11 (Joint ventures). During the reporting period, the group
disposed of its Paddington Central Campus assets into the
Paddington Central Joint Venture {the "Joint Venture’ or
‘Partnership’), with the group owning a 25% interest and the other
partner holding a 75% interest in the Joint Venture. As part of the
transaction, the group disposed of £934m of property for a
consideration of £915m and recorded a £19m Joss on disposal,

The directors have exercised critical judgement in respect of the
joint control assessment of the Joint Venture. As part of the
assessment, the directors considered the group's control over the
Partnership in respect of its 25% ownership. The directors assessad
the group’s power to direct the relevant activities of the Partnership
through the partnership agreements, including reserved matters
which reguire the unanimous cansent of the partners, and the
group's subsequent exposure to variable returns.

Through this analysis, the directors have been able to satisfactorily
conclude that the group has joint control over the Partnership and
therefore has accounted for the Partnership as a jeint venture using
the equity method, in-line with the group’s accounting policias. This
warranted additional audit focus due to the size and nature of the
fransaction and the critical accounting judgement made by the
directors.

Refer to the Report of the Audit Committee, the Notes to the
fimancial staterments - Mote 1 (Basis of preparation, significant
accounting pelicies and accounting judgements) and Note 7
(Taxation). The UK Real Estate Investment Trust (REIT") regime
grants companies tax-exempt status provided they meeat the rules
within the regime.

The rules are complex, and the tax-exempt status has a significant
impact on the financial statements. The complexity of the rules
creates a nsk of an inadvertent breach and the group’s profit
becoming subject to tax. The group's status as a REIT underpins its
business model and shareholder returns. For this reason, it warrants
speacial audit focus. The obligations of the REIT regime include
requirements to comply with balance of business, dividend and
income cover tests The Broadgate and Paddington Central joint
ventures are also structured as e REITs and as such, REIT
compliance is alsc of relevance for these joint ventures in addition
to the overallgroup. Tax provisions are in place to account for the
risk of challenge of certain of the group’s tax positions.

Given the subjective nature of these provisions, additional audit
focus was placed on tax provisions
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—ow ;:r auait adaressed El;;eﬂkey aud‘ﬂtﬂrr:zrarite.r-
We obtained an understanding of the nature of the
transactien and assessed the accounting treatment
in refation to the group’s accounting policies. For the
disposal, we obtained and reviewed the key
supporting documentation including the sale and
purchase agreements and completion statements
and agreed the consideration received to bank
statements.

For the joint venture arrangement, we read the
underlying partnership agreements and agreed that
the accounting treatment of the joint venture
arrangement was in accordance with IFRS 10
Consolidated Finangial Statements, IFRS 11 Joint
Arrangements, and IAS 28 Investments in Associates
and Joint Ventures, and verified the degree of
control or influence held by the group was
appropriate to recognise a joint venture
arrangement

We have no matters to report in respect of this work.

We confirmed our understanding of management’s
approach to ensuring compliance with the REIT
regime rules and we involved our internal taxation
specialists to verify the accuracy of the application
of the rules.

We obtained management's calculations and
supporting documentation, verified the inputs to
their calculations and re-performed the group’s and
the Broadgate and Paddington Central joint
ventures’ annual REIT compiiance tests. We used our
knowledge of tax circumstances and, by reading
relevant correspondence between the group and
HMRC and the group’s external tax advisors, we are
satisfied that the assumptions and judgements used
by the group in determining the tax provisions are
reasonable.

We have noc matters to report in respect of this work.



ey acdit matter

Recoverability of investments and lcans to subsidiaries and joint
ventures (Ccompany)

Refer to the Notes to the financial statements - Note A (Accounting
policies - Critical accounting judgerments and key sources of
estimation uncertainty) and Note D (Investments in subsidiaries and
joint ventures, loans to subsidiaries and other investments).

The company has investments and loans to subsidiories of

£22,140 million (2022: £33,140 million) and investiments in joint
ventures £111 million (2022: £116 million) as at 31 March 2023, This is
following the recognition of a £354 million (2022: £32 million)
pravision for impairment in investments in subsidiaries, a write back
of impairment of £1,350 million (2022: write back of £221 million) in
loans te subsidiaries, and a £36 million (2022: £22 million} provision
for impairment investments in joint ventures in the year. The
company’s accounting policy for investments and loans is to hold
them at cost less any impairment. impairment of the loans is
calculated in accordance with IFRS 9, whoere oxpected crodit jossos
are considered to be the excess of the company's loan to a
subsidiary over the subsidiary net asset value, Investments in
subsidiaries and joint ventures are assessed for impairment in line
with 1AS 26, In the year, the company received capital distributions
totalling £9,847 mitlion (2021/22: £nil) from its subsidiaries following
a corporate simplification and restructuring exercise conducted.

This included recapitalising subsidiaries that were previously in a net
liability position and therefore unable to repay their intercompany
loans and gave rise to 2 net reversal of loan impairment at the
company level and investment impairment losses in certain of the
subsidiaries involved in the restructuring. Losses incurred by those
subsidiaries that made the capital injections have been treated as
deemed distributions in the company’s profit or loss.

The company considered the impairment of investment and loan
balances at 31 March 2023, including those held in subsidiaries that
made capital injections, in accordance with [AS 36, IFRS 9 and its
accounting policy. Given the inherant estimation and complexity in
assessing both the carrying value of a subsidiary or joint venture
comizany. and the expected credit loss of intercompany loans, this
was identified as a key audit matter.

The British Land Company PLC 00621220

How our audit adoressed the key audit matter

We assessed the accounting policies for invesiments
and loans in subsidiaries and investment in joint
ventures to ensure they were compliant with FRS 101
“Reduced Disclosure Framework”. We obtained
management’'s impairment assessments for the
recoverability of investments and loans in
subsidiaries and investment in joint ventures as at

31 March 2023,

We verified that the methodology used by
management in arriving at the carrying value of the
invastments in subsidiaries and joint ventures was in
line with |AS 36 Impairment of Assets, and that for
icans to subsidiaries the expected cradit loss was in
fine with IFRS 9 Financial Instrumaeants, including the
related provision for impairment of investments and
reversal of impatrment of the loans.

We idantified the key estimate within the assessment
of impairment of the investments and inans to
subsidiaries and investments in joint ventures to be
the underlying valuation of investment property heid
by the subsidiaries and joint ventures. For details of
our procedures over investment property valuations
please refar to the related group key audit matter
above.

Given the complexity and the manua! nature of the
impairment modeis, we used an independent
application to check the intagrity of the
spreadsheets and to recalculate the provisions. We
assassed the steps undertaken by management to
restructure and simplify the corporate structure and
obtained documentation to suppoert the transactions
exacuted on a sample basis.

We have no matters 1o report in respect of this work.

How we tailored the audit scope

We tailored the scope of our audit to ensure that we performed enough waork to be able to give an opinion on the financial
statements as a whole, taking into account the structure of the group and the company, the accounting processes and

controls, and the industry in which they operate.

The group owns and invests in a number of investment and development properties in two segments, Campuses and Retail &
Fuifilment, across the United Kingdom. These are held within a variety of subsidiaries and joint ventures with the group
financial statements being a consolidation of these entities, the company and the group’s joint ventures. The Broadgate Joint
Venture was subject to a full scope audit, and the Meadowhall, Paddington Central and Canada Water Joint Ventures ware
scoped in for specific account balances. All work was carried out by the group audit team with additional procedures
performed at the group fevel {including audit procedures over the consalidation and consclidaticn adjustments) to ensure
sufficient coverage and appropriate audit evidence for our opinion on the group financial statements as a whole.

The Group operates a common IT environment, processes and controls across all reportable segmaeants In estaklishing the

overall approach to our audit, we assessed the risk of material misstatement, taking into account the nature, likelihood and
potential magnitude of any misstatement. Following this assessment, we applied professional judgement to determine the
extent of testing required over each balance in the financial statements.

in respect of the audit of the company, the group audit team performed a full scope statutory audit.
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INDEPENDENT AUDITORS' REPORT continued

The impact of climate risk on our audit

In planning our audit, we made enquiries with management to understand the extent of the potential impact of climate change
risk on the financial statements. Qur evaluation of this conclusion included challenging key judgements and estimates in areas
where we considered that there was greatest potential for climate change impact. We particularly considered how climate
change risks would impact the assumptions made in the valuation of investment properties as explained in our key audit
matter above. We also considered the consistency of the disclosures in relation to climate change made within the Annual
Report, the financial staterments and the knowledge obtained from our audit. We assessed the consideration of the cost of
delivering the group’s climate change and sustainability strategy within the going concern and viability forecasts.

Materiality

The scope of our audit was influenced by our application of materiality. We set certain quantitative thresholds for materiality.
These, together with qualitative considerations, helped us to determine the scope of cur audit and the nature, timing and
extent of cur audit procedures on the individual financial statement line items and disclosures and in evaluating the effect of
misstatements, both individually and in aggregate on the financial statements as a whole.

Based on our professional judgement, we determined materiality for the financial statements as a whele as foltows:

Financiai statements - group Financat statements - company

‘Overall materiatity £82.9 million (2022 £98.4 million). | E74.6 million (2022; £88.5 million).

How we 1% of total assets. ) % of total assets
determined it

Rationale for A key determinant of the group’s value is property The company’s main activity is the investments in
benchmark investments. Due to this, the key area of focus in and loans to subsidiaries and joint ventures. Given
applied the audit is the valuation of investment and this, we set an overall company materiality level
development properties, either held directly or based on total assets. For purposes of the group
through joint ventures. On this basis, and audit, we capped the overall materiality for the
consistent with the prior year, we set an overall company to be 90% of the group overall
group materiality level based on total assets. materiality.

For each component in the scope of our group audit, we allocated a materiality that is less than cur overall group materiality.
The range of materiality allocated across components was between £8m to £16m. Certain componants were audited to a local
statutory audit materiality that was also less than our overall group materiality.

In addition, we set a specific materiality level of £13.3 miilion (2022 £12.6 million) for items within the Underlying column of
the Incomea Statemant which is based on 5% of the group’s Underlying Profit before tax.

We use performance materiality to reduce to an appropriately low leve! the probability that the aggregate of uncorrected and
undetected misstaterments exceeds overall materiality. Specifically, we use performance materiality in determining the scope
of our audit and the nature and extent of our testing of account balances, classes of transactions and disclosures, for example
in determining sample sizes. Our performance materiality was 75% (2022: 75%) of overall materiality, amounting tc

£62 1 mithon (2022: £73 8 million) for the group financial statemeants and £56.0 million (2022; £66.3 million) for the company
financial staterments.

In determining the performance materiality, we considered a number of factors - the history of misstatements, risk assessment
and aggregation risk and the effectiveneass of contrels - and concluded that an amount at the upper end of our normal range
was appropriate.

We agreed with the Audit Committes that we would report to them misstatements identified during our audit above
£4.1 million (Group audit) (2022: £4.9 million) and £3.7 million {company audit) (2022: £4.4 million) as well as misstatements
below those amounts that, in our view, warranted reporting for qualitative reasons,

in addition we agreed with the Audit Committee that we would report to them misstatements identified during our group
audit above £10 million (2022: £1.0 million) for misstatements related to Underlying Profit within the financial statements, as
well as misstatements below that amount that, in our view, warranted reporting for gualitative reasons

Conclusions relating to going concern
Our evaluation of the directors’ assessment of the group’s and the company's ability to continue to adopt the going concern
basis of accounting included:

- Corroborated key assumptions (&.g. Hquidity forecasts and financing arrangements) to underlying documentation and
ensured this was consistent with our audit work in these areas;

- Considered management’s forecasting accuracy by comparing how the forecasts made at the half year compare to the
actual performance in the second half of the year,

- Understood and assessed the appropriateness of the key assumptions used both in the base case and in the severe
but plausible downside scenario, including assessing whether we considered the downside sensitivities to be
appropriately severe,
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- Tested the integrity of the underlying formulas and calculations within the going concern and cash flow models;

- Considered the appropriateness of the mitigating actions available to management in the event of the downside scenario
materialising. Specifically, we focused on whether these actions are within the Group's control and are achievabie; and

- Reviewed the disclosures provided relsting to the geing concern basis of preparation and found that these provided an
explanation of the directors’ assessment that was consistent with the evidence we obtained.

Based on the work we have perfaormed, we have not identified any material uncertainties relating to events or conditions that,
individualiy or collectively, may cast significant doubt on the group's and the company’s ability to continue as a going concern
for a period of at least twelve months from when the financial statements are authorised for issue.

i1 suditing the hinangial statements, we have concluded that the directors’ use of the going concern basis of accounting in the
preparation of the financial statements is appropriate.

Howeaver, because not all future events or conditions can be predicted, this conclusion is not a guarantee as to the group’s and
the company’s ability to continue as a going concern.

In relation to the directors’ reporting on how they have applied the UK Corporate Governance Code, we have nothing material
to add or draw attention te in relation to the directors’ statement in the financial statements about whether the directors
considered it appropriate to adopt the goinhg concern basis of accounting.

Our responsibilities and the responsibilities of the directors with respect to going concern are described in the relevant
sections of this report.

Reporting on other information

The other information comprises all of the information in the Annual Report other than the financial statements and our
auditors' report thereon. The directors are responsible for the other information. Qur opinicn on the financial statements does
not cover the other information and, accordingly, we do not express an audit opinion cr, except to the extent otherwise
explicitly stated in this repori, any form of assurance thereon.

In connection with our audit of the financial statements, our responsibility s to read the other information and, in doing so,
consider whether the other information is materially inconsistent with the financial statements or ocur knowledge obtained in
the audit, or otherwise appears to be materially misstated. If we identify an apparent material inconsistency or material
misstatement, we are required to perform procedures to conclude whether there is 8 material misstatement of the financial
statements or a material misstatement of the other information. If, based on the work we have performed, we conclude that
there is a material misstatement of this other information, we are required to report that fact. We have nothing to report
based on these responsibilities.

With respect to the Strategic Report and Directors’ Report and additiona! disclosures, we also considered wheather the
disclosures required by the UK Companies Act 2006 have been inciuded.

Based on our work undertaken in the course of the audit, the Companies Act 2006 requires us alsc to report certain opinions
and matters as described below.

Strategic Report and Directors’ Report and additional disclosures

In our opinion, based on the work undertaken in the course of the audit, the information given in the Strategic Report and
Directors’ Report and additional disclosures for the year ended 31 March 2023 is consistent with the financial statements and
has been prepared in accordance with applicable legal requirements.

in light of the knowledge and understanding of the group and company and their envirenment obtained in the course of the
audit, we did not identify any material misstatements in the Strategic Report and Directors’ Report and additional disclosures.

Directors’ Remuneration
in our opinion, the part of the Directors’ Remuneration Report to be audited has been properly prepared in accordance with
the Companies Act 2006.

Corporate governance statement

The Listing Rules require us to review the directors’ statements in relation to going concern, longer-term viability and that part
of the corporate governance statement relating to the company’s compliance with the provisions of the UK Corporate
Governance Code specified for our review. Our additional responsibilities with respect to the corporate governance statement
as other information are described in the Reporting on other information section of this report.

Based on the work undertaken as part of our audit, we have concluded that each of the following elements of the corporate
governance statemant is materially consistent with the financial statements and ocur knowledge obtained during the audit, and
we have nothing material to add or draw attention to in relation to:

- The directors’ confirmation that they have carried out a robust assessment of the emerging and principal risks;

- The disclosures in the Annual Report that describe those principal risks, what procedures are in place to identify emerging
risks and an explanation of how these are being managed or mitigated;

- The directors' statement in the financial statements about whether they considered it appropriate to adopt the going
concern basis of accounting in preparing them, and their identification of any material uncertainties to the group's and
company's ability to continue to do so over a period of at least twelve months from the date of approval of the financial
statements;
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INDEPENDENT AUDITORS' REPORT continued

- The directors’ explanation as to thair assessment of the group’s and company’s prospects, the period this assessment
covers and why the period is appropriate; and

- The directors’ statement as to whether they have a reasonable expectation that the company will be able to continue in
operation and meet its liabilities as they fall due over the period of its assessment, including any related disclosures drawing
attention to any necessary qualifications or assumptions.

Qur review of the directors’ statement regarding the longer-term viability of the group and company was substantially less in
scope than an audit and only consisted of making inguiries and considering the directors’ process supporting their statement;
checking that the statement is in alignment with the relevant provisions of the UK Corporate Governance Code; and
caonsidering whether the statement is consistent with the financial statements and our knowledge and understanding of the
group and company and their environment obtained in the course of the audit.

In addition, based on the work undertaken as part of our audit, we have concluded that each of the following elements of the
corporate governance statement is materially consistent with the financial statements and our knowledge obtained during
the audit;

- The directors’ statement that they consider the Annual Report, taken as a whole, is falr, balanced and understandable, and
provides the information necessary for the members to assass the group’s and company’s position, performance, business
model and strategy;

- The section of the Annual Report that describes the review of effectiveness of risk management and internal control
systems; and

- The section of the Annua! Report describing the work of the Audit Committee.

We have nothing to report in respect of our responsibility to report when the directors’ staternent relating to the company’s
campliance with the Code does not properly disclose a departure from a relevant provision of the Code specified under the
Listing Rules for review by the auditors.

Responsibilities for the financia! statements and the audit

Responsibilities of the directors for the financial statements

As explained more fully in the Directors’ Responsibilities Statement, the directors are responsible for the preparation of the

financial statements in accordance with the applicable framework and for being satisfied that they give a true and fair view. !
The directors are also responsible for such internal control as they determine is necessary to enable the preparation of

financial statements that are free from matarial misstatement, whether due to fraud or error.

In preparing the financial stataments, the directors are responsible for assessing tha group's and the company's ability to
continue as a going concern, disclosing, as applicable, matters related to going concern and using the going concern basis of
accounting unless the directars either intend to liguidate the group or the company or to cease operations, or have no realistic
alternative but to do so.

Auditors' responsibilities for the audit of the financial statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free from material
misstatement, whether due to fraud or errar, and to issue an auditors’ report that includes our opinion. Reasonable assurance
is & high level of assurance, but is not a guarantee that an audit conducted in accordance with 15As (UK) will always detect a
material misstatement when it exists Misstatements can arise from fraud or error and are considered material i, individually or
in the aggregate, they could reasonably be expected to influence the economic decisions of users taken on the basis of these
financial statements.

Irregularities, including fraud, are instances of non-compliance with laws and regulations. We design procedures in line with
our responsibilities, outlined above, to detect material misstatements in respect of irregularities, including fraud. The extent to
which our procedures are capable of detecting irregularities, including fraud, is detailed below.

Based on our understanding of the group and industry, we identified that the principal risks of non-complianca with laws and
regulations related to compliance with the Real Estate Investment Trust (REIT) status section 1158 of the Corporaticn Tax Act
2010 and the UK regulatory principles, such as those governed by the Financial Conduct Authority, and we considered the
extent to which non-compliance might have a material effect on the financial statements We also considered those laws and
regutations that have a direct impact on the financial statements such as the Companies Act 2006 We evaluated
managemeant's incentives and opporiunities for fraudulent manipulation of the financial statements (ncluding the risk of
ovearride of contraols), and determined that the principal risks were related to posting inappropriate journal entries to increase
revenue, management bias in accounting estimates and judgemental areas of the financial statements such as the valuation of
investment and development properties and the expected credit loss provisions in raspect of tenant debitors and incentives
(see related key audit matters above). Audit procedures performed by the engagement team included:

- Discussions with management and internal audit, including consideration of known or suspected instances of non-
complance with laws and regulations and fraud, and review of the reports macde by management and internal audit;

- Understanding of managemaent’s internal controls designed to prevent and detect irregularities;

- Reviewing the group’s litigation register in so far as it related to non-compliance with laws and regulations and fraug;

- Reviewing relevant meeting minutes, including thase of the Risk Committee and the Audit Committee,

~ Review of tax compliance with the involvement of our tax specialists in the audit;

- Designing audit procedures to incorporate unpredictability around the nature, timing or extent of our testing:

172 British Land Annual Report andd Accounts 2023



The Batisi { and Company PLC 00621920

- Challenging assumptions and judgements made by management in their significant areas of estimation including
procedures relating to the valuation of investment properties and the expected credit ioss provisions in respect of tenant
debtors and incentives as described in the related key audit matters above; and

- ldentifying and testing journal entries, in particular any journal entries posted with unusual account combinations, posted by
unexpected users and posted on unexpected days.

There are inherent limitations in the audit procedures described above. We are less likely to become aware of instances of
non-compliance with laws and regulations that are not closely related to events and transactions reflected in the financial
statements. Also, the risk of not detecting a material misstatemant due to fraud is higher than the risk of not detecting one
resulting from error, as fraud may involve deliberate concealmant by, for exampie, forgery or intentional misrepresentations,
or through collusicn.

Our audit testing might include testing complate popuiations of certain transactions and balances, possibly using data
auditing techniques. However, it typically involves selecting a limited number of items for testing, rather than testing complete
populations. We will often seek to target particular itams for testing based on their size or risk characteristics. In other cases,
we will use audit sampling to enable us to draw a conclusion about the population from which the sample is selected.

A further description of our responsibilities for the audit of the financial statements is located on the FRC's website at:
www frc.org.uk/auditorsresponsibilities. This description forms part of our auditors’ report.

Use of this report

This repart, including the upinions, has been prepared tor and only for the company’s members as a body in accerdance with
Chapter 3 of Part 16 of the Companies Act 2006 and for no other purpose. We do not, in giving these opinions, accept or
assume responsibility for any other purpose or to any other parson to whom this report is shown or into whose hands it may
come save where expressly agreed by our prior consent in writing.

Other required reporting

Companies Act 2006 exception reporting
Under the Companies Act 2006 we are required to report to you if, in our opinion:

- we have not obtained all the information and explanations we require for cur audit; or

- adequate accounting records have not been kept by the company, or returns adeguate for our audit have not been
received from branches not visited by us; or

- cartain disclosures of directors’ remuneration specified by law are not made; or

- the company financial statements and the part of the Directors’ Remuneration Report to be audited are not in agreement
with the accounting records and returns.

We have no exceptions to report arising from this responsibility.

Appointment

Following the recommendation of the Audit Committee, we were appointed by the members on 18 July 2014 to audit the
financial statements for the year ended 31 March 2015 and subsequent financial periods. The period of total uninterrupted
engagement is 9 years, covering the years endad 31 March 2015 to 31 March 2023,

Other matter

in due course, as required by the Financial Cenduct Authority Disclosure Guidance and Transparency Rule 4.114R, these
financial statements witl form part of the ESEF-preparad annual financial report filed on the National Storage Mechanism of
the Financial Conduct Authority in accordance with the ESEF Regulatory Technical Standard ('ESEF RTS’). This auditors’
report provides no assurance over whether the annual financial report will be prepared using the single electronic format
specified in the ESEF RTS.

Sandra Dowling {Senior Statutory Auditor)

for and on behalf of PricewaterhouseCoopers LLP
Chartered Accountants and Statutory Auditors
London

16 May 2023
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Consolidated Income Statement

For the year ended 31 March 2023
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Restated
. 2@23 _ o 2022"’777
Capital Capita:
Unaderlying?® and other Total Unaer yings and ainer Totai
_ e S lote . Em £m __Em £ £rm LT
Revenue 2 418 - 418 432 (20 412
Costs® o - o3 87 - e @y @ (3
i B 3z 321 - 321 308 (29) 279
Joint ventures (see also below)* n 52 (559) (4867 84 163 247
Administrative expenses (88) - (88) (88) - (88}
Valuation movement 4 - {798) (798) - a75 475
(Loss) prefit on disposal of investment properties and
revaluation of investments - (30) (30) - 45 45
Net financing income
financing income & 2 88 90 - &7
financing charges 6 (62 - 62) = (55 - (82)
- e . o —. (60> BB 28 69 S
(L.oss) profit on ordinary activities before taxation 265 (1,299) {1,034) 249 863
Texagtion _ 2 m_ (5 a_ .2
(Loss) profit for the year after taxation 264 (1,303} (1,039 253 2 965
Attributable to non-controlling interests 1 {2} {n 2 - 2
Attributable to shareholders of the Company 263 ~(,301) Q038 251 ] 712 963
Earnings per share:
basic 2 {112.0)p 103.8p
diluted 2 (112.0)p 103.5p
All results derive from continuing aperations.
o T '_ TRestates _
R 2023 oo 2092 A
Capital Capital
Underlying? and other Tetal underlying? and athar Tota
. o o . o _wete £m £Em £m __Em em Em
Results of joint ventures accounted for using the
equity method
Underlying Profit 92 - 92 84 - 84
Valuation movement® 4 - (567) (567) - 167 167
Capital financing income (charges) - 8 8 - 4) 4
Taxation _ S _ 7 T - I - g -
i ) R 1 92 (559) (467) 84 T B3 247

1. Prior year comparstives have been restated for @ change in accounting pelicy in respect of rental cencessions. Refer to Note 1for further infermation

[N

£9m (2021/22: £2rn credit). This is disclosed in further detail in Note 10 and Note 13
4. Included within ‘Joint ventures’ 1s a charge relating to provision for impairment of equity investments and loans to joint ventures of £237m (2021/22 £22m),

disclosed in further detai! in Note 11,

ur

. See definition in Note 2 and a reconciliation between Underlying Profit and IFRS profit in Mote 21,
. Inchuded within ‘Costs' is @ ¢redit refating to provisions for impairment of tenant debtors, accrued income and tanant incentives and contracted rent increases of

the realisation of gain on disposal of assets Into toint ventures of Enil (2021/22 £52rm), disclosed in further detail in Note 11
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Tre British Land Comoany PLC 00621920

Consolidated Statement of Comprehensive income

For the year ended 31 March 2023

Restated
2023 2022
£m Ert
(Loss) profit for the year after taxation (1,039) 965
Cther eoamprehensive iucume (eapense).
Items that may be reclassified subsequently to profit or loss:
Gains on cash flow hedges
- Joint ventures 10 1
10 1
Reclassification of foreign exchange differences on disposal of subsidiary net investment to the
income statement - (12
Other comprehensive income (expense) for the year o U |- B i)
Total com;réiﬁhsii\'lré (éxpense) income for the year h (1,029) 954
Attnibutable to non-controlling interests ) 2
Attributable to shareholders of the Company (1,028) 852

1 Prior year camparatives have been restated for a change in accounting policy In respect of rental concessions. Refer to Mote 1 for further information.
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FINANCIAL STATEMENTS continued

Consolidated Balance Sheet

As at 31 March 2023

Tre Britisn Land Company PLC Q0821920

Rostatos
023 2072
Note £m Em
ASSETS
Non-current assets
Investment and development properties o 5,677 7,032
_ 5677 7.0%2
Other non-current assets
Investments in joint ventures M 2,208 2,521
Other investments 12 58 41
Property, plant and equipment 22 27
Interest rate and currency derivative assets 7 144 97
8107 9718
Current assets
Trading properties 10 22 18
Debtors 13 34 60
Corporation tax 2 3
Cash and cash equivalents 17 125 m
183 192
Total assets e T ) T 8,290 9,910
LIABILITIES
Current liabilities
Short term borrowings and overdrafts 17 {402) (189
Creditors 14 (282) (278
(684 (467)
Non-current liabilities
Debentures and loans 17 (1,865) (2427
Other non-current liabilities” 15 (145) (152)
Deferred tax liabilities 16 (4) -
interest rate and currency derivative Lhabilities 7 (67) (96}
- (2,081) (2,675
Total liabilities o o o - (2,765)  (3142)
Net assets 5,525 €768
EQUITY
Share capital 234 234
Share premium 1,308 1307
Marger reserve 213 213
Other reserves 15 5
Retained earnings o - - o o 3,742 4994
Equity attributable to shareholders of the Company 5,512 6,753
Non-controling Interests o o 1315
Total equity ’ T T T ) 5,525 6,768
EPRA Net Tangible Assets per share® 2 588p 730p

1. Prigr year comparatves have been restated for a change in accodnting polices in respect of rental concassions and tenant deposits Rafer to Mota & for further
g a}

information.
2. See footnote Zin Note 3.
3 See definition in Note 2

//W e %

Tim Score Bhavesh Mistry
Chairman Chief Financial Officer

The financial statements on pages 174 to 227 were approved by the Board of Directors and signed on its behalf on 16 May 2023,

Company number 621920,
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Consolidated Statement of Cash Flows

For the year ended 31 March 2023

Income received fraom tenants

Fees and other income received

Operating expenses paid to suppliers and empioyees
Sale of trading properties

Cash generated from operations

Interest paid
Corporation taxation payments

Trc Batish and Company PLE 00621920

Noto

Restated’

2023 2022
£m Em
391 419
47 30
(200) (201
238 256
7N (62)
- (6)

Distributions and other receivables from joint ventures n 57
Net cash inflow from operating activities . 245
Cash flows from investing activities
Development and other capital expenditure (209) (259)
Purchase of investment properties (155) (596)
Sale of investment propertias 8 187
Sale of investment properties to Canada Water Joint Venture n - 290
Sale of investment properties to Paddington Central Joint Venture n 686 -
Purchase of investments {15) a4
Indirect taxes paid in respect of investing activities 4 (5)
Loan repayments from joint ventures n 125 133
Investment in and foans to joint ventures (148) 21
Capital distributians from joint ventures n.. 3 -
Net cash inflow (outflow) from investing activities 326 (385)
Cash flows from financing activities
Dividends pard 19 (213) (155)
Dividends paid to non-controlling interests m (6)
Capital payments in respect of interest rate derivatives 20 (7)
Purchase of non-controling interests in Hercules Unit Trust - (38)
Decrease in lease liabilitics (4) (4)
Decrease in bank and other borrowimnas (637) (213)
Drawdowns on bank and other borrowings 324 483
Net cash (outflow) inflow from financing activities (552) 60
Net increase (decrease) in cash and cash equivalents 14 (8O)
Cash and cash eguivalents at 1 April ™M 11
Cash and cash equivalents at 31 March 17 125 m
Cash and cash equivalents consists of:
Cash and short term deposits 99 74
Tenant deposits 26 37
1 Prier year comparatives have been restated for a change in accounting policy in respect of tenant deposits Refsr ta Nate 1for further information
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FINANCIAL STATEMENTS continued

Conscolidated Statement of Changes in Equity

For the year ended 31 March 2023

Tae British Lang Co™pany PLC 00621920

Hedging and Re- Rostatex Por- Restated'
Share Shara transtaton  valuation Marger  Retaned Restated® controling Total
capital  premium reserve resarve reserve carnngs Total Interests equity
T . Em  _ _Em Em €m £m £m _Em em £m
Balance at 1 April 2022 234 1,307 2 3 213 4,994 6,753 15 6,768
Loss for the year after taxation - - - - - (1,038) (1,038) 1y (1,039}
Gains on cash flow hedges - joint ventures - - - 10 - - ¢ - 10
Other comprehensive income - - - 10 - - 1C - 10
Total comprehensive (expensa) income for
the year - - - 10 - (,038) (1,028) () (1,029)
Shares issued in the year - - - ~- - 1 - 1
Fair value of share and share option awards - - - - - 1 1 - 1
Dividends payable in year {(23.20p per share) - - - - - (215) (215} - {215)
Bividends payable by subsidiaries T T nt T ISR RSO, o IR £
Balance at 31 March 2023 234 1,308 3 213 3,742 5,512 13 5,525
Balance at 1 April 2021 as published 234 1307 i4 2 213 4154 5,924 59 5,283
Change of accounting policy in respect of rental
concessions (Note 1) - - - - ~ 30 30 - 30
Restated balance at 1 April 2021 234 1307 14 2 213 4184 5854 59  §,013
Profit for the year after taxation - - - - - 963 963 2 965
Gains on cash flow hedges - joint ventures - - - 1 - - 1 - 1
Reclassification of foreign exchange differences
on disposal of subsidiary net investment T a2y - - - (12 - 2
Other comprehensive Income (expense) - - 12) 1 - - an - an
Total comprehensive income {expense) for
the year - - Q2 i - 963 952 2 954
Fair value of share and share option awards - - - - - 2 2 - 2
Purchase of the units from non-controliing
interests - - - - - 2 2 (40) (38)
Dividends payable in year (16.96p per share) - - - - - (157) (157) - (1573
Dividends payable by subsidiaries - o - - - - - (63 (63
Balance at 31 March 2022 234 1,307 2 3 213 4,994  £,753 15 5,768

1. Prior year comparatves have been restated for a change in accourting pohicy in respect of rentaf concessions. Refer to Note 1 for further information

2 On 5 July 2021, the Group completed the acquisition of the remaining 21 8% units of Herculos Unit Trust that the Group did not already own for a consideration
of £38m. Whilst the transaction was completed on 5 July 2021, the Group obtained the risks and rewards of ownership of the 21.9% of Hercules Urit Trust on
1 April 2021 and therefore, the change in ownership percentage and resulting non-cantroling interests were reflected at this date in the financisl statements
The book vaiue of the net assets purchased at 1 April 2021 were £40m and conseguently £40m has been transferred from non-controlling interasts to

sharenolders’ equity.
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Notes to the Accounts

1 Basis of preparation, significant accounting
policies and accounting judgements

The linancial slalements ko e year ended 51 March 2044
have been prepared on the histonical cost basis, except for the
revaluation of properties, investments ¢lassifiad as fair value
through profit or l0ss and derivatives. The financial statements
are prepared in accordance with UK-adopted International
Accounting Standards and the applicable legal requirements
of the Companies Act 2006 (IFRS™).

In the current year the Group has adopted a number of minor
amendments to standards effective in the year issued by the
IASB. none of which have had a material impact on the Group.
These include amendments to 1AS 18, |AS 37, IFRS 3 and
annual improvemeants to IFRS Standards 2018-2020. Several
amendments to standards and interpretations have been issued
but are not yet effective for the current accounting period.
These include amendments to 1AS 12, 1A% 1 and IFRS Practice
Statement 2. These have not yvet been adopted by the Group.
The amendments listed above did not have any impact on
amounts recognised in prior years, and are not expected to
significantly affect current and future years.

In the current year the Group has adopted two Agenda
Decisions issued by the IFRS Interpretations Committee, in
respect of the accounting for rental coricessions granted to
tenants and tenant deposits. This has led to a change in the
Group’s accounting policies in these two respective areas.
Further detalls on these changes have been disclosed later
in this Note on pages 184 to 185.

Going concern

The financial statements are prepared on a going concern basis.

The consclidated balance sheet shows that the Group isina
net current liability position, predominantly due to short term
borrowings and overdrafts of £402m. The Group has access
to £1.8bn of undrawn facilities and cash, which provides the
Directors with a reasonable expectation that the Group will be
able to meet these current Labilities as they fall due. In making
this assessment the Directors fook into account forecast cash
flows and covenant comgliance, including stress testing
through the impact of sensitivities as part of a 'severe but
slausible downside scenario’. Before factoring in any income
recelvable, the undrawn facilities and cash would also be
sufficient to cover forecast capital expenditure, property
operating costs, administrative expenses, maturing debt and
interest over the next 12 months from the approval date of
these financial statements.

Having assessed the principal risks, the Directors believe that
the Group is well placed to manage its financing and other
business risks satisfactorily despite the uncertain economic
climate and have a reasonable expectation that the Company
and the Group have adequate resources to continue in
operation for at least 12 months from the signing date of

these financial statements. Accordingly, they believe the going
concern basis is an appropriate one, See the full assessment

of preparation on a going concern basis in the corporate
governance section on page 118.

The Batish Land Comgoany PLC Q621920

Subsidiaries, joint ventures and associates

The consolidated accounts include the accounts of The British
Land Company PLC {‘British Land") and all subsidiaries (entities
controlled by British Land). Control 1s assumed where Sritish
Land is oxposed, or has the rights, to variable returns from s
involvernent with investees and has the ability to affect those
returns through its power over those investees.

The results of subsidiaries, joint ventures or associates acquired
or disposed of during the year are included from the effective
date of acquisition or up to the effective date of disposal.
Accounting policies of subsidiaries, joint ventures or associates
which differ from Group accounting policies are adjusted

on consolidation

Business combinations are accounted for under the

acquisition method. Any excess of the purchase price of
business combinations over the fair value of the assets, liabilities
and contingent liabilities acquired and resulting deferred tax
thereon is recognised as goodwil. Any negative goodwill is
credited to the income statement in the period of acquisition.

All intra-Group transactions, balances, income and expenses
are eliminated on consolidation. Joint ventures and associates
are accounted for under the equity method, wheraby the
consohdated balance sheet incorporates the Group's share
(invaestor's sharg) of the net assets of its joint ventures and
associates. The consolidated income statement incorporates
the Group's share of joint ventures and associate profits after
tax. Their profits include revaluation movements on investment
properties. Where joint ventures and associates generate losses
after tax, these are recognised initially against the Group’s
equity investment. If the Group’s equity investment is ni,

these are subseguently then recognised against other

long term interests, principally long term loans.

Distributions and other receivables from joint ventures and
associates are classed as cash flows from operating activities,
except where they relate to a cash flow arising from a capital
transaction, such as a property or investrment disposal. In this
case they are classed as cash flows from investing activities.

Properties

Properties are externally valued at the balance sheet date.
Investment properties are recorded at valuation whereas
trading properties are stated at the lower of cost and net
realisable value,

Any surplus or deficit arising on revaluing investment
properties is recognised in the Capital and other column of
the mcome statement.
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FINANCIAL STATEMENTS continuved

Notes to the Accounts continued

1 Basis of preparation, significant accounting
policies and accounting judgements continued
The cost of properties In the course of development includes
attributable interest and other associatad outgoings including
attributable development personnel costs. Interest 1s calculated
on the development expenditure by reference to specific
borrowings, where relevant. and otherwise on the weighted
average interest rate of The British Land Company PLC
borrowings. Interest is not capitalised where no development
activity is taking place. A property ceases to be treated as a
development property on practical completion.

Investmant property disposals are recognised on completion.
Profits and losses arising are recognised through the Capitai
and other column of the income statement. Tha profit on
disposal is determined as the difference between the net
sales procecds and the carrying amount of the asser at

the commencement of the accounting period plus capital
expenditure in the pericd. Where properties are disposed into
a joint venture owned by the Group, the subsequent profit
recognised in the Capital and other column of the income
statement is limited to the extent of the unrelated party's
interest. Any subsequent loss is recognised In the Capital

and other column of the income statement in fuli.

Trading propertias are initially recognised at the tower of
cost and net realisable value, Trading property disposats are
recagnised in line with the Group’s revenue accounting policies.

Where investment properties are appropriated fo trading
properties, they are transferred at market value, If properties
held for trading are appropriated to investment properties,
they are transferred at hook value, Transfers to or from an
investment property occur when, and only when, there is
evidence of change in use.

Where a right-of-use asset meets the definition of investment
property under IFRS 16 ‘Leases’, the nght-of-use asset will
initially be calculated as the present value of minimum lease
payments under the lease and subsequently measured under
the fair value model, based on discounted cash flows of net
rental income earned under the lease.

The Group leasas out investment properties under oparaling
leases with rents generally payabkle monthly or quarterly. The
Group 15 exposad [0 changes 1IN the residuat value of properties
at the end of current lease agreements, and mitigates this risk
by actively managing its tenant rmix in grder to maximise

the weighted average lgase term, minimise vacancies across
the portfolio and raximise expaosure to tenants with strong
financial characteristics. The Group also grants tenant incentives
to encourage high quality tenants to remain in properties for
longer lease terms. Tenant incentives, such as rent-free periods
and cash contributions to tenant fit-out. and contracted rent
increases are recognised as part of the investment property
balance. The Group calculates the expected credit loss for
tenant incentives and contracted rent increases based on
lifetime expected credit losses under the IFRS 9 'Financial
Instruments’ simplified approach.
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Surrender premia payable relating to Investment properties are
recognised in the income statement, through the Underlying
column, except where the surrender premia payable are
deemead te be unusual or significant by virtue of their size

or nature, where they are recognised through the Capital

and other column Surrender premia payable relating to
development properties are capitahsed as a property addition
providing they are a directly attributable and necessary
development expense.

Financial assets and liabilities

Debtors and creditors are initially recognised at fair value and
subsequently measured at amortised cost and discounted as
appropriate. On initial recognition the Group calculates tho
expected credit loss for debtors based on lifetime expoected
credit losses under the IFRS 9 simphfied approach.

Other investments include investrments classified as amortised
cost and investments classified as fair value through profit

or loss. Loans and receivables classified as amortised cost

are measured using the effective interest method, less any
impairment. Interest is recognised by applying the effective
interest rate. Investments classified as fair value through profit
or loss are initially recorded at fair value and are subsequently
externally valued on the same basis at the balance sheet date.
Any surplus or deficit ansing on revaluing investments classified
as fair value through profit or loss is recognised in the Capital
and other column of the income statement.

The lease liability associated with investment property which is
held under a lease, is initially calculated as the present value of
the minimum lease payments The lease hability is subsequently
measured at amortised cost, unwinding as finance lease interest
accrues and lease payments are made

Debt instruments are stated at their fair value on issue. Finance
charges including premia payable on setltlernent or redermnpiion
and direct issue costs are spread over the period to maturity,
using the effective interest method. Exceptional finance charges
incurred due to early redemption (inciuding premia) are
recognised in the income statement when they occur.

As defined by IFRS 9, cash flow and fair value hedges are
initrally recogrised at fair value at the date the derivative
contracts are entered into, and subsequently remeasured

at fair value. Changes in the fair value of derivatives that

are designated and gualify as effective cash flow hedges are
recognised directly through other comprehensive income as a
movement in the hedging and translation reserve. Changes in
the fair value of derivatives that are designated and gualfy as
effective far value hedges are recorded in the Capital and other
calumn of tha income statement, along with any changes in the
fair value of the hedged item that is attributable to the hedged
risk. Any ineffective portion of all derivatives is recognised in
the Capital and other column of the income statement. Changes
in the fair value of derivatives that are not In a designated
hedging relationship under IFRS 9 are recorded directly in

the Capital and other column of the income statement. These
derivatives are carried at fair value on the balance sheet.

Cash equivalents mnclude short-term deposits that are
instruments with a maturity of less than three manths, and
tenant deposits.




1 Basis of preparation, significant accounting
policies and accounting judgements continued

Revenue

Revenue comprises rental incarme and surrender premia,
saervice charge income, management and parformance
fens and proceeads from the sate of trading properties.

Rental income and surrender premia are recognised in
accordance with IFRS 16.

For leases where a single payment is received o cover both
rent and service charge, the service charge component is
separated out and reported as service charge income.

Renldl incame, including fixed rentai uplifts, from investment
property leased out under an operating lease is recognised

as revenue on a straight-line basis over the lease term. Tenant
incentives, such as rent-free periods and cash contributions to
tenant fit-out, are recognised on the same straight-hne basis
being an integral part of the net consideration for the use

of the iInvestment property. Any rent adjustments based on
open market estimated rental values are recognised, based on
management estimates, from the rent review date in refation
to unsettled rent reviews. Contingent rents, being those lease
payments that are not fixed at the inception of the lease,
including for example turnaver rents, are recognised in the
period in which they are earned.

L ease modifications are defined as a change in the scope of

a lease, or the consideration of a lease, that was not part of

the original terms and conditions of the lease. Modifications te
operating leases the Group hoids as a lessor are accounted for
frorm the effective date of the modification. Madifications take
into account any prepard or accrued lease payments relating

to the original lease as part of the lease payments for the new
tease. The revised remaining consideration under the modified
lease is then recognised in rental income on a straight-line basis
aver the remaining lease term.

Concessions granted to tenants for operating lease recevables
where prior demanded lease payments have been reduced

or waived for a specified period are accounted for as an
expected credit loss. Concessions granted to tenants for future
lease payments are accounted for as a lease modification.
Concessions granted to tenants which allow the deferral of
rent payments to the Group are not accounted for as iease
modifications on the basis there 1s no change to the
consideration or scope of the lease.

Surrender premia for the early termination of a lease are
recognised as revenue when the amounts become contractually
due, net of dilapidations and non-recoverable outgoings
relating to the lease concerned.

The Group applies the five-step-model as reguired by IFRS 15
‘Revenue from Contracts with Customers’ in recognising its
service charge income, management and performance fees
and proceeds from the sale of tracding properties.

I he Batsh Land Company PLC OG621870

Service charge income is recognised as revenue in the period to
which it relates

Managemeant fees are recognised as revenue in the period to
which they relate and relate predominantly to the provision

of asset managemant, property management, development
management and admunistration services to joint ventures.
Performance fees are recognised at the end of the perfermance
period when the performance obligations are met, the fee
amount can be estimated reliably and it is highly prebable

that the fee will be received. Performance fees are based on
property valuations compared to external benchmarks at the
end of the reporting period.

Proceeds from the sale of trading properties are recognised
when control has been transferred to the purchaser. This
generally oceurs on completion. Proceeds from the sale of
trading properties are recognised as revenue in the Capital
and other column of the income statement. All other revenue
described above is recognised in the Underlying column of
the income statement.

Taxation

Current tax is based on taxable profit for the year and

is calculated using tax rates that have been enacted or
substantively enacted at the balance sheet date. Taxable profit
differs from net profit as reported in the income statement
because it excludes items of income or expense that are not
taxable {or tax deductibie).

Deferred tax is provided on items that may become taxable

in the future, or which may be used to offset against taxable
profits in the future, on the temporary differences between the
carrying amounts of assets and liabilities for financial reporting
purposes, and the amounts used for taxation purposes on an
undiscounted basis. On business combinations, the deferred
tax effect of fair value adjustments iz incorporated in the
conscitdated balance sheet.

Deferred tax asscts and liabilities are netted off against each
other in the consolidated balance sheet when they relate to
income taxes levied by the same tax authority on different
taxable entities which intend to either current tax assets and
liabilities on a net basis.

Employee costs

The fair value of equity-settled share-based payments to
employees is determined at the date of grant and is expensed
on a straight-line basis over the vesting pericd, based on the
Group's astimate of shares or options that will eventually vest
For all schernes except the Group’s Long-Term Incentive Plan
and Save As You Earn schemes, the fair value of awards are
equal to the market value at grant date. For options and
performance shares granted undear the Long-Term Incentive
Plan, the fair values are determined by Monte Carlo and Black-
Schoiles models. A Black-Scholes model is used for the Save As
You Earn schemes.
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FINANCIAL STATEMENTS conlinued

Notes to the Accounts continued

1 Basis of preparation, significant accounting
policies and accounting judgements continued
Defined benefit pension scheme assets are measured using
fair vaiues. Pension scheme lfabifities are measured using the
projected unit credit method and discounted at the rate of
return of a high quaiity corporate bond of equivalent term to
the scheme labilities. The net surplus (where recoverable by
the Group) or deficit is recognised in full in the consolidated
balance sheet. Any asset resulting from the calculation is limited
to the present value of available refunds and reductions in
future contributions to the plan. The current service cost and
gains and tosses on settlement and curtailments are charged
to Underlying Profit.

Actuariat gains and losses are recognised in full in the period in
which they occur and are presented in the consolidated
statement of comprehensive income.

Contributions to tha Groug's defined conttibution schemes are
expensed on the basis of the contracted annual contribution.

Government grants

Government grants are recognised when there is reasonable
assurance that the grant will be received and all attached
conditions will be complied with, A grant that relates to an
investment or development property is deducted from the cost
of the relevant property. thereby increasing the gain recognised
on disposal or revaluation of the property. A grant that relates
to an expense item is recognised as iINCome on a systematic
basis over the period(s) that the related costs are expensed.

Critical accounting judgements and key sources of
estimation uncertainty

In applying the Group's accounting policias, the Directors are
required to make critical accounting judgements and assess
key sources of estimation uncertainty that affect the
financial statements.

Key sources of estimation uncertainty

Valuation of investmaent, development and trading properties:
The Group uses external professional valuers to determine the
relevant amounts. The primary source of evidence for property
valuations should be recent, comparable market transactions
on an arm’s length basis. However, the valuation of the Group's
property portfolic is inheorently subjective, as it 15 based upon
valuer assumptions and estimations that form part of the key
unobservabie inputs of the valuation, which may prove to

be inaccurate. Further details on the valuers’ assumptions,
estimates and associated key unobservable inputs sensitivity
disclosures, have been provided in Naote 10,

Impatrment provisioning of tenant debtors (ncluding accrued
income} and tenant incentives, which are presented within
investment properties. The impact of Covig-19 gave rise to

an increase in tenant debtors due from tenants along with
higher loss rates, however these are continuing to decrease
as the impact of the pandemic recedes. Consequently, for the
year ended 31 March 2023 the impairment provisions calculated
using the expected credit loss model under IFRS 9 against
these balances are lower than in the prior year. Sac Note 13
for further details an the reduchion of tenant debtors and
associated provisions in the year,
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The key assumpticns within the expected credit loss maodel
include the tenants’ credit risk rating and the related loss

rates assumed for each risk rating depending on the historical
experience collection rate and the ageing profile. Tenant

risk ratings are determined by management, taking into
consideration information available surrounding a tenant's
credit rating. financial position and historical loss rates.

Tenants are classified as being in Administration or Company
Voluntary Arrangemaents, high, medium or low risk based on this
information. The assigned loss rates for these risk categories are
reviewed at each balance sheet date and are based on historical
experience collection rates and future expectations of collection
rates. The same key assumptions are applied in the expected
credit loss model for tenant incentives, without the
considerstion of the ageing profile which is not relevant

for these balances.

Sensitivity disclosures have been provided relating to tenant
debtar provisions in Note 13 and tenant incentive provisions
in Note 10.

Other sources of estimation uncertainty that would not result
in a material movement in the carrying amaunt in the next
financial year include the valuation of intorest rate derivatives,
the determination of share-based payments, the actuanat
assumptions used in calculating the Group's retirement
benefit obligations and taxation provisions.

Critical accounting judgements

The Directors have exercised critical judgement in respect of
the joint control assessment of the Paddington Central Jomnt
Venture which was entered into in the year, As part of the
assessment, the Directors considered the Group’s contral over
the Paddington Property Limited Partnership in respect of its
25% ownership. The Directors assessed the Group's power to
direct the relevant activities of the Partnership through the
partnership agreements, including reserved matters which
require the unanimous consent of the Partners, and the Group's
subsequent exposure to variable returns. Through this analysis,
the Directors havea been able (o satisfactorily conclude that the
Group has jeint control aver the Partnershin and therefore

has accounted for the Partnership as a joint venture using the
equity method, in line with the Greup's accounting policies.

The following items are ongoing areas of accounting
judgement, however, the Directors do not consider these
accounting judgements to be ¢ritical and significant accounting
judgement has not been requirad for any of these items in the
current financial year,

REIT status British Land is a Real Estate Investment Trust
('REITY) and does not pay tax on its property income or gamns
on property sales, provided that at least 90% of the Group’s
property income is distributed as a dividend to shareholders,
which becomes taxable in their hands. In addition, the Group
has to meet certain conditions such as ensuring the property
rental business represents more than 75% of total profits and
assets. Any potential or proposed changes to the REIT
legislation are rmonitored and discussed with HMRC. it is
management’s intention that the Group will continue as a
REIT for the foreseeable future.



1 Basis of preparation, significant accounting
policies and accounting judgements continued
Accounting for joint ventures' In accordance with

iIFRS 10 ‘Consolidated Financial Statements’, IFRS 11 “Joint
Arrangements’ and IFRS 12 ‘Disclosure of Interests in Other
Entihies’, an assessmeant is reguired to determine the degree

of control or influence the Group exercises and the form of

any control to ensure that the financial statement treatment

is appropriate. The assessrent undertaken by management
includes consideration of the structure, legal form, contractual
terms and other facts and circumstances relating to the relevant
entity. This assessment is updated annually and there have been
no changes in the judgemant reached in relation to the degree
of control the Group exercises within the current or prior year.
An assessment was performed for both the Paddington Central
Joint Venture transaction that occurred in the current year, and
the Canada Water Joint Venture transaction that cccurred in
the prior year (see Note ). As previously disclosed, a critical
accounting Judgement was exercised in the assessment of the
Paddington Central Joint Venture transaction. However, as part
of the Canada Water Joint Venture transaction assessment, no
critical accounting judgements were applied. Group shares in
joint ventures rasulting from this process are disclosed in

Note 11to the financial statements.

Joint ventures are accountad for under the equity method,
whereby the consolidated balance sheet incorporates the
Group's share of the net assets of its joint ventures and
associates. The conselidated income statement incorporates
the Group's share of joint venture and associate profits after tax.

Accounting for transactions: Property transactions are complex
in nature and can be material to the financial statements
Judgements made in relation to transactions include wheather
an acguisition is a business combination or an asset; whether
held for sale criteria have been met for transactions not yet
completed; accounting for transaction costs and contingent
consideration: and application of the concept of linked
accounting. Management consider each transaction separately
in order to determine the most appropriate accounting
treatment, and, when considered necessary, seek independent
advice. in this regard, management have considered the
accounting of both the Paddington Central Joint Venture
transaction in the year ended 31 March 2023 and the Canada
Water Joint Venture transaction in the yaar ended 31 March
2022 (soe Note 11).

Tre Beatish Land Company PLC OCE21920

Consideration of climate change

In preparing the financal statements, the impact of chimate
change has been considered, particularly in the context of the
{ask Force on Climate-related Financial Disclosures (TCFD)
included within the Sustainability section of the Strategic
Report and the Group’s stated target of net zero carbon
emissions by 2030 under the 2030 Sustainability Strategy.
Whilst noting the Group’s commitment to sustainability, there
has not been a material impact on the financial reparting
judgements and estimates arising from our considerations,
which include physical climate and transitional risk assessments
conducted by the Group. This is consistent with our assessment
that chmate change is not expectad to have a material impact
o1 Lhie cash flows of the Group, Including those included within
the going concern and viability assessments in the medium term.

Notwithstanding this, the following should be noted, which is
relevant to understanding the impact of climate change on the
financial statements:

- As part of the Group’s 2030 Sustainability Strategy,
under which the Group's Transition Vehicle commits the
expenditure of £60 per tonne of embodied carbon within
developments, the Group committed £5m in the year to 31
March 2023 (2021/22: £16m), with £5m in the year to 31 March
2023 (2021/22: £1m) spent to mitigate the impact of cimate
change on the standing portfolio, such as electrification of
tuildings, improved insulation and LED lights. As at 31 March
2023, £15m remained committed 1o future mitigation capital
expenditure (2021/22: £15m) (see Note 22 for further details).

- As part of the valuation process, the Group has discussed
the impact of sustainability and Environmental, 5ocial and
Governance factors with the external valuers who value the
investment and development properties of the Group. The
physical cimate and transitional risk analysis conducted by
the Group has been shared with, and discussed with, the
valuers as part of the six-monthly valuation process
(see Note 10 for further details). As such, the impact of
sustainability and Environmental, Social and Governance
factors is considered as part of the valuation process, to the
extent possible market participants would, and is included
within the derived valuation as at the balance sheet date,
The Group ensures that to the fullest extent possible, the
four valuers are materially consistent in their application of
the consideration of these factors on the property valuations.

- The Group has purchased carbon credits in the year to offset
the embodied carbon impact of developments - making
our developments carbon neutral. The costs of purchasing
these credits were capitalised as part of the cost of the
development. The cost of purchasing these credits was
£1m for the year ended 31 March 2023 (2021/22: £nil).
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FINANCIAL STATEMENTS cont/inuved

Notes to the Accounts continued

1 Basis of preparation, significant accounting policies and accounting judgements continued
Change in accounting policies

Rental concessions

in October 2022, the IFRS Interpretations Commuttes (IFRIC) issued an Agenda Decision in relation to Lessor Forgiveness of Lease
Payments (iIFRS 9 and IFRS 16), gwving clarification on the lessor accounting for concessions (or rental forgiveness) granted to
tonants. Concessions granted to tenants consisted of reducing or waiving the rent for a specified period.

The IFRIC clarified that concessions granted tc tenanis for rental debtors past their due date would fall under the scope of expected
credit Iosses within IFRS 9. As such, the expected credit loss would be reflected in the income statement as part of the
derecognition and provisioning of the rental debtor.

Refore the Agenda Decision, the Group treated concessions granted to tenants for rental debtors past their due date
(predominantly in response to Covid-19), as a lease modification under IFRS 16, recognising the concession granted on a straight-line
basis over the lease term.

Following the Agenda Decision, the Group has retrospectively applied the accounting clarification to relevant concessions for the
years ended 31 March 2021 ang 2022. This includes restating the 2021 opening balances and the 2022 comparative balances as set
out on the next page. NG relevant concessions were granted in preceding financial years.

As part of considering the Agenda Decision, the Group has reassessed the position of the tenant incentive provision on the
consolidated balance sheet. Previcusly, this balance was accounted for as part of debtors. However, following the Agenda Dactsion,
the Group has chosen to retrospectively represent the tenant incentive provision within investment property, as part of the overall
concession accounting reassessment. As the associated concession tenant incentive provision was previously accounted for as part
of debtors as opposed to investment progerty, the provision reduction on restatement leads to an mcrease m both net assets and
profit as outlined below,

Overall, for the year ended 31 March 2022, the profit on ordinary activities before taxation increases by £5m from £958m to £9363m.
Within the consclidated income statement, the restaternent has resulted in a change to the following balances:

- Gross rental income;

- Provisions for impairment of trade debtors and accrued income;

- Provisions for impairment of tenant incentives and contracted rent increases;

- Valuation movement; and

- Jomnt venture result.

In respact of the consolidated balance sheet, the restaterment has resulted in the opening net assets of the Group as at 1 April 2021
increasing by £30m from £5,983m to £6,013m. For the year ended 31 March 2022, subsequent to adjusting the opening balances,

the net assets of the Group increased by £5m to £6.768m. Within the consolidated Galance sheet, the restatement has resulted in

a change to the following balances:

- Tenant incentive movement and revaluation within investment property:
- Debtors; and
- Net investment in joint ventures

The gquantitative impact on each balance has been outlined on the following page.

Tenant depaosits

In April 2022, the IFRIC issued an Agenda Decision in relation to Dermand Deposits with Contractual Restrictions in Use, clanfying
that deposits of this nature meet the definition of cash and cash eguivatents under 1AS 7 'Statement of Cash Flows’ and should be
disclosed as Tenant deposits within cash and cash equivalents. For the year ended 31 March 2022, the Group recognised £4m of
rental deposits within debtors and identified a further £33m of service charge deposits not previously recognised on the Group's
consolidated balance sheet, as both meeting the amended definition of a demand deposit. The service charge deposits were
previously not recognised on the conselidated balance sheet due to contractual restrictions on the use of these deposits. The
Group has amended its accounting policy accordingly and will recognise these balances on the consolidated balance sheet as
part of cash and cash eguivalents, with a restatement to the 31 March 2022 prior year comparative of £37m

As part of this reassessment, the Group will also recognise service charge income and expense related cash flows within the
consolidated statement of cash flows, within the iIncome received from tenants and operating expenses paid to suppliers and
employees of £61m respectively, with a restatement to the yvear ended 31 March 2022 prior year comparative.
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1 Basis of preparation, significant accounting policies and accounting judgements continued
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Opening ba ance Rental Tenant
St March 2027 rostatemant for CONCOSSIONs deposits 3! March 2022
Fublished renta: CORCess ons Restatement Zestaterrent Resatea
R . o £m £m £m . Em
Consolidated income statement (extract) ' - '
Revenue 410 - 2 - 412
Costs 129 - 4y - (133
Joint ventures 244 - 3 - 247
Valuation movement 471 - 4 - 475
Profit on ordinary activities before taxation 958 - 5 - 963
Consolidated balance sheet (extrac_f)_" T D
Investments in joint ventures 2,51 7 3 - 2,521
Debtors 39 ?3 2 4> 50
Cash and cash equivalents 74 - - 37 m
Creditors (245) - - (33) (278)
Retained earmings 4,959 30 5 - 4,994
Net assets 6,733 30 S - 6,768
Consolidated statement of cash flows (extract) I o T
Income received from tenants 358 - - 61 419
Operating expenses paid to suppliers and employees (140) - - [(G1)] 201
Cash and cash eguivalents at 1 April 154 - - 37 191
Cash and cash equivalents at 31 March 74 - - 37 LM
Cash and cash equivalents consist of:
Tenant deposits - - - 37 37
Performance measures (Note 2) ) T B - - ) T
Underlying Profit (Table A 251 - (4 - 247
EPRA Net Tangible Assets 8,771 3 5 - 6,806
. . e B - QE;‘\CC peﬂterii L Dﬂl'iﬂi ”P?Y\CD pence
Underlying diluted earnings per share i T 274 - (0.4) - 27.0
EPRA Net Tangible Assets per share 727 4 4} - 730
2 Performance measures
Earnings per share
The Group measures financial perfermance with reference to underlying earnings per share, the European Public Rea! Estate
Association (EPRA) earnings per share and IFRS earnings per share. The relevant earnings and weighted average number of shares
(including ditution adjustments) for each performance measure are shown below, and a reconciliation between these is shown within

the supplementary disciosuras (Table B).

EPRA earnings per share is calculated using EPRA earnings, which is the IFRS profit after taxation attributable to shareholders of the

Company excluding investment and development property revaluations, gains/losses on investing and trading property disp
changes in the fair value of financial instruments and associated close-out costs and their related taxation.

osalis,

Underlying earnings per share s calculated using Underlying Profit adjusted for underlying taxation (see Note 7), with the dilutive

measure being the primary disclosure measure used. Underlying Profit is the pre-tax EPRA earnings measure, with additional
Company adjustments for items which are considered to be unusual and/or significant by virtue of their size and nature. No
Company adjustments were made in the current yvear toe 31 March 2023. In the prior year to 31 March 2022, a £29m surrender

premium payment and a £12m reclassification of faoreign exchange differences were excluded from the calculation of Underlying

Profit (see Note 3 and Note 6, respectively, for further details). There was no tax effect of these Company adjusted items.
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FINANCIAL STATEMENTS contrnued

Notes to the Accounts continued

2 Performance measures continued

Rostated’
o 2023 o L o 2022
Relevant Re'gvant
Relevant number Earnings Relevant numper Earmings
. aarnings of shares per share earnings of shares per share

Earnings per share Em million pance Em milion panecr
Underlying
Underlying basic 263 927 28.4 251 927 271
Underlying diluted : — s ... .28 93¢ = 283 25 = 930 27.0
EPRA
EPRA basic 263 927 28.4 234 927 253
EPRAdiluted S .. .___2%83 %30 283 2% = 930 252
IFRS
Basic (1,038) 927 M2.0) 963 927 103.8
Diluted (1,038) 927 (112.0) 963 930 1035

1. Pripr yvear comparatives have been rastated for a change in accounting pohcy inrespect of rental concessions Refer to Note 1 for further information.

Net asset value

The Group measures financial position with reference to EPRA Net Tangible Assets (NTA), Net Reinvestment Value (NRV) and
Net Disposal Value (NDV). The net assets and number of shares for each performance measure are shown below. A reconciliation
between IFRS net assets and the three EPRA net asset valuation matrics, and the relevant number of shares for each performance
measure, is shown within the supplementary disclosures (Table B). EPRA NTA is a measure that is based on IFRS net assets
exciuding the mark-to-market on dervatives and related debt adjustments, the carrying value of intangibles, as well as deferred
taxation on property and derivative valuations. The metric inciudes the valuation surpius on trading properties and is adjusted for
the dilutive impact ¢f share ocptions.

Restateq
2223_ o 2022 o .

- Ralevant Netasset RelGyan: et asset

Relevant number value per Relovant nurnber L0 per

net assets of shares share net asseis of shares share

Ne!: asset value per share £ mitlion pence €m rllion pence
EPRA

EPRA NTA 5,487 933 588 6,806 932 730

EPRA NRV 6,029 933 646 7,438 932 798

?PRA N_DV o _ . o _ __‘._"s,_658 ~ g?li 7606 - 6,5777 . 932 . 706

IFRS
Basic 5,525 927 596 6,768 927 730
Oiluted 5,525 933 592 6,768 932 726

1 Prior year comparatives have been restatad for a change in accounting polizies in respect of rental concassions and terant deposits, Refer to Note 1 for
further information.

Total accounting return
The Group also measures financial performance with roference to total accounting return. This is calculated as the movement in
EPRA NTA per share and dividend paid in the year as a percentage of the EPRA NTA per share at the start of the year.

“Rostates
. 2023 . L 2022
Movement in Moyemrant o
NTA per Dividend per Total NTA per D wdond por Totai
share share paid  aceaunting share sharepad  accouning
pence pence return pence oenge retore
Total accounting return (142) 23.2 (16.3%2 78 16.96 14 6%

1 Pror year comparatives have been restated for a change in accounting polices in respect of rental concessians and tenant deposits. Refer ko Note 1 fer
further informat.cn.
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3 Revenue and costs

Restated
w2 . 022 L
Capital Capital
Underlying and other Total Underlying and other Total
L . Em £m Em . Em o Em_ o EM.
Rent receivable 306 - I06 332 -~ 332
Spreading of tenant incentives and contracted rent increases 15 - 15 7 - 7
Surrender premia” R B 1 N =) B )]
Gross rentalincome oo_....322 - 322 240 @9 30
Trading property sales proceeds - - - - 9 9
Service charge income 59 - 59 62 - 62
Management and performance fees (from joint ventures) 13 - 13 2] - G
Other fees and commissions - ) 24 - 24 o2t - 2
Revenue e 4@ - 418 432 0y 42
Trading property cost of sales - - - - (9 (D
Service charge expenses {50) - (50) (55 - (55)
Property operating expenses {37) - 37 (54> - (54>
Release (provisions) for impairment of trade debtors and
accrued income i - 1 [¢)] - (4]
{Provisions) release for impairmeant of tenant incentives and
contracted rent increases 2 - - 3
Other fees and commissions expenses _ S am - - an,
(o7 - @
1 - (29) 279

1. Prior year comparatives have been restated for a change in accounting policy in respect of rental concessions Refer to Note 1 for further information,

2. in the prior year, on 31 August 2021, the Group undertook a leasing transaction with two unrelated parties in relation to one of its investment properties.
The transaction was commercially beneficial and resuited in an overall increase in the net assets of the Group. ltinveived a £29m payrment to one party for
the surrender of an agreement for lease, with a subsequent premium of £29m received for the grant of a new agreement for lease for the same property with
another party, meaning the transaction was cash neutral In line with the requirarnents of IFRS 16, and due to the unrelated parties in the transaction, the Group
is requirad to accounrt for the elements of the transaction separately, and as such an associated £29m surrender prermium payment was recognised in fult
through the income statement in the year Owing to the unusual and significant size and nature of the paymert and in Iine with the Group's accounting policies
the payment has been inctuded within the Capital and other column of the income statement. The premium recognisad as deferred income on the balance
sheet as at 21 March 2023 within other non-current habilities was £25m (2021/22 £27m) (see Note 153

The cash element of net rental income {gross rental income less property operating expenses) recognised during the year ended
31 March 2023 from properties which were not subject to a security interest was £238m (2021/22: £232m). Property operating
expenses relating to investment properties that did not generate any rental incorme were £nil (2021/22: Enil). Contingent rents

of £9m (2021/22' £6m) that contain a variable lease payment were recognised in the year.

Further detail on the provision for impairment of trade debtors, accrued income, tenant incentives and contracted rent increases is
disclosed in Note 10 and Note 13,

4 Valuation movements on property

Rastated’
2023 20522

L e e _ £m £rm
Consolidated income statement
Revaluation of properties (798) 475
Revaluation of properties held by joint ventures accounted for using the equj (567} 167

(1,365) 642

1. Prior year comparative has been restated for a change 1in accounting policy in respect of rental concessions, Refer to MNote 1 for further information.
2. Comprisas net valuation mavement debit of £667m (2021/22° credit of £115m} and reatisation of gain on disposal of assets Into jeint ventures of £nil (2021/22:
cradit of £52m), disclosed in further detail In Note 11,
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Notes to the Accounts continued

5 Auditors’ remuneration
PricewaterhouseCoopers LLP

2023 2022
R ) L A Em | o
Fees payab!e_t“b-fhe Comp-a'\_ri_y_'ga'ud:tor for the audit of the E{Srﬁ;iany's annual accounts and consolidated
financial statements 0.5 05
Fees payable to the Company’s auditor for the audit of the Company’s subsidiaries, pursuant to legislation 0.2 o1
Total audit fees T T T T T 077 T T os
Audit-related assurance sarvices B 0.2
Total audit and audit-related assurance services R G _ e, O 08
Other fees - -
Cther services I I o e - L B T
Total 0.9 0.8
6 Net financing income
b it itosieh il I R P R 2025 z0m
. . I _ e e ... £m
tUnderlying o
Financing charges
Facilities and overdrafts 28) (20)
Derivatives a8 29
QOther loans (72) (68)
Obligations under head leases 3) (%
(75) {62}
Davelopment interest capitalised 13 7
(62) (55)
Financing income
Deposits, securities and liquid investments 2 -
2 -

Capitéi and other

Financing charges

Valuation movemant on fair value hedge accounted derivatives' - ©7
Valuation movernent on fair value hedge accounted debt’ - 61
Valuation movement on non-hedge accounted derivatives - n
~ €

Financing income
Valuation movements an translation of foraign currency debt and investments i -
Valuation moverment on far value hedge accounted derivatives' 27y -
Valuation movement on fair value hedge accounted debt’ 33 -
Reclassification of faoreign exchange differences on disposal of subsidiary net investment from equity” -
Valuation movement on non-hedge accounted derivatives 81

o . ) 88

. o ) 83
Net financing income i o T S o o T
Total financing income 90 67
Totai financing charges R e o - . (82 %)
Net financing income " T 28 5

1 The difference between valuation movement on dasignated fair value hedge accounted dervatives (hedging mstrumenis) and the vaiuationr movermeant on fair
value hedge accouniad debt (hedged item) represents hedge ineffectiveneass for the year of a crodit of £6m (2021/22 a debst of £6m)

2. £0il (2021/22- £12m) has been reclassified from the hedging and translation reserve to the income statement. relating to cumulative foreign exchange gains an
disposal of the net investment in a foreian subsidiary

Interest payable on unsecured bank loans and related interest rate derivatives was £16m (2021/22° £13m) Interest on development

expenditure 15 capitalised at the Group's weighted average interest rate of 2.9% (2021/22' 2.4%). The weighted average interest rate

on a preportionately consolidated basis at 31 March 2023 was 3.5% (2021/22: 2.9%).
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7 Taxation
Rostarea’
2023 2022
£rm fm
Taxation (expense) income T T -
Current taxation
Underlying Profit
Current peried UK corporation taxation (2022/23 19%; 2021/22: 19%) (2} (2
Underlying Profit acjustments 1n respect of prior periods 1 &
Total current Underlying Profit taxation (expense) income o m 4
Capital and other profit
Current period UK corporation taxation (2022/23:19%; 2021/22: 18%) - -
Capital and other profit adjustments in respect of prior pericds - (2
Total current Capital and other profit taxation income {expense) -2
Totat current taxation (expense) income (4} 2
Deferred taxation on revaluation of derivatives R ] . <.
Group total taxation (expense) income (5) 2
Attributable to joint venturas’ ) L N o - -
Tot ns: e B S - B B
Taxation reconciliation
(Loss) profit on ordinary activities before taxation (1,034) 963
Less: Loss (profit) attributable to joint ventures 467 (247)
Group (loss) profit on ordinary activities before taxation {567) 716
Taxation on loss (profit) on ordinary activities at UK corporation taxation rate of 19% (2021/22° 19%) 108 (136)
Effects of:
- REIT exemptincome and (Josses) gains (125) 126
- Taxation losses 15 9
- Deferred taxation on revaluation of derivatives (4) -
- Adustments in respect of prior years ) - o 1 3
Group total taxation (expense) income (5) 2

1. Prior year comparatives have been restated for a change in accounting policy in respact of rental concessions Refer ta Mote 1 for further information
2. Current taxation expense of £nil (2021/22 Enil) and a deferred taxation expense of £rul (2021/22: £nil) arose on profits attnbutabie to joint ventures.

Taxation expense attributable to Underlying Prafit for the year ended 31 March 2023 was £tm (2021/22: £4m income). Taxation
expense attributable to Capital and other profit was £ni} (2021/22: £2m expense). Corporation tax receivable as at 31 March 2023
was £2m (2021/22: £3m receivabie) as shown on the consolidated balance sheet. Deferred taxation expense on the revaiuation of

derivatives attributable to Capital and other profit was £4m (2021/22: £nih).

A REIT is required to pay Property Income Distributions (PIDs) of at least 90% of the taxable profits from its UK property rental

businass within 12 months of the end of each accounting period,
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Notes to the Accounts continued

8 Staff costs

2023 2022
Staff costs (including Directors) o S gm  Em
Wages and salaries S 62 59
Social security costs ! 8 3
Pension costs 5 5
Equity-settled share-based payments L 7
o D I o 82 79

The average monthly number of employees of the Company during the year was 356 (2021/22: 344). The average monthly number
of Group employees, iIncluding those employed directly at the Group's properties and their costs recharged to tenants, was 647
(2021/22: 636).

For the vear ended 31 March 2023, the average monthly number of employees of the Company within each category of persons
employed was as follows Campuses: 39, Retail & Fulfilment: 33, Developments' 38; Storey: 7, Support Functions: 232. The average
monthly number of employees of the Group within each category of persons employed was as foliows: Campuses: 39; Retail &
Fulfilment: 33; Developrments: 38; Storey: 7; Support Functions: 239; Property Management' 291,

For the year ended 31 March 2022, the average monthly number of empioyees of the Campany within each category of persons
emptoyed was a follows: Campuses: 36, Retail & Fulfilment: 29; Developments: 41, Storey: 9, Support Functions' 229. The average
monthly number of employees of the Group within each category of persons employed was as follows: Campuses: 36; Retail &
Fulfilment: 29; Developments: 41, Storey: 9; Support Functions: 229; Property Management: 292

The Executive Directors and Non-Executive Directors are the key management personnel. Thelr emoluments are disclosed m the
Remuneration Report on pages 147 to 159,

Staff costs

The Group's equity-settied share-based payments comprise the following:

Scheme "Fair value measure

Long-Term Incentive Plan (LTIP) Monte Carlo model simulation and Black-Scholes option valuation models
Restricted Share Plan (RSP) Market value at grant date

Save As You Earn schemes (SAYE) Black-Scholes option valuation mode!

The Group expenses an estimate of how many shares are {ikely to ves: based on the market price at the date of grant, taking

account of expected parformance against the relevant parformance targets and service periods, which are discussed in further detai
In the Remuneration Report.

During the year and the prior year the Group granted performance shares under its Long-Term incentive Plan scheme. Performance
conditions are measured over a three-yvear period and depending on the year of grant, are a weighted blend of Total Shareholder
Return (TSR), Total Property Return (TPR), Total Accounting Return (TAR) and ESG measuras {see Directors’ Remuneration Report
for details). For non-market-based performance conditions. the Group uses a Black-Scholes option valuation method to obtain fair
values. For market-based performance conditions, a Monte Carlo model is used as this provides a more accurate fair value for these
performance conditions. The key inputs used to obtain fair values for LTIP awards are shown below.

19 July 2022 27 June 2020

. 2 August 20?'\' B 1isepierrbeir202)

Awards with Awards with Zopards with AAres w Awards wth Aswards weth

helding na holding holcing no hod rg hole ng ro ho ding

o R period _ period gerod . perod perioa. ... BELOC
Share price Y 7% £4.71 £5.17 £5.17 £5.20 E542
Exercise price £0.00 £0.00 £0.00 £0.00 £0.00 £0.00
Expected volatility 37.5% 37.5% 36.6% 36.6% 37.0% 37.4%
Expected term (years) 3 3 3 3 3 3
Dividend yield 0.0% 0.0% 0.0% 0.0% 0.0% O 0%
Risk free interest rate 2.0% 2.0% 0.2% 0.2% C1% C 2%
Fair value - TSR Tranche FTSE 350 - - £2.36 £2.88 £275 £2.79
Fair value - TSR Tranche FTSE 100 - - £2.42 £2.95 £3.0 £320
Fair value - TPR and TAR Tranches £3.81 £4.71 £424 £5.17 E426 £5.42
Fair value - ESG Tranche £3.81 £4.71 - - - -

Movements in shares and options are given in Note 20.
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9 Pensions

The British Land Group of Companies Pension Scheme ('the scheme) is the principal defined benefit pension scheme in the Group
The assets of the scheme are held in a trustee-administered fund and kept separate from those of the Company. It is not contracted
out of SERPS (State Earnings-Related Pension Schemae), it is not planned to admit new employees to the scheme and the scheme
closed to future accrual effective 1 Septeamber 2020.

The Group has two other small defined benefit pension schemes. There are also two Defined Contribution Pension Schemes.
Contributions to these schamaeas are at a flat rate of salary and are paid by the Company.

The total net pension cost charged for the year was £5m (2021/22: £5m), all of which relates to defined contribution plans.

The tast full actuarial valuation of the scheme was performed by the scheme actuary, First Actuarial LLP, as at 31 March 2021 The
emglioyer does not expect to make any payments during the vear to 31 March 2024, The major assumptions used for the actuarial
valuation were:

2023 2022 2001 2020 2019
[ FR _%pa  Wwpa  %pa  %®pa Hpa
Discount rate 4.7 2.7 2.0 2.3 24
Salary inflation - - - 39 4.8
Pensions increase 3.4 3.7 34 2.5 33
Price inflation 3.5 28 3.5 25 34

The assumptions are that a member currently aged 60 will live on average for a further 28.C years if they are male and for a further
29.8 years if they aro fermale. For a member who retires in 2040 at age 60, the assumptions are that they will live on average for a
further 29 .4 years after retirement if they are male and for a further 31.2 years after retirement if they are female.

Composition of scheme assets

2023 2022

[ T, . M EM

Eguities 25 37
Diversified growth funds 4 20
Otherassets e L 88 21
Total scheme assets nz 178

97% of the schere assets are guoted in an active market. All unguocted scheme assats sit within equities,

The amount included in the balance sheet arising from the Group’s obhgations in respect of its defined benefit schemes is as follows:

2025 zozz | z20: 7020 2018
£m £m £m Er" £m
Present vafue of defined scheme obligations (87) {125) (152) (131) (47
Fair value of scheme assets 1z 178 178 161 180
lrrecoveyabigsﬁgyp\usﬁ

G5 B3 Ge GO 13

Amount récognised on the balance sheet

1. The net defined benrefit asset must be measured at the lower of the surpltus in the defined benelil schemes and the asset ceiling. The asset ceiling 1s the present
value of any economic benefits available in the form of refunds from the schemas or reductions to future contributions to the schemes. The assat cailing of the
Group's definad benefit schemes 1s £nil (2021/22: Enil), therefore the surplus in the dafined benefit schemas of £F30m (20222 £53m) is rrecoverable.

The sensitivities of the defined benefit obligation in relation to the major actuarial assumptions used to measure scheme liabiiities are
as follows:

77"\;{:;@6.%0 (decreasze) =
defined scherre obhigat.ons

Change in 20232 2022

e o assumoton &m Em

+0.5% (8) (&)

Salary inflation +0.5% - -
RPlinflation +0.5% 5 7
Assumed life expectancy +1 year 3 4
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9 Pensions continued

History of experience gains and losses

2023 2022 2021 2020 2019
Total actuarial {loss) gain recognised in the consolidated
statement of comprehensive income ) o = - R - -

Percentage of present value on scheme liabilities - - (8.6%) (0.3%) 0.1%
1. Movements stated after adjusting for irrecoverability of any surplus.
2. Cumulative Ioss recognised 1n the statement of comprehensive incomae is £53m (2021/22: £53m).
Movements in the present value of defined benefit obligations were as follows-
o ' 2023 2022
e _ Em £m
At 1T April (125) (152>
Current service cost - -
Curtaitment gain - -
interest cost (3} 3
Actuarial gain (loss)
Gain (loss) from change in financial assumptions 32 15
Gain on scheme liabilities arising from experience - -
Benefits paid S o 9 15
At 31 March (B7) (125)
Movements 1in the farr value of the scheme assets were as follows:
' o " 2023 2022
Em . . Em
AL T April 178 178
Interest income on scheme assets 5 3
Contributions by empicyer - -
Actuarial (loss) gain (57) 12
Benefits paid (9) (s)
At 31 March 17 178

Through its defined benefit plans, the Group is exposed to a number of risks, the most significant of which are detalled below:

Asset volatility

The liabilities are calculated using a discount rate set with reference to corporate bond vields; if assets underperform this vield, this
will create a deficit. The scheme holds a significant portion of growth assets (equities and diversified growth funds) which, although
axpected to outperform corporate bonds in the long term, create volatility and risk in the short term. The allocation to growth assets
s monitored to ensure it remains appropriate given the scheme’s long term objectives.

Changes in bond yields
A decrease in corporate bond yields will increase the value placed on the scheme's liabilities for accounting purposes, although this
will be partiafly offset by an increase in the value of the scheme's bond holdings

Inflation risk

The majority of the scheme’s bencfit obligations are linked to inflation, and higher inflation will lead to higher liabilities (although, in
most cases, caps on the level of inflationary increases are in place to protect against extreme inflation). The majority of the assets are
eithar unaffected by or cnly loosaly correlated with Inflation, meaning that an increase in infiation will also decrease the surplus

Life expectancy
The majority of the scheme’s obligations are to provide benefits for the life of the member, so increases in life expectancy will result
In an Increase in the liabilities.
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10 Property
Property reconciliation for the year ended 31 March 2023

investment and

Retan & development

Campuses Fulfilment Developments properties Trading
Level 3 lLevel 3 Lavel 3 level 3 proparties Totat
e o R . _Em £m £m £m £m Em
Carrying value at 1 Aprii 2022 3,477 2,850 705 7,032 18 7,050

Additions

- property purchases - a9 59 158 -

- development expenditure - 6 146 152 4

- capitalised interest and staff costs - - 13 13 -

- capital expenditure on asset management initiatives 43 oy 62 -

148 219 385 4

Disposals (5) [41)) {945) -
Reclassifications (&3] 51 - - -
Revaluations included in income statement {339) {1313 (798) - {798)

Movement in tenant incentives and contracted rent uplift

balances 12) -

Carrying value at 31 March 2023 2,611 833

Lease liabilities (Notes 14 and 15)"

Less valuation surplus on right-of-use assets’ (S)
Valuation surplus on trading properties o ) o o o 7
Group property portfolio valuation at 31 March 2023 5,595
MNon-controlinginterests . o _03
Group property portfolio valuation at 31 March 2023

attributable tc shareholders 5,582

1 The £24m difference betweoean laase liablilities of E102m and £126m per Notes 14 and 15 relates to a £24m lease liability where the right-of-use asset is classified
as property, plant and equiprnent

2 Relates to praperties held under leasing agreements, Thea fair value of right-of-use assets is determined by calcwlating the present value of net rental cash flows
over the term of the lease agreements. [FRS 16 right-of-use assets are not externally valued, their fair values are determined by managerment, and are therefore
not included in the Group property portfolio valuation of £5,595m above

Additions include capital expenditure in response to climate change, in line with our Sustainability Strategy to reduce both the
embodied carbon in our developments and the operational carbon across the Group's standing property portfolio. For further
details, refer to the Sustainability section of the Strategic Report on pages 70 to 103,

On g July 2022, the Group enterad into a Joint Venture Agreement with GIC in relation to the majority of the Paddington Cantral
Campus, resulting in the disposal of £334m of investment and development properties and £2m of property, plant and equipment
with a resulting loss in the Capital and other column of the consohdated income statement of £19m for the year ended

31 March 2023.
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Property reconciliation for the year ended 31 March 2022 (Restated")

Tne British L and Company PLC 00671920

lwestment and

Rewarl & davaiopment Qwner-
Campuses Fuifilment Deovelopments proportes Trading oceoped
Level 3 Leval 3 Levei 3 Lewvel 3 propertes Level 3 Toal
. i - £m  Em _Em _Em £ _Em Em_
Carrying value at 1 Aptil 3,465 2139 722 6,326 26 2 6,354
Additions
- property purchases 110 436 - 596 - - 596
- development expenditure’ 64 3 124 191 - - 191
- capitalised interest and staff costs 2 - 6 8 - - g8
- capital expenditdre on asset
management initiativas 5 13 - 13 - - 18
- right-of-use assets _ 4 - - 4 - e 4
185 502 130 817 - - 817
Disposals (50N (1043 - (605) €3] (2) (515)
Reclassifications 181 - 18D - - -
Revaluations included in income statement 126 315 24 475 - - 475
Movement in tenant incentives and contracted
rent uplift balances 21 - 1 - - 19
Carrying value at 31 March 2022 . 3477 705 7,032 18 - 7050
Lease liabilities (Notes 14 and 15)° o)
Less valuation surplus on night-of-use assets® [€)]
Valuation surplus on trading properties B 8
Group property portfolio valuation at o o S
31 March 2022 6,944
Non-co ing interests o 3 sy
Group property portfolio valuation at . o o T o
31 March 2022 attributable to shareholders 6,929

1. Prior year comparatives have been restated for a change in accounting policy in respect of rental concessions. This rostatement has resulted in an equal and
opposite adjustment of £4m Lo the ‘Revaluations includad in iIncome statemant” and 'Movement in tenant incentivos and contracted rent uplift batances' hnes
Refer to Note 1 for further information

2. Developrnant expenditure includes government grants receivad for the development of affordable and social housing of £4m,

3 The £26m difference between lease liabilities of £105m and £131m per Motes 14 and 15 relates to a £26m lease liability whera the nght-of-use asset 1s ¢lassified as
property, plant and equipment.

4. Refates to properties held under leasing agreements The fair value of right-of-use assets is datermined by calculating the present value of net rental cash flows
over the term of the lease agresments IFRS 16 right-of-use assets are not externally valued, their fair values are determined by management, and are therefore
not includad in the Groun property portfolio vatuation of £6,344m abova

in the prior year, the Group entered into a Joint Venture Agreement with AustralianSuper on 7 March 2022 in relation to the Canada
Water Campus, resulting in the Group disposing of £474m of investrment and development properties and a resuiting gain in the
Capital and ¢ther column of the consolidated income statement of £44m for the year ended 31 March 2022,

Property valuation
Tha different valuaticn method iovels are defined below:

Level 1: Quoted prices (unadjusted) in active markets for identical assets or liabilities.

Level 2: Inputs other than quoted prices included within Level 1that are observable for the asset or liability, either directly
(i.e. as prices) or indirectly (i.e. derived from prices).

Level 3: Inputs for the asset or liability that are not based on observable market data (uncbservable inputs).

These levels are specified in accordance with IFRS 13 ‘Fair Value Measurement’. Property valuations are inherently subjective as they
are made on the basis of assumptions made by the valuer which may not prove to be accurate. For these reasons, and consistent
with EPRA's guidance. we have classified the valuations of our property portfolio as Level 3 as defined by IFRS 13. The inputs to the
valuations are defined as ‘unobservable’ by IFRS 13. These key unabservable inputs are net equivalent yield and estimated rental
values for invesiment properties, and costs to complete for development properties. Further analysis and sensitivity disclosures

of these key unobservabie inputs have been included on the following pages. There were no transfers between levels in the year.

The Group's total property portfolio was valued by external valuers on the basis of fair value, In accordance with the RICS Valuation
- Global Standards 2022, published by The Royal Institution of Chartered Surveyors.
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10 Property continued

The information provided to the valuers, and the assumptions and valuation models used by the valuers, are reviowed by the
property portfolio team, the Head of Real Estate, the Chief Financial Officer and the Chief Executive Officer. The valuers meet with
the external auditor and also present directly to the Audit Committes at the interim and year-end review of results. Further details
of the Audit Committee’s responsibilities ir relation to valuations can be found in the Report of the Audit Committee on pages 132 to 140,

Investment properties, excluding properties held for development, are valued by adopting the ‘investment methed’ of valuation
This approach involves applying capitalisation yields to current and future rental streams net of income voids arising from vacancies
or rent-free periods and associated running costs. These capitalisation yields and future rental values are based on comparable
property and leasing transactions in the market using the valuers’ professional judgement and market observation. Qther factors
taken into account in the valuations include the tenure of the property, tenancy details and ground and structural conditions.

In the case of ongoing developments, the approach applied is the ‘residual method' of valuation, which ts the investment method of
valuation as described above, with a deduction for all costs necessary to complete the development, including a notional finance
cost, tegether with a further allowance for remaining risk. Properties held for development are generally valued by adopting

the higher of the residual method of valuation. allowing for all associated risks, or the investment method of valuation for the
existing asset,

The valuers of the Group's property portfofio have a working knowledge of the various ways that sustainability and Environmental,
Social and Governance factors can impact value and have considered these, and how market participants are reflecting these in
their pricing, in arriving at their Opinion of Value and resuiting valuations as at the balance sheet date. These may be:

- physical risks;
- transition risks related to policy or lagislation to achieve sustainability and Environmental, Social and Governance targets; and
- risks reflecting the views and needs of market participants.

The Group has shared recently conducted physical climate and transitional risk assessments with the valuers which they have
reviewed and taken into consideration to the extent that current market participants would.

Valuers observe, assess and monitor avidence from market activities, including market (investor) sentiment on 1ssues such as

longer term obsolescence and. where known, future Environmental, Social and Governance related risks and issues which may
include, for example, the market's approach to capital expenditure reguired to maintain the utility of the asset. In the absence of
reliable benchmarking data and indices for estimating costs, specialist advice on cost managernent may be required which is usuaily
agreed with the valuer in the terms of engagement and without which reasonable estimates/assumptions may be needed te
properly reflect market expectations in arriving at the Opinion of Value.
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10 Property continued
A breakdown of valuations split between the Group and its share of joint ventures is shown below:

2023 2022

o T aeint o NPT

Group ventures Yotal Group vantures Toia
e R e N Em O . o _fmr,
Knight Frank LL.P :1e] 217 1,018 1,387 37 1,424
CBRE 1,492 471 1,963 1906 448 2,354
Jones Lang LaSalle 2,972 556 3,528 32,330 538 3,968
Cushman & Wakefield 330 2,672 2,402 32 2,415 2,736
Total property portfolio valuation 5,595 3,316 8,91 6,844 3538 10,482
MNon-controliing interests (13> - [§F)] sy - s)
Total property portfolio valuation attributable to
sharehoiders' 5,582 3,316 8,898 6,929 3538 10,467

1 The total property portfolia valuation for foint ventures is £3.316m (2021/22: £€3,538m), compared to tne total investment and trading properties of £3.334m
(2021/22: £3,545m) disclosed in Note 11, The £3 316m (2021/72 £3545m) includes £23m (2021/22, £12m) of trading properties and excludes £18m (202122
£19m) of headleases, both at Group share.

Information about fair value measurements using unobservable inputs (Level 3} for the year ended 31 March 2023

Fairs\;arlque a':: ERV persq ft Equivalent yield Costs to complete per s5q ft
weh - k.. . .. Fd d osts to rom t
2023 Valuation Min Max Average Min Max Average Min Max Average

Investment . ...Em _technique £ £ % LB %% e £ £
Campuses Investment

2,153 methodolagy 9 141 53 4 7 5 - 158 28
Retail & Fulfilment investment

2,580 methodology 2 32 19 4 18 7 - 44 6
Developments Residual
o B33 methodology 29 g8 70 5 6 5 273 1,048 645
Total 5,566
Trading properties
at .2 _— — S S N
G P property
portfolio valuation 5,595

Fair val.o at ERY persa it . _... Equvalentyels Costs 16 comp'ete per $q 1
g V‘;Grzg Vaiuaten Mn Max Averago M Max  Average Min Max  Average
Investment = . EM _ tecangue £ £___ ¢ B o % £ ___E £
Campuses Investment
3,418 methodology 9 159 56 34 68 4.4 - 234 24
Retait & Fulfilment Investment
2,794 methodology P 30 17 2.2 131 5.7 - 36 7
Developments Residual
e 705 methodology 27 8 75 A4 45 44 24 812 39
Total 6918
Trading properties
at fair value o 2B o o o o
Group property
portfolio valuation 6,944
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10 Property continued
Information about the impact of changes in unobservable inputs (Level 3) on the fair value of the Group's property
portfolio for the year ended 31 March 2023

Fair vaiua at - I}}npact on vafua-tl‘on-s_- T fn;;;et v;;;\_valu-ations ' };ba&:;{ valuations
31 March 2023 +5% ERV -5% ERV -25bps NEY  +25bps NEY ~5% costs +5% costs
e _ £Em . Em __ Em gm  _Em . Em £m_
Campuses' T 2,182 20 (80) 123 (Mm2) - -
Retall & Fulfiiment 2,580 103 (101 101 (96) - -
Developments 833 _88_ (90) 104 9% 36 @D
Group property portfolio valuation 5,598 271 (271) 328 (303) 36 (37)

1. Includes trading properties at farr value.

Information about the impact of thanges in uncbservable inputs (Level 3) on the fair value of the Group’s property
portfolia for the year ended 31 March 2022

Faw value at _.Impact on valuations fpect onvalsabons  Impact on valuatens
31 March 2022 +5% ERV -5% ERY ~25bps NEY  +25bps NEY -5$% CoSts +5% costs
£m £ E.m £m Erm £m £m
Campt.uses1 3,42‘&5 130 (129} 223 (199} 3 (2)
Retail & Fulfilment 2,794 15 (1143 144 Q27 2 2
Developments R 705 59 LG8 U8 - = 1))
Group property portfolio valuation oo 6.&:—}24”77” 304 (3023 452 (402} 44 (43)

1. Includes trading properties at fair value.

All other factors being equal

- a higher equivalent yield or discount rate would lead to a decrease in the valuation of an asset;

- an increase in the currant or estimated future rental stream would have the effect of increasing the capital value; and

- anincrease in the costs to complete would lead to a decrease in the valuation of an asset.

However, there are interrelationships between the unobservable inputs which are partially determined by market conditions, which
would impact on these changes.

Provisions for impairment of tenant incentives and contracted rent increases

A provision of £20m (2021/22: £19m) has been made for impairment of tenant incentives and contracted rent uplift balances
(contracted rents). The charge to the income statement in relation to write-offs and provisions for impairment for tenant incentives
and contracted rents was £2m (2021/22: credit of £3m) (see Note 3). The Directors consider that the carrying amount of tenant
incentives is approximate to their fair value.

The tables below summarise tenant incentives and contracted rent increase balances and associated expected credit losses grouped
by credit risk ratings.

o T 1 & Fulfilment T Total

Tenant T Vhfternant Tanant T h‘l;‘t“ienant ’ TEI’\;;\t T Net tenant
L. incentives’ Provision incentives incentives' Provision incentives incentives' Provision ingantives Percentage
Credit risk S Em_ gm gm __ Fm €m &m  Em  Em  £m  provided’
CVA”/Administration - - - - - - - - - 100%
High 2 @ - 18 a7 1 20 a9y 1 95%
Medium 3 - 3 9 m 8 12 (4} n 8%
Low ... ._ .79 - 79 44 ___ - 44 123 - 128 0%
TotalGroup 84 (@ 82 71 a8 s3 85 (20) 135 13%
Jointventwes _ 85 @ 77 17 _ () 1 02 a2 %0 1%
Total 169 (10} 159 88 {22) 66 257 (32) 225 12%

1. The tenant incentives balance includes contracted rant increases
2 Company Voluntary Arrangements,
3. The percentage provided is calculated using the unrounded tenant incentive and provision balance
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Restated
e R 2022 . o . o _
Campuses Reta' & Fulfilment Total
Tenant : “wet tenant Tenant Mol lenan Tenant Nett fenant
neant ves?  Provision Ncantives imeentves’  Provision nCentves incentives? Provision .neantives  Percentoge
Credit risk L Em o Em Em £m e EM Fmo L Em _fm provded
CVA*/Administration - - - 4 (43 - 4 4) - 100%
High 1 M - 15 a3 2 16 a4 2 88%
Medium 1 - 1 8 [4)) 7 9 M 8 1%
Low N 8 - 8 40 132 T 7 T
Total Group . I g4 76 08 61 42 1%
Joint ventures e 73 e &) 96 .8 8%
Total 161 (4) 157 96 (23) 257 230 %

1. Prior year comparatives have been restated for a change In accounting policy in respect of rental concessions. Refer 1o Note 1 for further information.
2. The tenant incentives balance includes cortracted rent increases.

3. Company Yoluniary Arrangements

4. The parcentage provided is calculated using the unrounded tenant Incentive and provision balance.

The tenant incentive balance does not relate to amounts billed and therefore there 1s no concept of being past due. The expeacted
credit losses are determined in line with the provisioning approach detailed in Note 1, with the key assumptions being the absolute
probability of (oss assurned for each credit risk rating ang a tenant’s assigned cradit risk rating. A 10% increase/decrease in the loss
rates assumed for each credit risk rating would result in a £2m increase/decrease to provisions for impairment of tenant incentivas
(2021/22: £2m). This sensitivity analysis has been performed on medium and high risk tenants and tenants in CVA or Administration
only as the significant estimation uncertainty 1s wholly related to these.

A 10% increase/decrease in the percentage share of high and low risk Retail & Fulfiimant tenants' incentives only, ie assuming 10%
of tenant incentives mave from medium to high risk and 10% of tenant incentives move from low to medium risk and vice versa,
would result in a £2m increase/decrease in provisions for impairment of tenant incentives (2021/22: £2m) A mavement in the
share of Campuses tenant incentives within each credit risk rating has not been considered as management believes there is

less uncertainty associated to the assumption on Campuses tenants’ credit risk ratings. A 10% increase or clecrease represents
managiement’s assessment of the reasonable possible change in ioss rates and movemeant in the percentage share of tenant
incentives within each credst risk rating.

The table below shows the movement in grovisions for impairment of tenant incentives during the year ended 31 March 2023 on &
Group and on a proportionally consolidated basis.

" Proportianaily
Group  consolidated

Movemaent in provisions for impairment of tenant incentives (Restated" £m £m
Provisions for impairment of tenant incentives as at 1 Apnil 2022 19 27
Write-offs of tenant incentives W (2)
Movement in provisions for impairment of tenant incentives . o 7
Total provision movement recognised in income statement ) oz 7
Pravisions for impairment of tenant incentives as at 31 March 2023 - - 20 =2

1 Crior year comparatives have been restated for a change in accounting policy in respect of rental concessions Refar to Nete | for further information

Additional property disclosures - including covenant information

At 31 March 2023, the Group property portfolio valuation of £5,595m (2021/22: £6,244m) comprises frecholds of £2,618m (2021/22:
£3.755m) virtual freeholds of £973m (2021/22: £1171m); long leaseholds of £1.686m (2021/22' £1,782m); and short leaseholds of
E318m (2021/22 £236m). The historical cost of properties was £4,519m (2021/22: £5,020m).

Cumulative interest capitalised against investment, development and trading properties amounts to £124m (2021/22; E11Im).

Properties valued at £1135m (2021/22' £1,266m) were subject to a security interest and other properties of non-recourse companies
amounted to £612m (2021/22: £643m), totalling £1,747m (2021/22' £1,915m)
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10 Property continued

includod within the property valuation is £2m (2021/22: £3m) in respect of accrued contracted rental uplift income and £153m
(2021/22: £158m restated) in respect of other tenant incentives. The balance arses through the IFRS treatment of leases containing
such attangements, which regulres the recognition of rental iIncome on a straight-line basis over the lease term, with the difference
between this and the cash receipt changing the carrying value of the property against which revaluations are measured.

11 Joint ventures
Summary movement for the year of the investments in joint ventures

Eauty Lans Total
s . L . e Em £m - VEm
At 1 April 2022 (Restated" 1,889 632 2,521
Additions 71 n 282
Disposais (39 1 [&1:3)
Share of loss on ordinary activities after taxation” (4103 (575 (467)
Distributions and dividends:
- Capital 30) - {30)
- Revenue (72) - (72
Hedging and exchange movements IS R . - 10
At 31 March 2023 ' 1419 787 2,208

1. Prior yoar comparatives have been restated for a change in accounting policies in respact of rental concessions and tenant deposits Rafar to Note 1 for furthar
information.

2. The share of losses on ordinary activities after taxation comprises equity accountad losses of £230m and IFRS @ impairment charges against equity investments
and loans of £237m, ralating te Broadgate REIT Ltd (aquity impairment of £129m), MSC Praperty Intermediate Holdings Ltd {loan impairment of £49m, equity
wmpairment £4m). BL CW Ugper Limited Partrership (equity impairment £23m), Bl West End Offices Ltd (equity impairment of £13m), Paddington Property
Investrment Limited Partnership (equity impairment £10m), WOSC Partrers Limited Partnership {loan impairment of £6m} and USS Joint Ventures (equity
impairment of £3m). In accordance with IFRS 9, management has assessed tha recaverability of loans to joint ventures and assessed the carrying value of
investments in joint ventures against the net asset value. Amounts due are expectad to ba recovered by a joint venture selling its properties and investments
and settling financial assets, net of financial habilities The net asset value of a Joint venture is considered to be a reescnable approximation of the avaitable
assets that could be realised to recover the armounts due and the requirement to recognise expected cradit losses. The impairments recognised in each
joint venture are attributable to the net valuation loss recognised in the year

On 19 July 2022, the Group entered into a new Joint Venture Agreement with GIC in relation to the majority of the Paddington
Central Campus The transaction value of the assets transferred by the Group on the formation of the joint venture at 100% was
£934m of investmant and development preperties and £2m of property, plant and equipment with a resulting loss in the Capital
and other column of the consolidated income statement of £19m for the year ended 31 March 2023, The Group owns 25% of this
new joint venture while GiC owns the remaining 75% stake. The Group has recoghised a share of the joint venture's loss of £19m
and share of net assets less shareholder loans of £1G7m in relation to this new joint venture for the year ended 31 March 2023.

A critical accounting judgement has been exercised in reiation to the joint control assessment of the Paddingteon Central Joint
Venture as further outlined in Note 1, The Group received £688m of cash consideration in relation to the sale of the investment
and development properties to the joint venture {net of transaction costs of £9m}, and subseguently a further £125m through

a loan repayment from the newly formed joint venture, as a result of the joint venture obtaining externat debt financing. The
Group’s investment inte the Paddingten Central Jont Venture is principally through a shareholder toan from the Group to the
new joint venture.

in the prior year, the Group entered into a Joint Venture Agreement with AustralanSuper on 7 March 2022 in relation to the Canada
Water Campus. For the year ended 31 March 2022, the Group recognisad a share of the joint venture's loss of £6m in addition to
the realisation of the gain on disposal of assets into the joint venture of £52m. Therefore the Group had recognised a share of total
comprehensive income of £46m and share of net assets less shareholder loans of £294m in relation to this new joint venture in the
prior year,
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The summarised income statements and balance sheets below and on the following page show 100% of the results, assets and

The Britisn Land Company PLC Q0621920

liahilities of joint ventures. Where necessary, these have becn restated to the Group's accounting policies

MSC Property

Broadgale Intermadiate WOSCT Parthers 3L West Ino
RIIT Lt Holgings Ltd®  Limrted Partnership™  Offices Limited
Partners Ewro Bluebel! Norges Bank Norges Bank
LEP Investment Investment
(GIC) Management  Management  Allanz Sk
Property sector T o T " City Offices Shopping Centres  West End  West End
Broadgate =~ Meadowhall  Offices  Offices L
Group share T T T s0% 50% 25% 25%
Summarised income statements [ o S
Revenue® o o ' T o 245 79 9 28
Costs (8}) . (2_0) 4) [4=))
N 7] ) 59 s 19
Administrative expenses M - - -
Neat interest payable (65} (Z26) - (5)
Underlying Profit 96 33 5 14
Net valuation movement (B0 {(62) arz (73)
Capital financing {charges) income 5 - - -
(Loss) profit on disposal of investment properties and investments - . Lo - - .
(Loss) profit on ordinary activities before taxation (708) 29) 12) (59)
Taxaton __ [ . T - T - ® ___
{Loss) profit on ordinary activities after taxation 708y ] 29) (65)
Other comprehensive income L S |« T 6 - 5 .
Total comprehensive (expense) Income . (e9s) _ 23) a2 (60) . ]
British Land share of total comprehensive (expense) income (349) an €)) a2
British Land share of distributions payable (48) {4) - [4)]
Summarised balance sheets . L L -
Investment and tradmé propertios ) 4142 702 134 464
Other non-current assets 32 - - 19
Current assets 13 9 2 2
Cash and cash equivalents o 75 — 39 o 5 n . _
Gross assets . 4382 750 L L 46 _
Currant liabiiities (107) 47 (€3] (8>
Bank and securitised debt (1,567) (480> - (159)
Loans from Joint venture partners (995) {576) 5)
Other non-currant habilities - (4 (143
Gross liabilities L - . N .. (2869 LTI (196) _
Net assets (liabilities) - T T T 1,693 (357) 300 ﬁ
British Land share of net assets less shareholder loans 846 - - 75

1 USs joint ventures include the Eden Walk Shopping Centre Unit Trust and the Fareham Property Parinarship
2. Hercules Unit Trust joint ventures includes 50% of the results of Deepdale Co-Ownership Trust, Fort Kinnaird Limited Partrership and Valentire
Ca-Ownership Trust and 41.25% of Birstall Co-Ownership Trust. The balance sheet shows 50% of the assets of these joint ventures

The intarest in tne Deepdale Co-OQwnership Trust was disposea of on 30 November 2022,

3 Included 1n the column headed ‘Other joint vertures' are contnbutions from the following BL Goodman Limrited Partnership, Biuebution Property Managament

UK Limited, City of London Office Unit Trust and Reading Gate Retall Park Co-Ownarship,
4 Ravenue includes gross rental income at 100% share of £353m (2021/22: £230m)

5 Inaccordance with the Group's accounting policies detailed in Nota 1, the Group recognises 2 nil equity investment In joint ventures in 3 net liabiity pos'tion at

yhar end
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ﬂﬁgérd’c:\rn:q'fon Properiy The Sou:hG-a-te" mﬁTtali
BL CW Upper Lim-tea investmoent Limited Limitea UsS Hercules Unit Trust Cther Total Group share
o Partnership Fartnqrr?sh:pi” o ,,F?’TF!“‘,-"?T“E,,,,, o lom wventures’ amt vontumsz_ R _:'_?'_Tf_fltﬁ_ - _20_23 L __2023
Euro Emerald ‘Universities T
Private Limited Aviva Superannuation
) AustralianSuper (GIC)  Investors  Scheme Group PLC o o o
' Canada Water Paddington Shopping Shopping Retait o
) Campus Central Campus ~ Centres Centres ~Parks o
. 50% 25% 50% 50% Various
10 YA 3 12 22 s 470 214
. ) . £25 (5 ) & P - (156> K79
4 24 8 2] 19 >4 34 144
(2) m - - - - &) O
- a3y m - - - (10} (51
2 10 7 9 19 5 200 9z
(133) (78) (5) an 16) 12y (1,216) (567)
m 20 - - - - 24 8
. 2 T T - = - 152
34} (48) 2 (2 3 7 (9984) (467)
I ST T T - N -0 -
S (134} (48) o 2_ (2) 3 7y (000} (467)
- - - - - - ) ]
a4y (48) 2 ] &3] 3 @ @7 (457)
(67 a2 1 (4} 1 {4) (457}
- - (3 4 (39) (3) (102>
137 30 186 70 7.402 3,334
- - - - 74 25
2 2 1 3 74 20
I 7 8 12 3 321 T3
I M 140 199 76 7848 3532
N &) (4} 4) (251 M3>
- - - - (2,720) (1192
- (30 - (58) (2,523) (1,001
— (28) L - (2
(35) B 4 (2,327)
m 103 195 1,205
56 52 23

The borrowings of jaint ventures and their subsidiaries are nen-recourse to the Group. All joint ventures are incorporated in the United Kingdom, with the
axception of Broadgate REIT Limited, the Eden Walk Shopping Centre Unit Trust and the Hercules Unit Trust joint ventures which are incorporatad in Jersey.

These financial statements include the results and financial position of the Group's interast in the Fareham Property Partnership, the BL Goodman Limited
Partnership and the Sibraltar Lirmited Partnership. Accordingly, advantaga has been taken of the exemptons provided by Regulation 7 of the Partnership
{Accounts) Regulations 2008 not to attach the partnership accounts to these financial statements.
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FINANCIAL STATEMENTS coniinued

Notes to the Accounts continued

11 Joint ventures continued

Thne British Lana Company PLC 0061920

The summarised income statements and balance sheets below and on the following page show 100% of the results, assets and
liabilities of joint ventures. Where necessary, these have been restated to the Group’s accounting policies.

Joint ventures' summary financial statements for the year ended 31 March 2022 (Restated®)

MSC Property

Broadgate Intermediate WOST Partners 2l West Fnd
BE!T L_td Holdings Ltd®  Lim.tea Partnershep®  off ces L.mited
Partners Euro Bluebell Norges Bank MNorges Bank
LLP Investment Investment
L (GIC) Management  Management  Allanz S
Property sector City Offices Shopping Centres West End West End
Broadgate Meadowhall Offices Cffices o
Group share 50% 50% 25% 25%
Summarised income statements
Revenue® 228 76 10 26
Costs oh (19) 4 7
151 57 5] 19
Administrative expenses m - - -
Net interest payable (62) @7 - (5
Underlying Profit 88 30 6 14
Net valuation movement 220 a7 as) 4
Capital financing (costs) income Q35 - ~ 9
Profit (loss) on disposal of investment properties and investments - o - -
Profit (loss) on ordinary activities before taxation 295 13 a0 27
Taxation - o - -
Profit (loss) on ordinary activities after taxation 295 13 103} 27
Other comprehensive income - 3 R B
Total comprehensive income (expense) 295 16 (103 27
Re tion of gain on disposat of assets into joint ventures - - - -
British Land share of tetal comprehensive income (expense) 148 a8 {2) 7
British Land share of distributions payable 34 2 - 4
Summarised balance sheets -
investment and trading properties 4,829 760 149 525
Other non-current assets 30 - - 2
Current assets n 3 1
Cash and cash equivalents 164 _ .5 10
Gross assets 5,034 157 545
Current hiabilities 16) C sy T T T any
Bank and secuntised debt (1,570) - (1=9)
Loans from joint venture partners (845) (211 15)
Other non-current liabilities - 4 an
Gross liabilities {2,531 (2203 197)
Net assets (liabilities) 2,503 ) (63) 348
British Land share of net assets less shareholder loans 1,251 - - 87

1
1

USS joint ventures include the Fdan Watk Shopping Centre Unit Trust ard the Fareham Property Partnershin,

2. Hercules Unit Trust joint ventures inctudes 50% of the resulis of Deepdale Co-Ownership Trust, Fort Kinnaird Limited Partmership and Valentine
Co-Ownership Trust and 41.25% cf Birstall Co-Ownership Trust. Tne balance sheet shows 50% of the assets of these joint ventures,

Z. Included in the column headed 'Other joint vanturas’ are contributions from the following 8L Goodman Limited Partnership, Bluebution Property Management
UK Limited, City of London Office Unit Trust, Bl Sainsbury’s Superstores Limited and Reading Gate Retall Park Co-Ownership. The Reading Gate Retal Park Co-
Ownership was acquired during the year ended 31 March 2022, with the Group acguinng a 507% share frorm Reassure Limited, and The National Farmers Unien

Mutual Insurance Society Limited owning the remaiming 50% share.

TN

Revenue includes gross rental income at 100% share of £290m (2020/21 E262m).
. In accordance with the Group's accounting policias detatied 1In Note 1, the Group recognises a nil equity investment in joint ventures in a net liability position at year end
The Group entered inte a new Joint Venture Agreement with AustraiianSuper on 7 March 2022 in relation to the Canada Water Campus. The transaction value of the

assets transferred by the Group on formaton of the Joint venture at 100% was E580m. On disposal of the assets Into the joint venture and in accordance with 1AS 28
‘Investments in Asscciates and Joint Ventures', the Group recogrised a gain of £44m {net of transaction costs of £9m) representing the gain realised to the extent of
AustralianSuper's interest in the joint venture. At the disposal date, the remaining gain of £52m relating to the Group's interest iIn the joint venture was unreatised and
Inchuded wathir the Group's Investrent n tre Joint venture which was based on e carrying value of the assets transterred at the disposal date As the assets transforred
relate 1o irvastment property meesdred at fair value, this gain was subsequentiy realised ard recognised when the Joint verture remeasured these assets to farr vaiue

at 31 March 2022, Tne Group has also recogrised its share of the joint venture's loss of £6m comparad to the jant venture’s total loss of £12m, from 7 Marcn 2022t

31March 2022
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B CW Upper Limited The SouthGate Limited uss Urut Trust Tiher Total Group :hoatrael
Partnershp”®  Partnershep Jjeintvenwres’  joint ventures’ joint ventures? 2022 20227
Universities - R
Aviva Superannuation
~ AustralanSuper investors  Scheme Group PLC o
Canada Water Shopping Shopping Retail T
L ~Campus Centres Centres  Parks e o
50% 50% 50% Various
1 2 g4 190
- [Q)] - M9 (58>
- 2 275 132
- - - - - m (1
M - - - (35 (47)
- < 10 21 2 179 84
2y (73 8 22 15 217 M5
- - - - - 4 @)
1 17 392 195
) 1 7 392 195
- - - - 3 1
1 18 a3 17 T35 196
- - - - 52 52
3 1 10 22 8 248
- 3 4 12 - 59
565 B k-] 140 261 83 3545
- - - - - 17
6 3 1 3 1 33
1 9 8 2 3 141
_8wo 151 148 277 87 3,736
(23} 73 7 n - Ma)
- - - - - (2,246) (1,083)
- - (31) - 7N (1.696) (7923
— 283 T T R ) 123
e 23 _(35) (38} I ) 70 2y __...{2,008)
- S 587 . ns_ m 270 L 3588 728
294 58 55 135 a 1,889
7. Total Group share of £248m comgrises the Group's share of total comprehensive income of £196m and the realisation of gain on disposal of assets inta joint venturas of £52m.
8 Prior year comparative has been rastated for a change in accounting policies in respect of rental concessions and tenant deposits. Refer to Note 1 for
further information.
The borrowings of joint ventures and their subsidiaries are non-recourse to the Group All joint ventures are incorporated in the United Kingdom, with the
exception of Broadgate REIT Limited, the Eden Walk Shopping Cantre Unit Trust and the Hercutes Unit Trust joint ventures which are incorporated in Jarsey.
These financial statements inciude the results and financial position of the Groun's interast in the Fareham Property Partnership, the Bl Goodman Limited
Partnership and the Gibraltar Uimited Partnership. Accordingly, advantage has been taken of tha exemptions provided by Regulation 7 of the Partnership
(Accounts) Regulations 2008 not to attach the partnership accounts to these financisl statements.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

11 Joint ventures continued
Operating cash flows of joint ventures (Group share)

Rostated
2023 2022
Income received from tenants n 124
Cperating expenses paid to supplers and employees 73  (89)
Cash generated from operations 138 125
Interest paid 47 {44)
Interest received -
UK corporation tax (paid) received e - N 2
Cash inflow from operating activities B e e .83
Cash inflow from operating activities deployed as:
Surplus cash retained within joint ventures 17 26
Revenue distributions per consolidated statement of cash flows 73 57
Revenue distributions split between controlling and non-controlling interests S B
Attributable to non-controlling interests - -
Attributable to sharehclders of the Company 73 57
3 Prior year comparatives have been restated for & change in accounting policy in respect of tenant deposits. The Income received from terants and the Oparating
expanses paid to suppliers and employees have both been rastated for the year ended 31 March 2022 by £41m. Refer to Note 1 for further information,
12 Other investments
T TTien e a0z R
Fair value Fair value
through Amortised Intangible i ough Arngriscd intang bie
profit ar loss cost assets Total proft or loss fola T4 assals Tota
i R e gm __ Em _ fm_ Em LEm_ o Em _EW Em
AL 1 April 28 4 9 4 3] 2 12 20
Additions 13 - 2 15 14 2 2 18
Revaluation and foreign currency
translation 7 - - 7 8 - - 8
Amortisation e T LC.O U 5 N ) R ¢ CY
At 31 March 48 2 B 58 28 4 9 47

The amount included in the fair value through profit or lass relates to private equity/venture capital investments of £48m (2021/22
£28m) which are categorised as Level 3 in the fair value hierarchy. The fair values of private equity/venture capital investments are
determined by the Directors,

204 British Land Anrual Report and Accounts 2023




13 Debtors

Trade and other debtors

Prapayments and accrued income

Tne British | and Company PLC 00621920

2023
£m

22
2

34

Rostated’
2022

_ Em
49

n

60

1. Prior year comparatives have been restated for a change in accounting policies in respect of rental concessions and tenant deposits. Refer to Note 1 for further

information.

Trade and other debtors are shown after deducting 2 provision for impairment against tenant debtors of £27m (2021/22: £47m).
Accrued income is shown after deducting a provision for impairment of £2m (2021/22: £1m). The provision for impairment is
calculated as an expected credit loss on trade and other debtors in accordance with IFRS 9 as set out in Note 1.

The cradit To the income statement tor the year In relation to provisions for imparment of trade debtors and accrued income was

Elm (2021/22. £7m credit), as disclosed in Note 3.

The decrease in provisions for impairment of trade debtors and accrued income of £18m (2021/22: £15m decrease) is equal to the
credit to the income statement of £11m (2021/22: £1m debit), and write-offs of trade debtors of £7m (2021/22: £8m).

The Directors consider that the carrying amount of trade and other debtors is approximate to their fair value. Further detalls about
the Group's credit risk management practices are disclosed in Note 17.

The tables below summarise the ageing profite for tenant debtors and associated expected credit losses, grouped by credit risk
rating. The expected credit lossas are determined in line with the provisioning approach detailed in Note 1

Provisions for impairment of tenant debtors

arch 2023

Percentage

31
- nt debtors R B ﬁ}av'isiu__n - 7 Nat tenant debtﬁrfwr T pro\gﬁded'
80 - 185 - 90 « 183 - 30 - 183 -
< 90 182 365 > 365 < 9¢ 182 365 > 368 <90 182 365 > 365
. days days days days Total days days days days Total days days days days Total Total
Credit risk £m £m Em  £m  Em £m £m £m £m £m £m Em £m £m Em
CVA/
Administration - - - n L1l - - - (41 )] n - - - - - 100%
High ki 1 1 4 9 (4} M (@)} (4) N 2 - - - 2 78%
Medium 1 1 - - 2 (4D 4] - - (2) - - - - - 100%
tow . 8 114 n m m M @ @) 4 T - 4 64%
Total Group -] z 2 19 33 (3) (3 (2 9 27 6 - - - 8 82%
Joint ventures 5 1 71 4 n [£)] [4)] ) [4)) (4) (7) 4 - - - 4 64%
Total 14 4 I 23 44 4) (4) (3y (23) (34 10 - - - 10 77%
1. The percentage provided is catculated using the unrounded tenant debtor and provision balance.
. 31 March 2022 Percentage
Tenant debtors L. Provsion . Metterantdebtor Provided
90 - 183- 90 - 18% - 90 - 183 -
<580 22 365 = 365 < S50 ez 365 > 365 < 30 182 I65 > £65
. . days cays days days Tota Qays cays days days Tozal days daye days days Toral Tota
Credit risk €m_ . €m.___Em E£m Em  £m  €m  £m  Em _Em  fm_ Er  _fm e Em -
CVA/
Administration 2 2 5 17 26 (2) @3] 5y A7) (263 - - - - - 100%
High 3 ! Tz o7 (2) M m @ (& 1 - - - 1 86%
Medium 1 - 1 3 5 - - Q)] 3) (4 1 - - - 1 B80%
bow 5 2 3 5 B @ m & & an 3 1] - - A /5%
Total Group w.o. 5_10 27 55 (& < 00 2n “n 5 ] - - B 88%
Joint ventures 7 2_.2. .6 W 3 @ @ ®&» J3» 4 - - A 76%
Total 18 7 12 33 70 (3 (€D (12) (33 (60 9 1 - - 10 86%

1 The percentage provided is calculated using the unrounded tenant deblor and provision balance.
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FINANCIAL STATEMENTS continuad

Notes to the Accounts continued

13 Debtors continued

Provisions for impairment of accrued income

Accrued income relates to concessions offered to tenants in the form of the deferral of rental payments. Rental income relating to
the year ended 31 March 2023. which has not vet been invoiced, is recognised on an accruals basis in accordance with the underiying
lease. The gross accrued income as at 31 March 2023 was £3m (2021/22° £2m) with a provision of £2m (2021/22: £1m) leaving a net
accrued income balance of £1m (2021/22: £1m). The percentage of gross accrued income provided for1s 67% (2021/22: 57%).

The table below summarises the movement in provisioning for impairment of tenant debtors and accrued income during the year
ended 31 March 2023,

T D-v-c;-r;;r-{lm\-aliy
Group consolidated

Mavement in provisions for impairment of tenant debtors and accrued income __ Em £m_
Provisions for impairment of tenant debtors and accrued income as at 1 April 2022 47 &1
Write-offs of tenant debtors (7 12)
Movement 1n provistons for impairment of tenant debtors a2) 15)
Movement in previsions for impairment of accrued income 1 2
Total provision movement recognised in income statement o a3
Provisions for impairment of tenant debtors and accrued income as at 31 March 2023 29 26

Provisioning for impairment of trade debtors is considered to be a key source of estimation uncertainty at the balance sheet date
and, as a result, we include sensitivity tables, below, to illustrate the impact of changes in assumptions on prowvisions for impairment
of trade debtors and accrued income recognised at the balance sheet date.

The key assumptions within the expected credit ioss model include the loss rates assumed for each credit risk rating, ageing
combination, historic experience collection rates and a tenant's assigned credit risk ratings. The sensitivity table, below, illustrates the
impact on provisions as a result of firstly, changing the absolute loss rate percentages for each ageing and credit risk category and
secondly, the impact of changing the percentage share of high and low risk debtors for Retail & Fulfiiment tenants only, i.e, assuming
10% of debtors move from medium to high risk and 10% of debtors move from low to medium risk and vice versa. A 10% increase or
decrease represents management's assessment of the reasonable possibie change in ioss rates.

impact on provisigr}_.': o Impact on pravisions

"10% increase in % 10% decrease in %

Provision at 10% increase in 10% decrease in share of high risk share of higkh risk
31 March 2023 foss rates' loss rates’ tenant debtors? tenant debtors®
£m __fm o £m £m £m_
Provisions for impairment of tenant debtors 27 1 [$)] 1 [4)]
Provisions for impairment of accrued income 2 - = - -
Group total provision for impairment of tenant
debtors and accrued income 29 1 (1) 1 [4)]

Irpact on prov:s-ans |

ton prov's ons
0% nerease n%  10% decreasein %

Srovs on at 10% herease 'n 10%: docrease n share o bgh nisk share of h gh risk
31 March 2022 ioss rates ‘055 rates tenant gebtors® tenan* cebtors
L o £rm e Em . _Em Em
Provisions for impairmeant of tenant debtors 46 1 W 2 @)
Provisions for imparment of accrued income - o - =
Group total provision for impairment of tenant
debtors and accrued income 47 1 s 2 2)

1 This sensitivity analysis Nas been perforrred on high and low nsk terants and tenants in CVA or Administration only as the significant estimat:on uncertainty is
wholly related to these

2. This sensitivity analysis has been performed on Retail & Fulfilment tenants ony A moverment in the share of Campuses tenant debtors within each credit risk
rating has not been considered as management balieves there 13 less uncertainty assooated with the assumption on Campuses tenants’ credit risk ratirgs.
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14 Creditors

Raostated

2023 2022

L PR L

Trade creditors 13 74
Accruals 60 70
Deferred income 52 66
Other taxation and social security 25 25
Lease liabilities 6 6
Tenant deposits e N 26 37
282 278

1. Prior year comparatives have been restated for a change in accounting policy In respect of tenant deposits. Refer to Note 1 for further infarmation.
Trade creditors are interest-free and have settlement dates within one year. The Directors consider that the carrying amount of
trade and other creditors is approximate to their fair value.

15 Other nqn-currgrltNlia?;iiitiggr

T Taes T zo22

Lease liabilities 120 125
Refarred income ) e o 2 27
B 145 152
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

16 Deferred tax

The movement on deferred tax is as shown below:

Deferred tax assets year ended 31 March 2023

The Britisn Lang Campany PLC C0821920

1 April Dabited to Cradited 31 March
2022 income te equity 2023
o - £m £m £m o Em
- 5 - 5
A T £m T Em £m Em
R I < > [
- {4) - (4)
- 1 A&\‘___ -DEb",QG [O o Credwiéa---__--_ ‘-Si March
2021 ‘ncorra to equity 2022
£ £m £ £t
Temporary differences B B B - - - -
Deferred tax liabilities year ended 31 March 2022 B o o _
£m Em £m €m

Derivative revaluations

Net deferred tax assets (liabilities)

The following corporation tax rates have been substantively enacted: 19% effective from 1 April 2017 and 25% effective from 1 April
2023, The defaerred tax assets and habilities have bean calculated at the tax rate effective in the period that the tax is expected to

crystallise.

At 31 March 2023 the Group had caprtai losses of £718m (2021/22. £720m) available to offset future capital gains giving nse to an
unrecognised deferred tax asset calculated at 25% (2021/22: 12%) of £180m (2021/22' £137m).

At 31 March 2023 the Group had UK revenue tax losses from previous years of €224m (2021/22: £247m) giving rise to an
unrecognised deferred tax asset caiculated at 25% (2021/22:19%) of £56m (2021/22: E47m).

The Group has recognised a net deferred tax habiiity on derivative revaluations of £4m (2021/22: £nil). On a gross basis, to the
extent that future matching taxatle prohis are expecied o anse of £9m in respect of denvative revaluabions (2021/22: £nib),
deferred tax assets of £6m have been recogmised (2021/22: £mil).

Under the REIT regime development properties which are sold within three vears of complation do not benefit from tax examption.
At 31 March 2023 the value of such properties is £827m (2021/22: £1,429m) and if these properties were to be sold and no tax
axemplion was available the tax arising would be £23m (2021/22: £21m).
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17 Net debt
Rostated”
2023 2022
e e o o o Footnote Em ______gm
Secured on the assets of the Group
5.264% First Mortgage Debenture Bonds 2035 325 347
5.0055% First Mortgage Amortising Debentures 2035 86 88
5.257% First Mortgage Debenture Bonds 2028 218 227
Bank loans 1 258 347
927 1,009
Unsecured
4 766% Senior US Dollar Notes 2023 2 105 101
5.003% Senior US Dollar Notes 2026 2 65 66
3.81% Senior Notes 2026 97 102
3.97% Senior Notes 2026 97 103
2.375% Sterling Unsecured Bond 2029 299 298
416% Senior US Dollar Notes 2025 2 78 77
2.67% Senior Notes 2025 i8 37
2.75% Senior Notes 2026 38 37
Floating Rate Senior Nates 2028 80 80
Floating Rate Senicr Notes 2034 ™ 102
Facilities and overdrafts 342 604
1,340 1.607
Grossdebt B 3 2,287 2616
Interast rate and currancy derivative liabilities 67 96
Interest rate and currency derivative assets (144) 973
Cash and cash equivalents o e 4.5,6 Q28 am
Total net debt e e 2,065 2,504
Net debt attributable to non-controlling interests ’ 1 1
Net debt attributable to shareholders of the Company 2,068 2,505
Totalnetdebt S e %085 2504
Amounts payakie under ieases (Notes 14 and 15) L , e V2613
Total net debt (includi ilities) - - 28 2635
Net debt attributable to ntrolling mterests (including lease Labiliies) o 4 1 1
Net debt attributable to shareholders of the éompany (including lease liabilities) 2,192 2,636
1 These are non-recourss borrowings with no recourse for repayment to other companies or assets in the Group,
o o T S T 2023 Ta0z2
. et e . Em _Em
Hercules Unit Trust S 298 347
298 347
2 Principal and interest on these borrowings were fully hedged into Sterling at a floating rate at the time of issue
2. The principal amount of grass debt at 31 March 2023 was £2,250m {2021/22° £2,562m). inciuded in this is the principal amount of secured borrowings and other
borrowings of non-recourse companies of £933m.
4. Included in cash and cash eqguivalents 15 the cash and short term deposits of Hercules Unit Trust of £37m, of which £1m is the proportion not beneficially owned
5. gist:eafcil’?;zrt term deposits not subject te a security interest amount to £86m (2021/22. £64m).
6. Cash and cash equivalents includes tonant deposits of £26m (2071/22: £37m).
7. Prior year comparatives have been restated for a change in accounting policy in respect of tenant deposits. Refer to Note 1 for further information
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

17 Net debt continued
Maturity analysis of net debt

Rastatoed
2023 2022
Repayable: within one year and on demand 402 89
Between' one and two years 6 279
two and five yoars 989 854
five and ten years 386 659
ten and fifteen years 484 435
fifteen and twenty years - __ 150
Gross debt 2
Interest rate and currency derivatives [4D]
Cash and cash equivalents . . oQ2sy o
Net debt T 2,065 2504
1 Prior year comparatives have been restated for a ¢change in accounting pohicy in respect of tenant deposits. Refer to Note 1for further information.
Fair value and book value of net debt o L ~ o
Restated
2023 2022
Fair value Book value Diffarence Farr walue Sook vauo Di“forence
. £m £m £m Em o £rr el £ .
Debentures and unsecured bonds . 1,533 1,627 (94) 1745 1665 80
Bank debt and other floating rate debt o o 645 640 5 955 251 .
Gross debt , . o 2178 2267  (®%» 2700 266 84
Interest rate and cur-réu"icy derivative liabilitres 67 67 - 96 96 -
Interost rate and currency derivative assets (144) 144 - (87> 97) -
Cash and cash equivalents . ~{128) 125) - ooam o awm -
Net debt S o T 1,976 2,065 (89 2588 2504 84
Net debt attributable to non-controfling interests L S N 1
Net debt attributable to shareholders of the Company 1,877 2,066 B89 2,589 2,50% 84

1. Prior year comparatives have been restated for a change in accounting poiicy in respect of tenant deposits, Refer ta Note 1 far further infarmation

The fair values of debentures and unsecurad bonds have been established by obtamning quoted market prices from brokers. The
hank debt and other floating rate debt has been valued assuming it could be renegotiated at contracted margins. The derivatives
have been valued by calculating the present value of expected future cash flows, using appropriate market discount rates, by an
independent treasury adviser,

Short term debtors and creditors and other investments have been excluded from the disclosures on the basis that the fair value s
equivalent (o the book value. The fair vaiue hierarchy level of debt held at amortised cost s Level 2 (as defined in Note 10).
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17 Net debt continued

Loan to Value (LTV)
LTV is the ratio of principal amount of gross debt less cash, short term deposits and liquid investments to the aggreaate value of
properties and investments, excluding non-controlling interests EPRA LTV has been disclosed in Table E.

Group LTV

Restated’
2023 2022
oo e e e, i E em
Group LTV 27.4% 26.2%
Principal amount of gross debt 2,250 2,562
Less debt atiributable to non-cantrolling interests - -
Less cash and short term deposits (statement of cash flows)” €99) {(74)
Plus cash attributable to non- -controlling interosts o . 1
Total net debt for LTV calculation ' ) o ) T 2am2 0 2489
Group property portfolio valuation (\lote 10) 5,595 ’ §,044
Investments in joint ventures (Note 11) 2,206 2,521
Other investments and property, piant and equipment (balance sheet)? 61 4¢
Less property and investments attributable to non-controlling interests o N L) (15)
Total assets for LTV calculation } 7,849 9,498
Proportionally consolidated LTV S _— I I
2023 2022
e I . [ .. Em Em
Proportionally consolidated LTV ) 36.0% 329%
Principal amount of gross debt 3,448 3648
Less debt attrikbutable to non-controlling interests - -
Less cash and short term deposits® (228) (191
Plus cash attributable to non-controlling interests - i B o 11
Total net debt for proportlonarlr LTV calcul, ) o o S 3 227177 3458
Group Droporty portfolio valuation (Note 10) - 5,595 §,944
Share of property of joint ventures (Note 10) 3,316 3538
Other investmeants and property, plant and equipment (balance sheet)? [ 46
Less property attributable to non-controlling interests - a0
Total assets for proportional LTV calculation 8,959 10,613

1. Prior year comparatives have been restated for a change in accounting policy in raspact of rental concessions Refer to Note 1 for further information.

2. Cash and short term deposits exclude tenant deposits of £26m (2021/22: £37m).

3 The £19m (2021/22. £22m) difference between other investrments and plant, property and equipment per the balance sheet totalling £80m {2021/22 £68m),
relates to a right-of-use asset recognised under a lease which is classified as property, plant and equipment which is not included within Total assets for the
purposes of the LTV calculation.

4, Cash and short term deposits exclude tenant deposits of £49m (2021/22. £61m).
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17 Net debt continued
Net Debt to EBITDA

Tac Batish | and Company PLC QOB21320

Net Debt to EBITDA 1s the ratio of principal amount of gress debt less cash, short term deposits and hiquid investments to earnings

before interest, tax, depraciation and amortisation (EBITDA).

The Group ratio excludes non-recourse and joint venture borrowings and inciudes distributions and other receivables from non-

recourse companies and joint ventures

Group Net Debtto EBITDA

2023 2022
£m £m
Group Net Debt to EBITDA - e4x 79x
Principal amount of gross debt 2,250 2,562
Less non-recourse borrowings (298) (347)
Less cash and short term deposits (statement of cash flows)' (99) 74
Plus cash attributable to non-recourse companies 37 29
Total net debt for group Net Debt to EBITDA calculation 1,880 2170
Underlying Profit (Table A) 264 247
Plus Net financing charges (Note 6) 60 55
Less Underlying Profit due to joint ventures and non-recourse companies’ (id4) (133>
Flus distributions and other raceivables from joint ventures and non-recourse companies® 107 a7
Plus depreciation and amortisation (Table A) - . 7 9
Total EBITDK?&_érbup Net Debt to EBITDA calculation 294 275
Proportionately consolidated Net Debt to EBITDA . S :
2023 2022
e R e Em _Em_
Net Debt to EBITDA - - 8.4x - 97x
Principal amount of gross debt 3,448 3,648
Less cash and short term deposits® (228) s
Plus cash attributable to non-controlling interests 1 1
1 Net Debt to EBITDA calculation o 3220 3458
Underlying Profi h T 264 247
Plus Met financing charges (Table A) m 102
Plus depreciation and amortisation (Table A) - ) 7 9
Total EBITDA for proportional Net Debt to EBITDA calculation 382 358

1 Cash and short term deposits exclude tenant deposits of £26m (2021/22. £37m),

2. Underlying Profit due to joint ventures £92m (2021722, £84m) as disclosed in the consolidated incame statement and Underlying Profit due to non-recourse

companies E52m (2021/22: £49m).

I Dustributions and other receivablas from joint ventures £73m (2021/22 £57m) as disclosed in the consolidated statement of cash flows and distributions and

other raceivables from non-recourse companies £34m (2021/22: £40m),
4 Cash and short term depas:ts exclude tenant deposits of £49m (2027/22 £6'm)
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17 Net debt continued

British Land Unsecured Financial Covenants
Tho two financial covenants applicablo to the Group unsocured debt are shown below:

Restatod

2923 2022

. el R . Em . Em

Net Borrowings not to exceed 175% of Adjusted Capital and Reserves o 38% 6%
Principal amount of gross debt 2,250 2,562
Less the relevant proportion of borrowings of the partly owned subsidiary/non-contrelling interests - -
Loss cash and short term deposits (statement of cash flows)” (99) 743
Plus the relevant proportion of cash and deposits of the partly owne i 'a_ry/__no_n-controlling interesis 1 T
Net Borrowings . .. 2752 2489
Share céﬁlta\ and reserves (balance sheet) o 5,525 6,768
Trading property surpluses (Table A) 7 8
Exceptional refinancing charges (see below) 161 174
Fair value adjustments of financial instruments (Table A) (44) 46
Less reserves attributable to non-controlling interests (balance sheet) asy as)
Adjusted Capital and Reserves 5,636 6,981

in calculating Adiusted Capital and Reserves for the purpose of the unsecured debt financial covenants, thare is an adjustment of
F161m (2021/22: £174m) to reflect the cumulative net amortised exceptional items relating to the refinancings in the years ended
31 March 2005, 2006 and 2007,

Restated'

2023 2092

. - £m £m

Net Unsecured Borrowings not to exceed 70% of Unencumbered Assets . 32%  30%
Principal amount of gross debt 2,250 2,562
Less cash and short term deposits not subject to a security interest (86) (64)
Less principal amount of secured and non-recourse borrowings o (933) (985)
Net Uns'ecurerd Borrowings o T e 1,23% 1,513
Gréup property portfolio valuation (Note 10) S 5,595 65,544
Investmants in joint ventures and funds (Note 11) 2,206 2,521
Other investmants and property, plant and equipment (balance sheet)’ 61 46
Less investmaeants in joint ventures (2,2086) (2,521
Less encumbered assels (Note 10) R oL Qran 4915
Unencumbered Assets 3,909 5075

1. Prior year comparatives have beon rastatad for a change In accounting paolicies in respact of rental concessions and tenent deposits. Refer to Note 1for
further information.

2. Cash and short term deposits exclude tenant deposits of £26m ¢(2021/22: £47m),

3 The £19m (2021/22: £22m) difference betwaen other investments and plant, property and eguipment per the balance sheet totalling £80m (2021/22: £68emy),
relates to a right-of-usa assat recognised under a lease which 1s classified as praperty, plant and equipment which is not included within Total assets for the
purposes of the LTV calculation,
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17 Net debt continued
Reconciliation of movement in Group net debt for the year ended 31 March 2023

-A;ranger-l.'le-nt ’
Restated’ Forelign cost

2022 £ash flows Transfers® sxchange Fair valua amaortization 2023

. £m £m £m £m £m £m £

Sheort term borrowings 189 [q}:10)) 402 - - 1 402
Long term borrowings 2,427 (123) (402} 20 (5% {2) 1,865
Dervatives’ L M an - e @y - 0D
Total liabilities from financing activities® 2,615 (325) - - (99) [4)] 2,190
Cash and cash equivalents am a4 LT T i Do 125)
Net debt 2,504 (339) - - (99) 1 2,065

Reconciliation of movement in Group net debt for the year ended 31 March 2022 o
Arrangement

Restated ~ Foreign cost Restated

2021 LCash flows Trans‘ors® oxchange Tair va.ue amorisation 2022

B __Em _Em . . £m £rm . £mw €m
Short term borrowings 161 189 - {4) 2 189
Long term borrowings 2,249 {189) 17 (76) (3) 2427
Derivatives® N P - an 16 - Iy
Total liabilities from financing activities® 2.403% 277 - - (643 [Q)] 2.615
Cash and cash equivalents N 43 - . - ) am
Net debt 2,249 320 - - (64) [} 2,504

1 Prigr year comparative has been restated for a change in accounting policy in respect of tenant deposits, Refar to Note 1 for further information,

2. Transfers comprises delbt maturing from long term to short term borrowings

3. Cash flows on derivatives include ESm of net receipts on denvative interest.

4 Cash flows of £325m shown above reprasents net cash flows on capital payments in respect of interest rate derivatives of £2im, decrease in bark and other
borrowings of E637m and drawdowns on bank and other borrowings of £324m shown in the consolidated statemant of cash flows, alang with £9m of net
recaipts on derivative interest.

. Cash flows on derivatives include £15m of net receipts on derivative interast

. Cash flows of £277m shown above represents net cash flows on capital paymants in respect of interest rate derivatives of £8m, decrease in bank and other
borrowings of £213m and drawdowns on bank and other borrowings of £483m shown in the consolidated statement of cash flows, along with £13m of net
receipts on derivative interest.

oy e

Fair value hierarchy

The table below provides an analysis of financial instruments carried at fair value, by the valuation method. The fair value hierarchy
levels are defined in Note 10

2023 2C22

Level1 Level 2 Lavel 3 Total Lewell Lave 2 —ovel 3 Tota:

o &m  £m £m £m Fro Em Em Em

Interest rate and currency dervative assets - (144) - (144) (97) - (97)
Other investments - fair value through profit

or joss (Note 12) ) = - (48) (48) - - (28) (28)

Assets L - (144) (48) 192) - 97 (28) (125)

Interest rate and currency derivative liabilities - 67 - 67 - 96 - 96

Liabilities T T - 67 - &7 - 96 - 96

Total - 77 (48) (125) - [4D)] (28) (29
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17 Net debt continued
Categories of financial instruments

Financial assets

Amortised cost

Cash and cash equivalents

Trade and other debtors (Note 13)
Other investments (Note 123

Fair value through profit or loss
Derivatives in designated fair value hedge accounting reWaa‘fionshipsQ‘3
Dearivatives not in designated hedge accounting relationships

Other investments (Note 12)

Financial liabilities

Amortised cost

Creditors (Note 14)

Gross debt

Lease labilities (Notes 14 and 15)

Fair value through profit or loss

Derivatives not in dosignated hedge accounting relationships
Derivatives in designated fair value hedge accounting retationshipsle

Total

The British Land Company PLC 00821920

Restatoed’

2023 2022

o o o o __Em £m

125 m

22 49

2 4

45 59

99 38

43 28

341 289
199) as7;
(2,267) (2,616)
(126) 137
(50) (96)

a7 -
(2,659)  (3,000)
(2,318) (2,71)

1. Prior year cormparativas have been restated for a change in accourting policies in respect of rantal concessions and tenant deposits. Refer to Note 1 for

further information.

27 Derivative assets and liabilities in designated hedge accounting relationships sit within the derivative assets and daerivative liabilitias balances of the consaiidated

balance sheat.

3. The fair vaiue of derivative assets in designated hedge accounting relationships represents the accumulated amount of fair value hedge adjustments on

hedged items

Gains and losses on financial instruments, as classed above, are disclosed in Note € (net financing incomae), Note 13 (debtors), the
consolidated income statement and the consolidated statement of comprehensive income. The Directors consider that the carrying
amounts of other investments are approximate to their fair value, and that the carrying amounts are recoverable.

Capital risk management

The capital structure of the Group consists of net debt and equity attributable to the equity holders of The British Land Company
PLC, comprising Issued capital, reserves and retained earmngs. Risks relating to capital structure are addressed within Managing risk
in delivering our strategy on pages 46 te 60. The Group’s objectives, policies and processes for managing deb! are sot out in the

Financial policies and principles on pages 43 to 45.

Interest rate risk management

The Group uses interest rate swaps and caps to hedge exposure to the variability in cash flows on floating rate debt, such as

revolving bank facilities, caused by movements in market rates of interest. Tha Group’s objectives and processes for managing
interest rate risk are set out in the Financial policies and principies on pages 43 to 45,

At 31 March 2023, the fair value of these derivatives is a net liability of £41m (2021/22: £45m). Interest rate swaps with a fair value of

Frul have been designated as cash flow hedges under IFRS 9.

The ineffectiveness recognised in the income statement on cash flow hedges in the year ended 31 March 2023 was £nil

(2021/22: £nil).
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17 Net debt continued

The cash flows occur and are charged to profit and loss until the maturity of the hedged debt. The tabie below summarises variable

rate debt hedged at 31 March.

Em

Qutstanding: at one year 550
at two years 1,025

at five years 350

at ten years -

2023

a0z
£

800
550
600
250

Fair value hedged debt

Thae Group uses interest rate swaps to hedge exposure on fixed rate financialt habkilities caused by movements in market rates

of interest.

At 31 March 2023, the fair value of these derivatives 1s a net asset of £18m (2021/22: £38m). Interest rate swaps with a fair value asset

of £26m have been designated as fair value hedges under IFRS 9 (2021/22: asset of £59m).

The cross currency swaps of the 2023,/2025/2026 US Private Placements fully hedge the foreign exchange exposure at an average
fioating rate of 159 basis points above SONIA. These have been designated as fair value hedges of the US Private Placements.

" Tio23
£m

2188
2,168

T oz
£&m

2542
2,542

All the debt 15 effectively Sterling denominated except for £27m of USD debt of which £27m is at a variable rate (2021/22° £15m).

At 31 March 2023 the weighted average interest rate of the Sterling fixed rate debt 1s 4 2% (2021/22: 42%). The weighted average
period for which the rate is fixed is 7.3 years (2021/22° 8.3 years).

— I e .. — L 2023 2022
Spot basis 100% 160%
Average over next five-year forecast period 76% 75%
Sensitivity table - market rate movements

2023 2022
e o . . e L I e Increase Decrease  Inereasc  Deorease
Movement in interest rates (bps) 373 373 67 G
Impact on underlying annual profit (Em) S _ T 9 B G B g
Movement in medium and long term swap rates (ops)’ o 424 (-4~274) 138 (39)
Impact on cash flow hedge and non-hedge accounted
derivative valuations (Em) 177 {210) 75 (722

1. The movement used for sensitivity analysis reprasants the largest annual change in SONIA over the last 10 years,
2 This movement used for sensitivity analysis represents the largest annual change in tho seven-year Sterling swap rate over the last 10 years
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17 Net debt continued

Foreign currency risk management

The Group’s policy Is to have no material unhedged net assets or habilities denominated in foreign currencies. The currency risk on
overseas investmants may be hedged via foreign currency denominated borrowings and derivatives. The Group has adopted net
investment hedging in accordance with IFRS 9 and therefore the portion of the gain or loss on any hedging instrument that is
determined to be an effective hedge is recognised directly in equity. The ineffective portion of the gain or loss on any hedging
instrument is recognised immediately in the income statement.

The table below shows the carrying amounts of the Group's foreign currency denominated assets and liabilities. Provided contingent
tax on ovarseas investments is not expected to occur it will be ignored for hedging purposes. Based on the 31 March 2023 position

a 28% appreciation (largest annual change over the last 10 years) in the USD relative to Sterling would result in a £3m change
(2021/22: £nil) in reported profits.

o pssetst . Labmtes

2023 2022 2023 2072

;m Em £m £m

USD denominated 38 20 27 20

1 The USD denominated asset of £38m is an other investment accounted for as fair vaiue through profit of loss as disclosed in Note 12 The remaining £10m ather
investment accounted for as fair value through profit or loss is a GBP denocminated other investment

Credit risk management

The Group's approach to credit risk management of counterparties is referred to in Financial policies and principles cn pages 43 to
45 and the risks addressed within Managing risk in delivering our strategy on pages 46 to 60. The carryving amount of financial assets
recorded in the financial statements represents the Group’s mMaximum exposure to credit risk without taking account of the value of
any collateral cbtained.

Banks and financial institutions:
Cash and cash equivalents at 31 March 2023 amounied to £125m (2021/22: £11'm restated). Cash and cash eguivalents were placed
with financial institutions with BBB+ or better credit ratings.

At 31 March 2023, the fair value of all intarest rate derivative assets was £144m (2021/22: £97m).

At 31 March 2023, prior to taking into account any offset arrangements, the fargest combined credit exposure to a single
counterparty arising from money market deposits, liquid investments and derivatives was £43m (2021/22: £43m). This represents
0.5% (2021/22: 0.4%) of gross assots.

The deposit exposures are with UK banks and UK branches of internaticnal banks.

Tracde debtors:

Trade debtors are presented net of provisions for impairment for expected credit losses. Expected credit losses are calculated on
initial recognition of trade debtors and subsequantly in accordance with IFRS 9, taking into account historic and forward-looking
information. See Note 13 for further details and credit risk related disclosures.

Tenant incentives:

Tenant incentives and the associated tenant incentive provisions for impairment for expected credit losses are both recognised
within investment property. See Note 1 for further details on the presentation of tenant incentive provisions. Expected credit losses
are calculated on initial recognition of tenant incentives and subseguently in accordance with IFRS 9, taking into account historic
and forward-looking information. See Note 10 for further details and crodit risk relatea disclosures.

Liquidity risk management
The Group's appreach to liquidity sk management is discussed 1n Financial policies and principles on pages 43 to 45, and the risks
addrassed within Managing risk in delivering our strategy on pages 46 to 60.

The following table presents a maturity profile of the contracted undiscounted cash flows of financial liabilities based on the earliest
date on which the Group can be required to pay. The table inciudes both interest and principal flows. Where the interest payable
is not fixed, the amount disclosed has been determined by reference to the projected interest rates implied by yield curves at the
reparting date. For derivative financial instruments that settle on a net basis (e.g. interest rate swaps) the undiscounted net cash
flows are shown and for derivatives that require gress settlement (e.g. cross currency swaps) the undiscounted gross cash flows
are presented. Where payment obligations are in foreign currencies. the spot exchange rate ruling at the balance sheet date is used.
Trade creditors and amounts owed to joint ventures, which are repayable within one year, have been excluded from the analysis.

The Group expects to meet its financial liabilities through the varicus available iquidity sources, including a secure rental income
profile, asset sales, undrawn commitied borrowing facilities and, in the longer term, debt refinancings.
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The British Land Company PLC 00821920

The future aggregate minimum rentals receivable under non-cancellable operating leases are shown in the table on the following
page. Incoma from joint ventures is not included. Additional iguidity will arise from letting space in properties under construction as

weil as from distributions received from joint ventures.

" 2023”7

Within Following Three to Over five
ane year year five years years Total
Em £m Em Em £m
Gross Debt’ 408 8 995 882 2,294
interest on debt 100 84 195 189 878
Derivative payments 104 18 172 26 320
Lease liability payments L _ - _ 1 1o 29 305 384
Total payments 623 120 1,39 1,412 3,546
Derivative roceipts o . _ o Qry . @4 a7y (3 (388)
Net payment 451 86 1,212 1,409 _ 3158
Operating leases with tenants o - B 248 22 440 479 1,378
Liguidity (deficit) surplus (203) 125 (772) (930} (1,780)
Cumulative liquidity (deficit) surplus (203) (78) {850) (1,780)
.. Rezz e,
Within Foiowng Three ta Dwer fve
anc year year five years yoArs Total
o L ~ L _ . Em o Em . Em __fm __fm
Gross Debt! S 282 830 1288 2,591
Interest on debt 3% 87 195 227 598
Derivative payments 1 102 167 77 357
Head lease payments = 10 29 325 373
Total payments 300 481 1,221 1817 3919
Derivative receipts (29) (136) (65) [¢5)) (335)
Net payment 2N 345 1,056 1,912 3,584
Operating leases with tenants - . 282 289 480 470 481
Liguidity (deficit) surplus B B To!5) (566)  (1,442) (2103
Cumulative liquidity (deficit) surplus 11 (95) (661 (2,103)

1. Gross debt of £2,267m (2021/22: £2,616m) represents the total of £2 294m (2021/22- £2,591m), less unamaortised issue costs of £9m (2021/22: £9m), tess far

value adjustments to debt of £18m (2021/22 plus fair value adjustmaonts to debt of £34m)

Any short term liguidity gap between the net payments required and the rentals receivable can be met through other liguidity
sources available to the Group, such as committed undrawn borrowing facilities. The Group currently holds cash and cash
eqguivatents of £11Im of which £86m is not subject to a security mterest (see footnote 5 to net debt table on page 209). Further
liquidity can be achieved through sales of property assets or investments and financing activity

The Group's property portfoho is valued externally at £5,595m (2021/22: £6,944m) and the share of joint ventures' property is
valued at £3,316m (2021/22° £3,538m) The committed undrawn borrowing facilities avalable to the Group are a further source of
hquidity. The maturity profile of committed undrawn borrowing facilities is shown below.

Maturity of committed undrawn borrowing facilities

2023 2022
—_ - . — — . _. - _ — L Em Em
Matuﬂty date:  over five years h 130 70
between four and five years 504 401
L __ between three and four years - . - _ .. E10 496
Total facilities available for more than three years o o o L 1,004 877
Between two and three years 555 360
Between one and two years 170 50
Within ane year_ _ — — — — A
Total T B B 1,779 1,287

The undrawn facilities are comprised of British Land undrawn facidities of £1.779m ¢2021/22

ritis an nnLal Recart an cCouhnts
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18 Leasing

Operating leases with tenants

The Group leases out all of its investment propertics under operating leases with a weighted average lease length of six years
(2021/22: six years). The future aggregate minimum rentals receivable under non-cancellable operating leases are as follows:

2023 2022

Em £m
Less than one year 248 282
Between one and two years 21 239
Between three and five years 440 490
Between six and ten years 320 349
Between eleven and fifteen years a7 74
Between sixteen and twenty years 41 30
Aftertwenty years R N 2t L7
Total ) 1,378 1,481

Lease commitments

The Group's leasehold investment properties are typically under non-renewable [eases without significant restrictions Lease
liabilities are payabie in line with the disclosure below and no contingent rents were payable in either pertod. The lease payments
mainly relate to head leases where the Group does not own the freehold of a property.

N 2023 - 2022
Minimum Mimimurn
lease icase

payments Interast Princigal paymants Interess Princigal

£m . £m o £m L {—;r!j . . ] £m

British Land Group

Less than one vear 10 4 1 =]
Between one and two years 10 3 7 s}
Between two and five years 29 7 22 29
More than five years S 305 214 91 325
Total - 354 228 126 373
Less future finance charges S (228) (242
Present value of lease obligations 126 131
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19 Dividends

The finai dividend payment for the six-maonth peried ended 31 March 2023 will be 11.04p. Payment will be made on 28 July 2023 to
shareholders on the register at close of business on 23 June 2023. The final dividend will be a Property Income Distribution and no
SCRIP alternative will be offered.

PiD dividends are paid, as required by REIT legislation, after deduction of withholding tax at the basic rate (currently 20%), where
appropriate. Certain classes of shareholders may be able to elect to receive dividends gross. Please refer to our website
britishland.com/dividends for details.

Ponce per 2023 2022
Payment date Dividend o e share . £__m L En-
Current year dividends
28.07.2023 2023 Final 11.04
06.01.2023 2023 intenm .60 107
2264
Prior year dividends
29.07.2022 2022 Final 1.60 108
07.01.2022 2022 Interim 10.32 95
292
06.08.2021 o 2021 Final - - 664 62
Dividends disctosed in consolidated statement of changes in equity 215 157
Dividends settled in shares o 7 - -
Dividends settled in cash S 215 157
Timing difference relating to payment of withholding tax o (2) (2)
Dividends disclosed in consolidated statement of cash flows 213 " 155
20 Share capital and reserves
o ) ) 2025 2022
Nutnber of ordinary shares inissue at 1 April 938,109,433 $37,981992
Share 1ssues 225,544 127,441
At 31 March 938,334,977 938,109,433

Of the issued 25p ordinary shares, 7,376 shares were held in the ESOP trust (2021/22: 7,376), 11,266,245 shares were held as treasury
shares (2021/22: 11.266,245) and 927,061,356 shares were in free issue (2021/22: 926.835,812). No treasury shares were acquired by
the ESOP trust during the year. All issued shares are fully paid.

Hedging and translation reserve

The hedging and translation reserve comprises the effective portion of the cumulative net change in the fair value of cash flow
and foreign currency hedging mnstruments, as weli as all foreign exchange differences arising from the translation of the financial
statements of foreign operations. The foreign exchange differences also include the translation of the hiabilities that hedge the
Company’s net investment in a foreign subsidiary. In the prior year to 31 March 2022, £12m was reclassified from the hedging and
translation reserve to the income statement, relating to cumulative foreign exchange gains on disposal of the net investmenz in a
foreign subsidiary.

Revaluation reserve
The revaluation reserve relates to mvestments in joint ventures There were no transfers for the years ended 31 March 2023 and
31 March 2022.

Merger reserve
This comprises the premium on the share placing in March 2013, No share premium is recorded in the Company’s financial
statements, through the operation of the merger relief provisions of the Companiaes Act 2006.
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20 Share capital and reserves continued
At 31 March 2023, options over 1,250,386 ordinary shares were outstanding under employee share option plans. The options had a
weighted average life of 19 years. Details of outstanding share options and shares awarded to empioyees including Executive

Directors are set out below and on the following page:

[he British Land Company PLC 00821920

Exotcise

. Exorcisedates

At 31 March Vested but Ewercised/ At 31 Margh pree
Dateofgrant 2022 Granted not exercised  Vested Lepsed 2023 (peonce) From To
Share options Sharesave Scheme
210637 10,687 - - - {10,687 - 508.00 10922 O1.0323
29.06.18 21,362 - - - (5,464) 15,898 54900 010823 010324
18.06.19 101,262 - - (37.446) (56,784) 7,032 43500 01.09.22 010323
18.06.19 3,228 - - - (68%) 8,549 43500 01.09.24 01.03.25
07.07.20 408,215 - - (7,737) (39,185) 361,293 33600 ¢Gl.09.23 010324
Q7.07.20 324,256 - - - {27497 298,759 33600 $1.0925 (10326
06.07.2 104,452 - - (724 (14,396) 89,312 414.00 01.09.24 (0QL0335
06.07.21 86,864 - - - M, 228 75,636 A414.00 010926 010327
22.06.22 - 135575 - - (7,205) 127,670 421.00 01.09.25 01.03.26
220622 - 44597 - - _(566) 43031 42100  0109.27 0L0328

1,066,316 180,172 - (45907) (175,401) 1,025,180
Long-Term Incentive Plan - options vested, not exercised
14.0812 42225 - - - (42,225) - 53800 140915 14.09.22
201232 33,095 - - - (33,095 =  5B30C0 201215 20.a2.22
05.08.13 108,588 - - - - 108,588 &01.00 050816 050823
05.12.13 - 16,618 - - = = Tm68618 B0000 051216 051223

300526 - E - (75,320) 225,206
Long-Term Incentive Plan - unvested options
260618 83942 0 - - - (83,942 ) - 68220 250621 25.06.23
e R i A - (8384 -
Total 1,450,784 180,172 - (45907) (334,663 1,250,386
Weighted average exercise price B S
of options (pence) 430 421 - 418 505 409

British | and Annua! Report, and Accounts 2023 221




The Britisn L and Company PLC 00821920

FINANCIAL STATEMENTS continued

Notes to the Accounts continued

20 Share capital and reserves continued

Share prica
At 31 March Exarcised/ At 31 March  at grant date
Dataofgrant —— - Jp— - . 2o Sranted Vestad | Lapsed 0 202F  (pence}  Vesting date
Performance Shares Long-Term Incentive Plan
23.07.19 828,810 - - (828,810) - 53560 23.07.22
22.06.20 853,927 - - (17.529) 835,998 40890 22.06.23
22.06.21 888644 - - (31822) 856,822 51680 22.06.24
02.08.21 238,945 - - - 238,945 519.60 02.0824
0109.21 41,294 - - - 41,294 54200 010924
19.07.2) 19,612 - (19,612) - - 48250 130522
19.07.21 9,403 - (9,403 - - 48250  21.0522
19.07.21 44,273 - - - 44,273 48250 120523
19.07.21 28,209 - - - 28,209 48250 12.05.24
19.07.21 9403 - - - 9,403 48250  12.05725
19.07.21 124,948 - (W7,705) (17,2432 - 48250 030723
19.07.21 121,787 - - - 121,787 48250 02.08.24
19.07.22 - 1848874 - - 1,843,874 47070 19.07.25

Restricted Share Plan

19.06.19 704,926 - (630,880} (24,046) - 538.00 190822
22.06.20 790820 - - (48,056) 742,764 41240 220623
220621 39103 - - (71.638) B19,467 516.80 22.06.24
19.07.22 - 712,005 - (34,533) 677,472 47070 19.0725
29.07.22 B 7 L o - 21,926 - - 21,926 49200 19.0725

2386,84% 733931 (680.880) (178271 2,261,629

Wéighted éVérajﬁricé of shares (b-ence)-_m ) 489 477 529 523 471

21 Segment information

The Group allocates resources to investment and asset management according to the sectors it expects to perform over the
medium term, and reports under two operating segments, being Campuses and Retail & Fulfilment, From 1 April 2023 the Group
intends to change the name of the Retail & Fulfilment operating segment to Retail & London Urban Logistics in line with our evolving
strategy. There will be no changes in the allocation of segment results or assets as a consequence of this change.

The relevant gross rental income, net rental income, operating result and property assets, being the measures of segment revenue,
segment result and segment assets usced by the management of the business, are set out on the following page. Management
reviews the performance of the business principally on a proportionally consolidated basis, which includes the Group’s share of joint
ventures on a line-by-line basis and excludes non-controlling interests in the Group's subsidiaries. The chief operating decision maker
for the purpose of segment informa®ion is the Executive Committee.

Gross rental income is derived from the rental of buldings Cperating result is the nat of net rental income, fee income and
administrative expenses. No customer exceaded 10% of the Group's revenues in either year.
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Segment result

The Bretish L and Company PLC Q0821920

Campuser RPatal & Fulf imant Unallocatoa Total
Restated’ Rostated Restated Restatad
2023 2072 2023 2022 2023 2022 2023 20722
- S LEm A Em LB £m &m £m L Em
Gross rental income
British Land Group 115 143 205 195 - - 320 338
Share of joint ventures 07 a1 57 57 - - 164 148
Total 222 234 262 252 - - 484 486
Net rental income
British Land Group 108 e 189 175 - - 297 29
Share of joint ventures - 89 76 51 51 - - 140 12/
Total o 197 192 240 226 - - 437 418
Operating result
British Land Group Ti5 ne 186 170 (55) [(E10)] 246 229
Share of joint ventures 82 72 49 56 @ (2 129 20
Total 197 197 235 220 {57) (62) 375 349
Rastatod’
2023 2022
Reconciliation to Underlying Profit £m £
Cperating result 375 349
Net financing charges (1) (102)
Underlying Profit 264 247
Reconciliation to (ioss) profit on ordinary activities before taxation o
Underlying Profit 264 247
Capital and other {1,299) 4
Underlying Profit attributable to non-controlling interests 1 2
Total {loss) profit on ordinary activities before taxation {1,034) 963
Reconciiiation to Group revenue e e
Gross rental income per operating segment rosuft 484 486
Less share of gross rental income of joint ventures 164) (1483
Plus share of gross rental income attributable to non-controliing interests 22
Gross rental income (Note 3) 322 340
Trading property sales proceeds - 9
Service charge income 59 62
Management and performance fees (from joint ventures) 13 je]
Other fees and commissions 24 21
Surrender premi e = Q29
Revenue (conso| 418 4312

1. Pricr year comparative has been restated for a change in accounting poticy in respect of rental concessions Refer to Note 1 for further information,

A recenciliation between net financing income in the consolidated income statement and net financing charges of £11m (2021/22:
E102m) in the segmental disclosures above can be found within Table A in the supplementary disclosures. Of the total revenues
above, Enil (2021/22: £nil} was derived from outside the UK,
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21 Segment information continued
Segment assets

Campuses Retan, & Ful® Iment Total
2023 2022 202 2022 2023 2022
£m £m £m £rr £m £€m
Property assets
British Land Group 2,972 4,150 2,619 2,788 5,591 6938
Share of joint ventures o 2,687 @ 2825 o s2s 2 3316 3538
Total 5,659 6976 3,248 3,500 8,907 10,476
Reconciliation to net assets e e R I
Restated’
2023 2022
British Land Group £m Em
Property assets 8,907 10,476
Other non-current assets 141 104
Non-current assets 9,048 10,580
Other net current liabilities (384) (377>
EPRA net debt (3,127) (3,397}
Other non-current habilities o B o -
EPRA NTA (diluted) 5,487 6,806
Nan-controlling interests 13 15
EPRA adjustments S S e .25 (53
Net assets 5,525 6,768

i Prior year comparabives have been restated for a change in accounting policies in respect of rental concessions and tenant ceposits Refer to Note | for furtner
information,

22 Capital commitments
The aggregate cap/tal commitments to purchase, construct or dovelop investment property, for repairs, maintenance or
enhancements, or for the purchase of investments which are contracted for but not provided, are set out below:

2023 2022

I e e e e Em ___ Em
British Land and subsidiaries 161 222
Share of joint ventyres o - 332 332
Wii N " 493 554

As part of the Group's 2030 Sustainability Strategy published in 2020, the Group cornmitted to a target of net zero carbon
emissions by 2030, through offsetting any remarning emissions which have not been mitigated from that date. As part of this, the
Group announced a transition vehicle, funded at a rate of £80 per tonne of embodied carbon generated through its development
programme. In relation to the transitton vehicle commitment, as at 31 March 2023, the Group has committed to spend £15m
(2021/22: £15m) on carbon mitigation activities on its standing portfolio.

23 Related party transactions

Details of transactions with joint ventures are given in Notes 3, 6 and 11. During the year the Group recognised joint venture
management fees of £13m (2021/22. £9m). Directors are the key rmanagement personnel and have the authority and responsibility
for planning, directing and controlling the activities of the entity. Details of Directors’ remuneration are given in the Remuneration
Report on pages 14110 159. Details of transactions with The British Land Group of Companies Pension Scheme, and other smalier
pension schemas, are given in Note 9.
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24 Contingent liabilities

Group and joint ventures

The Group and joint ventures have contingent liabilities in respect of legal claims, guarantees and warranties arising in the ordinary
course of business. It is not anticipated that any material liabilities will arise from these contingont liabilities.

25 Subsidiaries with non-controlling interests

In the prior year to 31 March 2022, the Group completed the acquisition of the remaining 21.9% units of Hercules Unit Trust that the
Group did not already own for a consideration of £38m. Whilst the transaction was completed on 5 July 2021, the Group cbtained
the risks and rewards of ownership of the 21.8% of Hercules Unit Trust on 1 April 2021 and therefore the change in ownership
percentage and resulting non-controlling interests were reflected at this date in the financial statements. The book value of the

net assets purchased at 1 April 2021 was £40m and consequently £40m has been transfarred from non-controiling interests to
shareholders equity.

As a result, the remaining non-controfling interests in Group subsidiaries, relating to 12.5% of Speke Unit Trust, are no longer matenal
to the Group and therefore no further disclosure is included with respect to the ongoing non-controlling interests.

26 Subsequent events
There have been no significant subsequeant events post the balance sheet date.
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27 Audit exemptions taken for subsidiaries
The following subsidiaries are exempt from the requirements of the Companies Act 2006 relating to the audit of individual accounts
by virtue of Section 4794 of that Act.

Entity Name e Company Number  Entity Name Company Number
17-19 Bedford Street Limited 07398371 BL Retail Indirect Investments Limited 12288466
18-20 Craven Hill Gardens Limited 07667339 Bl. Retall Properties 2 Limited 13349753
20 Brock Street Limited 07401697 BL Retall Properties 3 Limited 04869976
Adamant Investment Corporation Limited 00225149 BL Retail Warehousing Holding Q6002154
Aldgate Place (GP) Limited 07829315 Company Limited

B.L.Hoidings Limited 00000520 Bl Shoreditch Development Limited 05326670
Bayeast Property Co Limited 00635800 BL South Camb Limited 07555233
BF Propco (Mo 3) Limited 05270196 BL Superstores Holding Company Limited Q6002143
BF Bropco (No 5) Limited 05270219 BL Thanet Limited 13843760
BF Properties (No 4) Ltd 05270289 BL West (Watling House) Limited 04067234
BF Properties (No 5) Ltd 05270039 BL West End Investments Limited Q7793483
BL 5KS Holdings Limited 13398992 BL Whiteley Limited N253224
BL Aldgate Development Limited 05070564 BL Whiteley Retail Limited 1254281
BL Aldgate Holdings Limited 05876405 BLD (A) Limited 00467242
BL Biuebutton 2014 Limited 09048771 BLD (Ebury Gate) Limited 03863852
BL Broadgate Fragment 1 Limited 09400407 BLD Property Holdings Limited 00823907
BL Broadoate Fragment 2 Limited 09400541 BLSSP (PHCS) Limited 041040863
BL Broadgate Fragment 3 Limited 0940041 BLU Securities Limited 03323081
Bl. Broadgate Fragment 4 Limited 09400409 British Land (Joint Ventures) Limited 04682740
BL Broadgate Fragment 5 Limited 09400413 British Land Acquisitions Limited 05464168
BL Broadgate Fragment 6 Limited 09400414 British Land City Offices Limited 03946069
BL Broadway Investment Limited 10754763 British Land Fund Management Limited 04450726
BL Chess Limited 08548399 British Land In Town Retail Limited 03325066
BL City Offices Holding Company Limited 06002147 British Land Industrial Limited 00643370
BL CW Residential Holdings Limited 14178788 British Land Qffices (Non-City) Limited Q2740378
BL CW Upper LP Company Limited 10375411 British Land Offices (Non-City} No.2 Limited 06848369
BL Department Stores Holding 06002135 British Land Property Advisaers Limited 02723828
Company Limited British Land Superstores (Non Securitised) 06514283
BL Eden Walk Limited 10620935 Number 2 Limited

BL Euston Tower Holding Company Limited 11612398 Broadgate City Limited 01769078
BL Goodman (LP) Limited 05056907 Broadgate Properties Limited 01382350
BlL HC PH CRG LLP OC338244 Cavendish Geared Limited 02779045
BLHC PHLLP 0OC317199 City Residential Holdings Limited 06049158
BL HC Property Haoldings Limited 06894046 Drake Circus Leisure Limited 09190208
BL High Street and Shopping Centres Holding 06002148 Glenway Limited 05398584
Company Limited Hempel Holdings Limited 05341380
BL Holdings 2010 Limited 07353966 Hempel Hotels Limited 02728455
BL Innovation Properties 2 Limited 05070554 Ingistmetal 2 Limited 04181514
BL Innovation Properties Limited 12293278 London and Henley (UK) Limited 03576158
BL Intermediate Holding Company 2 Limited 12462158 Meadowhall Centre Limited 03918066
BL Newport Limited 04567720 Meadowhall Centre (1999) Limited 0226M7
BL Office Hoilding Company Limited 05995028 Moorage (Property Developments) Limited oNngssiis
8L Office Properties 3 Limrted 14103029 QOsnaburgh Street Limited Q5886735
BL Office (Nen-City) Holding Company Limited 06002133 Paddington SKS GP Limited 12843749
BL Osnaburgh 5t Residential Limited 06874523 Paddington 5KS Holdings Limited 12843365
BL Paddington Holding Company 2 Limited 1863746 Paddington SKS Nominee 1 Limited 13843833
BL Paddington Property 1 Limited 11863429 Paddington SKS Nominee 2 Limited 13843828
BL Paddington Property 2 Limited 11863540 Pilar City Limited 04091078
Bl Paddington Property 3 Limited 11863747 Pilar Projects Limited 02444288
BL Paddington Property 4 Limited 11863835 Piliar Property Group Limited 02570618
BL Piccadilly Residential Limited 08707494 Plyrmouth Retail Limited 10368357
BL Residual Holding Company Limited 05995030 Project Sunrise_:__l___lr_*r]_igi______ . Q1588407
BL Retail Holding Company Limited 05995033 N
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27 Audit exemptions taken for subsidiaries continued

Entity Name Company Numbar Entity Name Company Number
Regent's Place Holding 1 Limited N86436% TBL Properties Limited 03863190
Regent's Place Holding 2 Limited 1864307 Teesside Leisure Park Limited 02672136
Regent's Place Holding Company Limited 10068705 Topside Street Limited 1253428
Ragents Place Management Company Limited 07136724 Wates City of London Properties Limited 07788526

TBL Haldings Limited 0383731

The following partnerships are exempt from the requirements to prepare, publish and have audited individual accounts by virtue
of regulation 7 of The Partnerships (Accounts) Regulations 2008. The results of these partnerships are consolidated within these
Group accounts.

Namg Name

BL Chess No 1 Limiled Partrership Hereford Shopping Centre Limited Partnarship

BL Lancaster Limited Partnership Paddington 5KS investment Limited Partnership
BL Shoreditch Limited Partnership Paddington 5KS Property Limited Partnership
BL West End Offices Limited Partnership Power Court Luton Limited Partnership

Hercules Property Limited Partnership The Aldgate Place Limited Partnership
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FINANCIAL STATEMENTS continued

Company Balance Sheet

As at 31 March 2023

Fixed assots
Investments and loans to subsidiaries [»] 23,140 33,40
Investments in joint ventures D m 16
Other nvestments D 30 34
Interest rate and currency derivative assets E 42 96
23,423 33386
Current assets
Debtors G 7 12

Cash and cash equivalents £ 17 29
24 4

Current liabilities
Short term borrowings and overdrafts £ (i04) (20}
Creditors H (96) (85>
Armounts due to subsidianies 16,269) (26,513
. (16,469)  (26618)
Net current liabilities ~ (16,445)  (26,577)

Total assets less current liabilities 6978  £.809

Non-current liabijities

Debentures and ioans E (1,865) (2,24
Lease hahilities (25) 25)
Deferred tax habilities (43 -
Interest rate and currency derivative liabilities £ (67) (96)

1,961 (2370

Net assets - . B - _ 5,017 4,439
Equity

Called up share capital | 224 234
Share premium 1,308 1.307
Other reserves (5> [¢)]
Merger reserve 213 213
Retained earnings 3,267 2,690
Total equity 5,017 4 439

The profit after taxation for the year ended 31 March 2023 for the Company was £791m (2021/22: £726m profit)

- Pty

Tim Score Bhavesh Mistry
Chairman Chief Financial Officer

The financial statements on pages 228 to 238 were approved by the Board of Directors and signed on its behalf on 16 May 2023,

Company number 621920
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Company Statement of Changes in Equity

For the year ended 31 March 2023

Share
capital
. R __ . Em
Balance at 1 April 2022 234
Shares issued in the year -
Dividend paid -
Fair value of share and share option awards -
Profit for the year after taxation e -
Balance at 31 March 2023 . T s
Balance at 1 April 2021 234
Dividend paid -
Fair value of share and share option awards -
Profit for the year after taxaton .~~~ -
Balance at 31 March 2022 234

Share Ozher
Brermium reserves
L Em o _Em
1,307 [5))

1 -
1,308 (s3
1,307 (5)

1,307

5

A Beattsh Land Comoany PLC Q0621920

" Profitand

Maorger loss Total
roserye account equity
£m Em . i_{m_
213 2,690 4,439
- - 1

- (215) (215)

- 1 1
- ™ 791
213 3,267 5,017
213 2ns 3,867
- (157> (157)

- z 3
LT 726 726
213 2,690 4,439

The value of distributable reserves within the profit and loss account is £2,177m (2G21/22: £1,399m) (unaudited). An explanation
of how distributable reserves are determined, and any imitations, is set out on page 231 of Note A, within the Distributable

reserves section.
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FINANCIAL STATEMENTS continued

Notes to the Accounts

{A) Accounting policies

The financial statements for the year ended 31 March 2023 have been prepared on the historical cost basis, except for the
revaluation of derivatives which are measured at fair value. These financial statements have been prepared in accordance with the
Companigs Act 2006 as applicabie to companios using Financial Reporting Standard 101 Reduced Disclosure Framework ((FRS 1077

The financial statements apply the recognition, measurement and presentation requirements of UK-adopted International
Accounting Standards in conformity with the requirements of the Companies Act 2006, but make amendments where necessary
in order to comply with the Act and take advantage of the FRS 101 exemptions. instances in which advantages of the FRS 101
disclosure exemptions have been taken are set out below,

The Company has taken advantage of the exemption under 5.408 Companies Act 20086, to prepare an individual profit and loss
account where Group accounts are prepared.

The Company has taken advantage of the following disclosure exemptions under FRS 101

{a) the requiremeants of IAS 1 'Presentation of Financial Statements’ to provide a statement of cash flows for the period;
(b) the requirements of IAS 1to provide a statement of compliance with IFRS;

{c) the requirements of IAS 1 to disclose information on the management of capital;

(c) the reguirements of paragraphs 30 and 31 of {AS 8 ‘Accounting Policies, Changes in Accounting Estimates and Errors’ to disclose
new IFRSs that have been issued but are not yet effective;

(e) the requirements in IAS 24 'Related Party Disclosures’ to disclose related party transactions entered into between two or mora
members of a group, provided that any subsidiary which is a party to the transaction 1s wholly owned by such a member;

{F) the requirements of paragraph 17 of |1AS 24 ‘Related Party Disclosures’ to disclose key managemeant parsonne! compensation;
(g) the requirements of IFRS 7 ‘Financial instruments: Disclosures' to disclose financial instruments; and

(M) the requirements of paragraphs 91-89 of IFRS 12 'Fair Value Measurement to disclose information of fair value valuation
technigues and inputs.

New standards effective for the current accounting period do not have a material impact on the financial staterments of the
Company. The two IFRIC Agenda Decisions issued in respect of rental concessions and tenant deposits {as disclosed in Note 1 of
the consolidated financial statements), have had no material impact upen the financial statements of the Company. The accounting
oolicies used are otherwise consistent with those contained in the Company's financal statements for the year ended 31 March 2022,
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{A) Accounting policies continued

Going concern

The financial statements are prepared on a gaing ¢oncern basis. The balance sheet shows that the Company is in a net current
liahility position. This results from loans due to subsidiaries of £16,269m which are repayvable on demand and therefore classified
as current liabilities. These liabitities are not due to external counterparties and there is no expectation or intention that these loans
will be repaid within the next 12 months. The net current liability position aiso rasults from the £104m of facilities that are reaching
maturity within the next 12 months. The Company has access to £1.8bn of undrawn facilities and cash, which provides the Directors
with comfort that the Company will be able to meet these current habilities as they fall due. As a consequence of this, the Directors
fee! that the Company is well placed to manage its business risks successfully despite the current economic climate. Accordinaly,
they believe the going concern basis is an appropriate ene. See the full assessment of preparation on a going concern basis in the
corporate governance section on page 118.

investments and loans

Investments in and loans to subsidiaries and joint ventures are stated at cost less any impairment. Impairment of loans is calculated
in accordance with IFRS @ ‘Financial Instruments’. Impairment of investments is calculated in accordance with IAS 36 ‘impairment of
Assels’ Further detail is provided below.

Critical accounting judgements and key sources of estimation uncertainty

The key source of estimation uncertainty relates to the Company’s investments in and loans to subsidiaries and joint ventures. In
estimating the requirement for impairment of investmentis, management make assumptions and judgements on the value of these
investments using inherently subjective underlying asset valuations, supported by independent valuers with reference to investment
propetties held by the subsidiary or joint ventures which are held at fair value. The assumptions and inputs used in determining the
fair value are disclosed in Note 10 of the consalidated financial statements.

In accordance with IFRS 9, management has assessed the recoverability of amounts due to the Company from its subsidiaries and
joint ventures. Amounts due to the Company from subsidiaries and joint ventures are recovered through the sale of properties

and mvestments hald by subsidiaties and joint ventures and through settling financial assets, net of financial liabilities, that the
subsidiaries and joint ventures hold with counterparties other than the Company. This is essentially equal to the net asset value of
the subsidiary or joint venture and therefore the net asset value of the subsidiary or joint venture 1s considerad to be a reasonable
approximation of the available assets that could be realised to recover the amounts due and the requirement to recognise expected
credit losses. This assumption takes inte account historical analysis and future expectations prevalent at the batance sheet date. As a
result, the expected credit loss is considerad to be equal to the excess of the Company’s interest in a subsidiary or jeint venture in
excess of the subsidiary or joint venture’s fair value.

The Directars do not consider there to be any critical accounting judgements in the preparation of the Company’s financial statements.

Distributable reserves

Included in the retained earnings the Company had distributable reserves of £2177m as at 31 March 2023 {2021/22: £1,399m)
(unaudited). When making a distribution to shareholders, the Directors determine profits available for distribution by reference to
‘Guidance on realised and distributable profits under the Companies Act 2006’ issued by the institute of Chartered Accountants in
England and Wales and the Institute of Chartered Accountants of Scotland in Aprii 2017,

The profits of the Company have been received predominantly in the form of interest income, gains on disposal of investments,
management and administration fee ingome and dividends from subsidiaries. The availability of distributable reserves in the
Company is dependent on those dividends meeting the definition of qualifying consideration within the guidance and on available
cash resources of the Group and other accessibie sources of funds. Additionally, the Company does not recognise internally
generated gains in the current and prior years from intra-Group sales of investments or investment properties as distributable until
they are realised, usually through onward sale to external third parties. The distributable reserves are therefore subject to any future
restrictions or limitations at the time such distribution is made.

(B) Dividends

Details of dividends paid and proposed are included in Note 19 of the consohdated financial statements.

(C) Employee information

Ernployee costs inciude wages and salaries of £41m (2021/22: £38m), social security costs of £6m (2021/22: £6m) and pension costs
of E4m (2021/22: £4m). Details of the Executive Directors’ remuneration are disclosed in the Remuneration Report on pages 141 to
159. Detatils of the number of employees of the Company are disclosed in Note 8 of the consolidated financial statements. Audit fees
in relation to the parent Company only were £0.5m (2021/22: £0.5m)
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(D) Investments in subsidiaries and joint ventures, loans to subsidiaries and other investments

Sharos in Loans tg

subsigianes subsidiares

£m

At 1 April 2022

Additions - 1189
Disposals - (2,338)
Capital distributions (9.847) -
Amortisation - -
Reversal of (provision for) impairment N 3543 1,350
As at 31 March 2023 9,069 14,071

Em

19,270 13,870

Investments in
Nt venturas
£m

16

31

(36
m

Other
nvestments
£m

2
(2)

(43

T34

Total
£m

33,290

1,222
(2,340)
(9,847
(4)

960

23,281

The historical cost of shares in subsidiaries is £9,723m (2021/22: £19,570m). The historical cost of investments in joint ventures is
£502m (2021/22; £471m) net of provision for impairment of £3%1m (2021/22: £356m) and includes £110m (2021/22: £115m) of loans
to joint ventures by the Company. Results of the joint ventures are set out 1n Note 11 of the consolidated financial statements. The

historical cost of other investments is £70m (2021/22: £71m).

In the year, the Company has received capital distributions totalling £9,847m (2021/22: £nil) from its subsidiaries following a
corporate simplification and restructuring exercise. This included recapitalising subsidiaries that were previously in a net liability
pasition and therefore unable to repay their intercompany loans and gave rise to a net reversal of loan impairment at the Company

level and investment impairment losses in certain of the subsidiaries involved in the restructuring. Losses incurred by those
subsidiartes that made the capital injections have been treated as deemed distributions in the Company’s profit or loss. The

Company considered the impairment of investment and oan balances at 31 March 2023, including those held in subsidiaries

that made capital Injections, in accordance with 1AS 36, IFRS 9 and its accounting policy.

(E) Netdebt

2023 2022
£m £m
Secured on the assets of the Company
5.264% First Mortgage Debenture Bonds 2035 325 347
5.0055% First Mortgage Amortising Debentures 2035 86 85
5.357% First Mortgage Debenture Bonds 2028 218 227
629 662
Unsecured o
4,766% Senior US Dollar Notes 2023’ 105 jle]]
5.003% Senior US Dollar Notes 2026/ 65 66
3.81% Senior Notes 2026 97 02
2.97% Senior Notes 2026 a7 103
2.375% Sterling Unsecured Bond 2029 259 298
416% Senior US Dollar Notes 2025 78 77
2.67% Senior Notes 2025 38 37
2.75% Senior Notes 2026 k$:) 37
Floating Rate Senior Notes 2028 80 80
Fioating Rate Senior Notes 2034 101 102
Facilities and overdrafts 342 604
N ) 1,340 1607
Gross debt
Interest rate and currency derivative liabilities 67 96
interest rate and currency derivative assets 142) (96)
Cash and cash equivalents S . Qf (29)
Net debt B 1,877 2240

1. Prancipal and irterest on these borrowings were fully hedged into Sterling at a floating rate at the time of issue
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(E) Net debt continued
Maturity analysis of net debt

2023 2022
B e S O £m Frn,
Repayable within one year and on demand 104 20
between: one and two years 6 101
two and five years 989 854

five and ten years 386 652

ten and fifteen years 484 485

fifteen and twenty years - 150

1,865 2,249

Gross debt 1,969 2,269
Interest rate and currancy derivatives (75) -
Cash and cash equivalents a7z (29)
Net debt 1,877 2,240

(F) Pension
The British Land Group of Cempanies Pension Scheme and the Defined Contribution Pension Scheme are the principal pension
schemes of the Company and details are sot out in Note 9 of the consoiidated financiat statements.

(G) Debtors

T 2023 2022

e e e e _Em &m
Trade and other debtors 5 3]
Prepayments and accrued income - 1
Corporation tax I 2 5
T T 7 12

Trade and other debtors are shown after deducting a provision for impairment agamst tenant debtors of Enil (2021/22: £2m). The
provision for impairment is calculated as an expected credit {oss on trade and other debtors in accordance with IFRS 8.

(H) Cred_i_t_q_r_s_

. A Em _ £m
Trade creditors 38 20
Other taxation and social secunty 21 23
Accruats and deferrcd income - e 39 42
o 96 85

(1) Share capital

Ordinary shares

Em of 25p each

issued, called and fully paid
At T Aprl 2022 234 938,109,433
Share issues o - 225,544
At 31 March 2023 S 234 938,334,977
o T T Grdnary shares
£m of 25p cach

Issued, called and fully paid
At Aprit 2021 234 937,981,992
Share issues . e T 12744
At 31 March 2022 234 938,109,433
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Notes to the Accounts continued

(J) Contingent liabilities, capital commitments
and related party transactions

The Company has contingent liabilities in respect of legal claims,
guarantees and warranties arising in the ordinary course of
business. It is not anticipated that any material habilties will
arise from the contingent liabilities.

At 31 March 2023, the Company has £nil of capital commitments
(2021/22 £nil}.

Related party transactions are the same for the Company as
for the Group. For detalls refer to Note 23 of the conselidated
financial statements,
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(K) Disclosures relating to subsidiary
undertakings

The Company's subsidiaries and other related undertakings at
31 March 2023 are listed on the next page. All Group entities are
included in the consclicated financial results.

Unless otherwise stated, the Company holds 100% of the voting
rights and beneficial interests in the shares of the following
subsidiaries, partnerships, associates and joint ventures, Unless
otherwise stated, the subsidiaries and related undertakings are
registered in the United Kingdom.

The share capital of each of the companies, where applicable,
comprises ordinary shares unless otherwise stated.

The Company holds the majonty of its assets in UK companies,
although some are held in overseas companies. In recent years
we have reduced the number of overseas companies in

the Group.

Unless noted otherwise as per the following key, the registered
address of each company is York House, 45 Seymour Street,
London W1H 7L X

47 Esplanade, 5t Helier, Jersey JE1 QBD

44 Esplanade, St Helier, Jersey JE10BD.

1
2
3. 540 Herengracht 1IC17CG, Amsterdarn, Netherlands.
4. St Helen's, 1 Undershaft, L ondon EC3P 3DQ,

Cornpanies undergoing Iguidation.




{K) Disclosures relating to subsidiary

undertakings continued
Direct holdings

Lompany Name .

BL Bluehutton 2014 Limited

BL Davidson Limited

Bi. European Fund Management LLP

BL intermediate Holding Company Limited
BL Intermeadiate Holding Company 2 Limited
BL Shoreditch Development Limited
Bluebutton Property Management UK
lLimited (50% interest)

Boldswitch (No 1) Limited

Boldswitch Lirmnited

British Land Company Secretarial Limited
British Land Properties Limited

British Land Real Estate Limited

British Land Securities Limited

Broadgate £states Limited

Linestair Limited

London and Hentey Holdings Limited
Meadowhal! Pensions Scheme

Trustee Limited

MSC Property Intermediate Heldings Limited
(50% interast)

Regis Property Holdings Limited

T Uk/Overseas Tax

Resident Status
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident

The British Land Company PLC GQ621920

Indirect holdings

Company Namo

1& 4 & 7 Triton Limited

10 Brock Street Limited

10 Triton Street Limited

17-19 Bedford Street Limited

18-20 Craven Hill Gardens Lirmited
20 Brock Street Limited

20 Triton Street Limited

238 Fuston Road Limited

350 Euston Road Limited

39 Victoria Street Limited

Adamant Investment Corporation Limited
Aldgate Place (GP) Limited
Aldgate Land One Limited

Aldgate Land Two Limited
Ashband Limited

B8.1.. Holdings Limited

8.L.C.T. (12697) Limited (Jarsey)'
Barnclass Limited

Barndrill Limited

Bayeast Property Co Limited

BF Propce (No 3) Limited

BF Propco (No 5) Limited

BF Properties (No 43 Limited

BF Properties (No 5) Limited
Birstall Co-Ownership Trust
(Member interest) (41.25% interest)
BL 5KS Holdings Limited

BlL. Aldgate Development Limited
Bl. Aldgate Investment Limited

BL Bradford Forster Limited

BL Broadgate Fragment 1 Limited
BL Broadgate Fragment 2 Limited
BL Broadgate Fragment 3 Limited
8L Broadgate Fragment 4 Limited
BL Broadgate Fragment 5 Limited
BL Broadgate Fragment 6 Limited
BL Broadway Investment Limited
BL Chess Limited

BL City Offices Holding Company Limited
BL CW Residential Holdings Limited
BL CwW Upper GP Company Limited
{50% interast)

Bl CW Upper Limited Partnership
(Partnership interest) (50% interest)
BL CW Upper LP Company Limited
BL CW Trading GP Company Limited
(50% interest)

BL CW Trading Limited Partnership
(Partnership interest) (50% interest)
BL Department Stores Helding
Company Limited

BL Doncaster Wheatley Limited

BL Drummond Properties Limited
BL Faling Limited

BL Ealing Holding Company Limited

T/ Overseas Tax
Rosdent Status
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resigent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Residant

Aritish Land Annual Report and Accounts 2023 235




FINANCIAL STATEMENTS continued

Notes to the Accounts continued

Company Name JE——
BL £den Walk Limited

BL European Holdings Limited

BL Euston Tower Holding Company Limited
BL Fixed Uphft Fund Limited Partnership
(Partnership interest)

BL Fixed Uplift General Partner Limited
BL Fixed Uplift Nominee 1 Limited

BL Fixed Uplift Neminee 2 Limited

BL Goodrnan (General Partner) Limited
(50% interest)

BL Goodman Limited Partnership

(509% Interest)

Bl Goodman (L.P} Limitad

Bl. HB Investments Limited

BL HC (PSCH) Limited

BL HC (DSCLI) Limited

BL HC Dollview Limited

BL HC Mampshire PH LLP (Member interest)
BL HC Heatth And Fitness Holdings Limited
BL HC invic Leisure Limited

Bl HC PH CRG LLP (Member interest)
BL HC PH LLP (Member interest)

BL HC PH No 1LLP {(Member interest)
BL HC PH No 2 LLP (Member interest)
BL HC PH No 3 LLP (Member interest)
BL HC Property Holdings Limited

BL Heaith Clubs PH No 1 Limited

BL Health Clubs PH Na 2 Limited

BL High Street and Shopping Centres
Holding Company Limited

BL Holdings 2010 Limited

BL Innovation Properties Limited

BL Innovation Properties 2 Limited

BL Lancaster Investments Limited

BL tancaster Limitad Partnership
(Partnership interest)

BL Leisure and Industrial Holding
Company Limited

BL Logistics Investrient Limited

BL Logistics investment 2 Limited

BL Logistics investment 3 Limited

BL Meadowhall Holdings Limited

BL Meadowhall Limited

BL Newport Limited

BL Office Properties 1 Limited

BL Office Properties 2 Limited

BL Office Properties 3 Limited

BL Offices GP Limited

BL Office (Non-City) Holding

Company Limited

BL Office Holding Company Limited

BL Osnaburgh St Residential Ltd

BL Paddington Holding Company 1 Limited
BL Paddington Holding Company 2 Limited
BL Paddington Property 1 Limited

BL Paddington Property 2 Limited

BL Paddington Property 3 Limited

Bl Paddington Property 4 Limited

BL Piccadillly Residential Limited

BL Residual Holding Company Limited

236

UK/ Overseas Tax

Besdent Status
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Rasident
UK Tax Resident
U Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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Company Mame P

Bl Retall Holding Company Limited
BL Retail Indirect investments Limited
BL Retail Investment Holdings Limited
BL Retail Properties Limited

BL Retail Properties 2 Limited

BL Retail Properties 3 Limited

BL Retail Property Holdings Limited
BL Retail Warehousing Holding
Cormpany Limited

BL Sainsbury Superstores Limited
(50% interest)*

BL Shoreditch General Partner Limited
BL Shoreditch Limited Partnership
(Partnership interest)

BL Shoreditch No. 1 Limited

BL Shoreditch No. 2 Limited

BL South Camb Limited

BL Supersteres Holding Company Limited
BL Thanet Limited

BL Triton Building Residential Limited
BL Tunbridge Wells Limited

BL Unithalder No. 1 (J) Limited (Jersey)

BL Unitholder No. 2 () Limited (Jersey)’

8L Universal Umited

Bl West (Watling House) Limited

BL West End Investments Limited

BL West End Offices Limited Partnership
BL West £nd Offices Limited (25% interest)
BL Whiteley Limited

BL Whiteley Retail Limited

BL Woolwich Limited

BL Woolwich Nominae 1 Limited

BL Waoaalwich Naminee 2 Limited
Blackwalt (1)

BLD (A) Limitad

BLD (Ebury Gate) Limited

BLD (5J) Limited

BLD Property Holdings Limited

BLSSP (PHC %) Limited

BLU Estates Limited

BLU Property Management Limited

BLU Securities Limited

British Land (Joint Ventures) Limited
British Land Acquisitions Limited

British Land City Offices Limited

British Land Fund Management Limited
British Land Hercules Limited

British Land In Town Retail Limited
British Land Industrial Limited

British Land Investment

Management Limited

British Land Offices (Non-City) Limited
British Land Offices (Non-City) No. 2 Limited
British Land People Management
Services Limited

British Land Property Advisers Limited
British Land Property Management Limited
British Land Property Services Limited

LX/Qverseas Tax

jﬁ;ﬁdont Starus
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Rasident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Reasident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Rasident
UK Tax Resident
UK Tax Resident



Company Name

Broadgate Adijaiﬂhing Properties Limited

Broadgate City Limited

Broadgate Court Investments Limited
Broadgate Estates Limited

Broadgate Investment Holdings Limited
Broadgate Properties Limited
Broadgate REIT Limitad (50% interest)?
Broughton Retail Park Limited (Jersey)’

Broughton Unit Trust (Units)'

Brunswick Park Limited

BVP Developments Limited

Cavendish Geared Limited

Cheshine Properties Limited

Chester Limited'

Chirisilu Nominees Limited

City of London Office Unit Trust (Jersey)
(Units) (35.94% interest)’

City Residential Holdings Limited
Clarges Estate Property Management
Co Limited

Cornish Residential Properties

Trading Limited

Crescent West Properties

Deepdale Co-Ownership Trust

{50% Interest)

Drake Circus Contre Limited

Drake Circus Leisure Limited

Drake Property Holdings Limited

Drake Property Nominee {No. 1) Limited
Drake Property Nominee {(No. 2) Limited
Eden Walk Shopping Centre General Partner
Limited (50% interest)

Eden Walk Shopping Centre Unit Trust?®
(50% interest) (Jersey) (Units)®

Elk Mill Oldham Limited

Euston Tewer Limited

Finsbury Square BV®

Fort Kinnaird GP Limited (50% interest)
Fort Kinmaird Limited Partnership

(50% interest)

Fort Kinnaird Nominee bimited

(50% interest)

FRP Group Limited

Garamead Properties Limited

Gibraltar General Partner Limited

(50% interest)

Gibraltar Nominees Limited (50% interest)
Giltbrook Retail Park Nottingham Limited
Glenway Limited

Hempel Holdings Limited

Hempel Hotels Limited

Hercules Property UK Holdings Limited
Hercules Property UK Limited .
Hercules Unit Trust (Jersey) (Units)’

Hereford Old Market Limited
Hereford Shopping Centre GP Limited

UK /Overseas Tax
Resident Status

UK Tax Resident
UK Tax Resigent
UK Tax Resident
UK Tax Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
Cverseas Tax
Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

OGverscas Tax
Resident

UK Tax Resident
UK Tax Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident

The Brtish Lang Company PLC Q0671970

Corrpeny Name I
Hereford Shopping Centre Limited
Fartnership

HUT Investments Limited (Jel’s;ey)1

Industrial Real Estate Limited
Insistmetal 2 Limited

Ivarydeil Limited

Lancaster General Partner Limited
London and Henley {UK) Limited
Lonebridge UK Limited

Longford Street Residlential Limited
Ludgate Investment Holdings Limited
Mayfair Properties

Mayflower Retail Park Basildon Limited
Meadowhall Centre (1999) Limited
Meadowhall Centre Limited
Meadowhall Centre Pension Scheme
Trustees Limited

Meadowhall Estates (UK} Limited
Meadowhall Group (MLP} Limited
Meadowhall Holdings Limited
Meadowhall Cpportunities

Nominee 1 Limited

Meadowhall Opportunities

Nominee 2 Limited

Mercari

Mercari Holdings Limited

Moorage (Property Developments) Limited
Nugent Shopping Park Limited

One Hundred Ludgate Hill

Crbital Shopping Park Swindon Limited
Osnaburgh Street Limited
Paddington 3KS Investments Limited
Paddington 5KS GP Limited
Paddingion 5KS Holdings Limitecd
Paddington 5KS Investment Limited
Partnership (50% interest)
Paddington 5KS Nominee 1 Limifed
Paddington 5KS Nominee 2 Limited
Paddington BKS Holding Unit Trust
(Jersey) (Units)

Paddingtoen Property investment

5KS GP Limited

Paddington Property Investment GP Limited
Paddington Property Investment Limited
Partnership (25% interest)

Parwick Holdings Limited

Parwick Investments Limited
Piccadilly Residential Limited

Pillar (Dartford) Limited

Pillar {Fulham} Limited

Pillar City Limited

Pillar Dartford Na.1 Limited

Pillar Denton Limited

Pillar Europe Management Limited
Pillar Hercules Mo.2 Limited

Pillar Nugent Limited

Pillar Projects Limited

Pillar Property Group Limited
PillarStore Limited
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UK/ Overseas Tax
Resiaent Status

UK Tax Resident

Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Restdent
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
Oversaas Tax
Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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Company Name

Piymouth Retait Limited
Power Court GP Limited
Power Court Luton Limited Partnership
(Partnership interest)

Project Sunrise Limited

Reading Gate Retail Park Co-Qwnership
(Member interest) {(50% interest)
Regent's Place Holding 1 Limited
Regent's Place Holding 2 bimited
Regent's Place Holding Company Limited
Regents Place Management

Company Limited

Regents Place Residential Limited

Rohawk Properties Limited
Salmax Properties

Seymour Street Homes Limited
Shoreditch Support Limited

Southgate General Partner Limited

(50% interest)”

Southgate Property Unit Trust

{Jersey) (Units}

Speke Unit Trust (87.5% interest)

(Jersey) (Units)”

St. Stephens Shopping Centre Limited
Stockton Retall Park Limited

Storey Offices Limited

Storey Spaces Limited

TBL. (Bromley) Limited

TBL Holdings Limited

TBL Properties Limited

Teesside Leisure Park Limited (51% interest)
The Aldgate Place Limited Partnership
{RPartnership interest)

The Dartford Partnership (Member interest)

(50% interast)

The Gibraltar Limited Partnership
(Partnership intergst) (50% interest)
The Hercules Property Limited Partnership

(Partnership)

Thea Leadenhall Development Company
Limited (50% interest)

The Mary Street £state Limited

The Whiteley Co-Ownership (Member
interest) (50% interest)

Thurrock Retail Park Unit Trust'

Tollgate Contre Colchester Limited

Topside Street Limited

Tweed Premier 4 Limited

Union Property Corporation Limited

Union Property Holdings (Lendon) Limited
Uniteg Kingdom Property Company Limited
Valentine Co-ownership Trust (Member
interest) (50% interest)

valentine Unit Trust (Jersey) (Units)'

Wates City of London Properties Limited
Wasthourne Terrace Partnership
(Partnership interest)

UK/ Overseas Tax
Resident Sulus
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax
Rasident
Cverseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Residont
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

Cwverseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Qverseas Tax
Resident

UK Tax Resident
UK Tax Resident
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Whiteley Shopbmg' Centre Unit Trust

(Jersey) (Units)'

Tne British Lana Company PLC 00621920

WOSC GP Limited (25% interest)

WOSC Partners LP (Partnership interest)

(25% interest)

LK /Overseas Tax
Restgent Siatus
QOverseas Tax
Resident
UK Tax Resident
UK Tax Resident



Supplementary disclosures

Unaudited uniess otherwise stated

Table A: Summary income statement and balance sheet (Unaudited)

Summary income statement based on proportional consolidation for the year ended 31 March 2023
Thea following pro forma informaticn is unaudited and does not form part of the consolidated primary statements or the notes
thereto. It presents the results of the Group, with its share of the results of joint ventures included on a line-by-line basis and

excluding non-controlling interests.

.. Year ended 31 March 2023

The 8ntish Land Company PLC 00621920

Restated
_Year ended 31 March 2022
Lass noan-
Jont
Group vontures interests
B Em
347 148 (23
(52 (16) -
209% 1zZ2 23
(88) n -
13 - -
220 133 2
. _(85) 47 -
165 84 (2}
4 - -
169 84 2.

Less n-on; o

Joint eontrolling Proportionally

Group ventures interests consolidated

£m Em Em Em

Gross rental income? N 164 2) 493
Property operating expenses (28) 20y 1 A7y

MNct rental income 02 144 [4)] 446

Administrative expenses® (88) (4] - (89)

Net fees and other income 18 - - 18

Ungeared income return 2313 143 [¢)] 375

Net financingcharges (80) (5D - 111)

Underlying Profit 173 g2 (O] 264

Underlying taxation [4)] - - [4))

Underlying Profit after taxation 172 2 M 263

Valuation movement {see Nota 4) (1,365)

Other capital and taxation (net)* 74

Result attributable to
shareholders of the Company (1,028)

controiing  Proportonaly
consotidated

£m
4393
(€8)
425

(89)
13
349

1
2.

£nil (2021/22. £29m} within the Capital and other column of the iIncome statement.

B

. Includes other comprehensive incoma.

. Administrative expenses includes £7m {2021/22: £9m) of depreciation and amortisation

Summary balance sheet based on proportional consolidation as at 31 March 2023
The foellowing pro forma information is unauditect and does not form part of the consolidated primary statements or the notes
thereto. it presents the composition of the EPRA NTA of the Group, with its share of the net assets of the joint ventures inciuded on

Less non-

of joint contrelling

Share

Group ventures

£m £m

Campuses properties 3,034 2,690
Retail & Fulfitment properties 2,665 644
Total propaorties? 5,699 %,334
Investments in joint ventures 2,206 (2,206)
Other investments 58 -
Other net {liabllities) assets (369 09
Deferred tax liability (4) 2)
Not debt? (2,065) (1,017)
Net assets 8825 -

EPRA NTA per share (Note 2)

644

interests
Em

4]
(13)

Share
options
Em

Mark-to-
market on
derivatives and

related debt
adjustmentis
Em

ICE)]
St

a line-by-line basis, and excluding non-controlling interests, and assuming full dilution.

Lease
liabilities
£m

(72)

48y

(120)

Valuation
surplus on
trading
proparties
£m

7

Intangibles
and
Deferred
tax

£m

EPRA
NTA

31 March
2023

£m

5,659
3,248
8,907
50

(343)

(3,127)

588p

...5487 6806

Prior year comparatives have been restated for 2 change in accounting policy in respect of rental concessions. Refor ta Note 1 for further information,
Group gross rental income includes £9m (2021/22: £7m) of all-inclusive rents relating to service charge income and exciudes the surrender pramium paysbie of

Restatec
EPRA
MNTA

3! March
2022

£m

6.976
3500
10,476

48
(321

(3.397)

730p

1 Prior year comparatives have been restated for a change in accounting policies 1 respect of rental concessions and tenant deposits Refer to Note 1for

further information.

2. Included within the total property value of £8.907m (2021/22: £10,476m) are right-of-use assets net of lease habilities of £3m (2021/22: £9m), which in
substance, relate to properties held under leasing agreements The fair values of right-of-use assets are determined by calculating the present value of net

rental cash flows over the term of the lease agreements

3 EPRA nat debt of £3127m represents adjusted net debt used in Proportionally cansolidated LTV and Net Deit to EBITDA calculations of £3221m (see Note 17),

less tenant deposits of £49m and issue costs and fair value hedge adjustments of £45m,
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Supplementary disclosures continued

Unaudited unless otherwise stated

Table A continued

EPRA Net Tangible Assets movement

Opening EPRA NTA

Income return
Capital return
Dividend paid

Closing EPRA NTA

Tne British Land Company PLC 00621820

Restated'

Year ended Year ended
§tMarch 2023 $Mach2022
Pence Pence
. €m  pershare = Em  pershare
6,806 730 6.080 651
263 28 251 27
(1,387) 147) 632 69
(215) (23 Q57 an
5,487 588 6,806 730

1 Prior year comparatives have baen restated for a change in accounting policies in respect of rental concessions and tenant deposits. Refer to Note 1 for

further information.

Table B: EPRA Performance measures
EPRA Performance measures summary table

EPRA Earnings

EPRA Net Initial Yield

" - basic
diuted

EPRA 'topped-up’ Net Initial Yield

EPRA Vacancy Raie
EPRA Cost Ratio (including direct vacancy costs)
EPRA Cost Ratio {excluding direct vacancy costs)

Resated’

2023 2022
7 Penee Pence
£m  pershare fm  pershara
263 28.4 234 253
263 283 234 252
Percantage Poroentage
5.1% 4.3%
5.7% 4.9%
6.3% 6 3%
19.5% 25.6%
12.6% 16.5%

1. Prior year comparative has been restated for a change in accounting policy in respect of rental concessions. Refer to Note 1 for further information.

EPRA NTA
EPRA NRV
EPRA NDV

EPRALTYV

Restated
2023 2022

MNet asset Net asset
valu¢ par value per
Net assets share Net assets shara
__ £#m _ {pence) £ (pencel
5,487 588 6,806 730
6,029 646 7,438 798
5658 608 6,577 706
Percentagﬁ . P&rcen:ag_c
39.5% 35.7%

1 Pricr year comparatwves have been restated far a change in aczounting policies in respact of rental concessions and tenant deposits Refer to Note 1 for

further information
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Table B continued
Calcuiation and recenciliation of Underlying/EPRA/IFRS Earnings and Underlying/EPRA/IFRS Earnings per share (Audited)

Resrated'
2023 2022
e e e . LEmo M
(Loss) profit attributable to the shareholders of the Company (1,038) 963
Exclude:
Group - current taxation 1 (2)
Group - deferred taxation 4 -
Groug ~ valuation movement 798 (475)
Group - toss (profit) on disposal of investment properties and investments 30 (45)
Group - Capital and other surrender premia payable (see Note 3) - 29
Joint ventures - valuation movement (including result on disposals) (see Note 4) 567 (167
Joint ventures - Capital financing charges (8) 4
Joint ventures - deferred taxation - -
Changes in fair value of financial instruments and assocrated close-out costs (88) (60)
Non-controfiing interests in respect of the above ~ I @ -
Underlying Profit o _ - 264 247
Group - Underlying current taxat e . _ U 4 S
Underlying Earnings - basic and diluted e .. .23 251
Group - Capital and other surrender premia payable (see Note 3) - (29>
Group - reclassification of foreign exchange differences (see Notegy . - 12
E_VF_’RA E;i'nings - basic and diluted o e B B 263 234
(Léss) pr-(-:)ﬂt attributable to the shareholders of the Coimpanyi 7 - o - - o (1,03&5“ T
IFRS Earnings - basic and diluted (1,038) 963
1. Prior year comparatives have been restatad for a change in accounting policy in respect of rental concessions. Refer to Note 1 for further information.
Ty T o T T T T T2 To2022
Numbear Number
. e e e i million  mtion.
Weighted average number of shares 938 938
Adpustment for treasury shares o T, ¢ 1) an
IFRS/EPRA/Underlying Weighted average number of shares (basic) . B827 927
Dilutive effect of share opticons - -
Duutive effect of ESOP shares ) e B 3 3
EPRA/Underlying Weighted average number of shares (diluted) ) ) 930 = 930
Remove anti-dilutive effect - e -
IFRSVWeig'h'ted average number of shares (diluted) 927 Q30
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FINAMNCIAL STATEMENTS continuec

Supplementary disclosures continued

Unaudited unless otherwise stated

Table B continued
Net assets per share (Audited)

Mark-to-market on derivatives and refated debt adjustments
Diution effect of share options
Surplus on trading properties
Intangible assets

Less non-controlling interests

EPRANTA
Intang-\'BEassets
Purchasers’ costs
EPRANRV ] o
Deferred tax ar-i-émg on revaluation movements
Purchasers' costs

Mark-to-market on derivatives and related debt adjustments

EPRA NDV

Tne British Land Comoany PLC 00621320

L 524
. 6,029
N
(534)
44
L. 128
5,658

“Pence
per share

588

606

o 7ass

Pence
Er por share

730,

623 .
798

2
(623
(46)

B0

6,577 706

1 Prior year comparatives have been restated for a change In accounting policies 1n respect of rental concessions and tenant depeosits, Refer to Moie 1 for

further information,

EPRA NTA 15 considered to be the maost relevant measure for the Group and is now the primary measure of net assets. EPRA NTA
assumes that entities buy and sell assets, thereby crystallising certain levels of unavoidable defarrad tax. Due to the Group’s REIT
status, deferred tax is only provided at each balance sheet date on properties outside the REIT regime. As a result deferred taxes are
excluded from EPRA NTA for properties within the REIT regime. For properties outside of the REIT regime, deferred tax is included
to the extent that it is expected to crystallise, based on the Group's track record and tax structuring. EPRA NRV reflects what would
be needed to recreate the Group through the investmeant markets based on its current capital and financing structure. EPRA NDV
reflects shareholders’ value which would be recoverable under & disposal scenario. with deferred tax and financial instruments

recogrised at the full axtent of their liabikty.

Dilutive effect of ESOP shares
IFRS/EPRA number of shares (diluted)

T 2023 2022
Numizer Mumzoer
__miliiun R [ {Jr_!_
938 938
an _am
927 927
3 3
3 2
933 Q32
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Table B continued
EPRA Net Initial Yield and ‘topped-up’ Net Initial Yield (Unaudited)

2023 2022
. L I . . . o e i E&m | EM
Investment propearty - wholly owned 5,582 6,929
Investment property - share of joint ventures 3,316 3,538
Less developments, residential and land (L3683 (168
Completed property portfolio 7,535 9,299
Allowance for estimated purchasers’ costs ) 525 872
Gross up completed property portfoiio valuation¢p) 8060 9671
Annualised cash passing rental income 443 457
Property outgoings . By (33
Annualised netrents (8) .. 409 424
Rent expi E,‘t‘@,,‘?f rre,frrrlﬂtr-free penods and fixed uplifts' o . 54 61
Topped-up’ net annualised rent (C) 463 485
EPRA Net Initial Yield (B/A) 5.1% 4.3%
EPRA ‘topped-up’ Net Initial Yield (C/A) 5.7% 4.9%
l_pc_m_g_:_r_w_g_f_i_;(_g_c_j_/fpiq_i__rn_qm__upllf‘fs received in lieu of rental growth - & 5
Total topped-up’ net rents (D) 489 480
Overall ‘topped-up’ Net Initial Yield¢(pD/A ) ) ~ 5.8%  49%
‘Topped-up’ net annualised rent 463 485
ERY vacant space 3 z3
Reversions (7 4
Total ERV (E) 487 522
Net Reversionary Yield (E/A) 6.0% 52%

1. The weighted average period over which rent-frea periods expire is one year (2021/22: one year).

EPRA Net initial Yield (N1Y) basis of calculation

EPRA NIY s calculated as the annualised net rent (on a cash flow basis), divided by the gross value of the completed property
portfolio. The valuation of our completed property portfolio is determined by our external valuers as at 31 March 2023, plus an
allowance for estimated purchasers’ costs. Estimated purchasers’ costs are determined by the relevant stamp duty hability, plus
an estimate by our valuers of agent and legal fees on notiona!l acquisition. The net rent deduction allowed for property outgoings
15 hased on our valuers' assumptions on futurs recurring non-recoverable revenue expenditure.

In calculating the EPRA ‘topped-up’ Ni¥, the annualised net rent is increased by the total contracted rent from expiry of rent-free
periods and future contracted rental uphfts where defined as not in lieu of growth. Overall topped-up’ NIY is calculated by adding
any other contracted future uplift to the 'topped-up' net annuahsed rent.

The net reversicnary yield is calculated by dividing the total estimated rental value (ERV) for the completed property portfolio,
as determined by our external valuers, by the gross completed property portfolio valuation.
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FINANCIAL STATEMENTS continued

Supplementary disclosures continued

Unaudited unless otherwise stated

Table B continued

The EPRA Vacarnicy Rate is calculated as the ERV of the unrented, lettable space as a proportion of the total rentai value of the

completed property portfolio
EPRA Vacancy Rate (Unaudited)

S'irl’“!art:}'\ "74—-3-1 MafCh

2023 2022

o B o o . o o Efn . Em

Annualised potential rental value of vacant premises ) 33
Annualised potential rental value for the completed property porifolic 496 526
EPRA Vacancy Rate 6.3% 6.3%

The above is stated for the UK portfolio only. A discussion of significant factors affecting vacancy rates 1s included within the

Strategic Report (page 17).
EPRA Cost Ratios (Unaudited)

2023

,,,,,,,,,,, L - —_— . _ o £m
Property cperating expenses 27
Administrative expenses 88
Share of joint ventures expenses 2
Less: Performance and management fees (from jont ventures) 13

Net other fees and commissions (5)

Ground rent costs and operating expenses de facto included in rents o ) - _(28)
EPRA Costs (including direct vacancy costs) (A) - ' 80
Direct vacancy costs e . —_ - - . o _ 32)
EPRA Costs {excluding direct vacancy costs) {B) o o ) o " =8
Gross Rental Income less ground rent costs and operating expenses de facto included in rents 294
Share of joint ventures (GRI less ground rent costs) o o o B 168
Total Gross renta! income less ground rent costs (C) N ' T 462
EPRA Cost Ratio (including direct vacancy costs) (A/C) 19.5%
EPRA Cost Ratio (excluding direct vacancy costs) (B/C) 12.6%
fmpairrment of tenant debtors, tenant incentives and accruad income (D) {6)
Adjusted EPRA Cost Ratio (including direct vacancy costs and excluding impairment of tenant debtors,
accrued income, tenant incentives and contracted rent increases) (A-DY/C 20.8%
Adjusted EPRA Cost Ratio (excluding direct vacancy costs and excluding impairment of tenant debtors,
accrued income, tenant incentives and contracted rent increases) (8-D)/c _ 139%
Overhead and operating expenses capitalised (including share of joint ventures) ) . 10

1. Pricr year cormparatives have baen restated for a change in accounting poiicy in respect of renta concessions. Refer to Note 1 for further information

Qestated
2022
Em
3
88
17
(2)
4
(23)
1a
42
77
325

Mo

465

25.6%
16.5%

)

258%

_16.8%

N

In the current year. employee costs in relation to staff time on development projects have been capitalised into the base cost of
relevant development assets. in addition to the standard EPRA Cost Ratios (both including and exciuding direct vazancy costs).
adjusted versions of these ratios have also been presented which remove the impact of the impairment of tenant debtors, tenant

incentives and accrued income, to show the impact of these items on the ratios
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Table C: Gross rental income (Audited)

Tne British | and Company PLC 00621920

Restated!

2023 2022

_ _ o o e _ __t_!ll i

Rent receivable’ 463 479
Spreading of tenant incentives and contracted rent increases 27 N
Surrender premia - o B o 3 3
Gross rental income 483 493

1. Prior vear comparativas have been restated for a change in accounting policy in respect of rental concessions. Refer to Mote 1 for further information.

2. Graup gross rental income includes £9m (2021/22: £7m) of ali-inclusive rents relating to service charge ncome.

The current and prior year information is presented on a proportionally consolidated basis, excluding non-controlling interests.

Table D: Property rclated capital expenditure (Unaudited)

Yaar ended 31 March 2023

Year endeoc 31 March 2022

Joint Joint
Group ventures Tatal Group vertures Total
o £m £m £m £m _Em £m
Acquisitions 158 - 158 5896 24 630
Deavelopment 156 106 262 175 33 208
Investment properties
Incremental lettable space - - - 1 - 1
No incremental lettable space 60 26 86 12 25 37
Tenant incentives 2 1 3 21 3 24
Other rmaterial non-allocated types of expenditure 3 3 6 2 3 5
Capitalised interest e 10 3 L - i 7
Total propeﬂ:y" related capital expenditure B 386 139 528 2 813 99 12
Conversion from accrual to cashbasis (50 ) (58) 42 {7 35
Total propertjr related capital expenditure on cash basis 339 153 472 855 92 947

The above is presented on a proportionally consolidated basis, excluding non-controlling interests and business combinations. The

‘Other material non-aliccated types of expenditure’ category contains capitalised staff costs of £6m (2021/22: £5m).

Table E: EPRA LTV (Unaudited)

Year anded 31 March 2023

Proportlonately
consslidated

"“vear ended 31 March 2022

Proportionateiy
consotdated

Non-

Share Non- Share
of Joint controliing of Jont  controiling
Group Ventures Interests Total Group Ventures interests Total
. o ~ o £m £m £m _ Em _Em Em . Em  Em
Include:
Gross cebt 2,250 1,198 - 3,448 2.562 1,086 - 3,648
Net payables 2N 93 - 364 261 97 - 358
Exclude:
Cash and cash equivalents 25 (152) 1 (278) @ q4n 1T @510
EPRA Net Debt (A) 2,396 1,139 1 3,536 2,712 1,042 1 3,755
Include:
Property portfolio valuation 5,595 3,316 (13> 8,898 6,944 3,538 (15) 10467
Other financial assets 50 - - 50 52 - - 3z
intangibles B8 - - 8 2] - - 9
EPRA Total Property Value (B} 5653 3,316 (13) 8,956 6,985 3538 (15) 10,508
EPRA LTV (A/B) 42.4% 39.5% 38.8% I57%
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OTHER

Data includes Group's share of Joint Ventures

FY23 rent collection

INFORMATION (UNAUDITED)

The British Land Company £L £ 00621920

Rent due betwenn 25 Wa[gllzigg{yidz‘& March 202.5_ . _ T o B . . fo'_;;,“
Received 98% 99%
Outstanding R . o o 2% 1%
Total 100% 100%
£187m E£260m £447m
March quarter 2023 rent collection
Rent sue between 78 Varch 2023 apa 3 v 3633 - L eRET e
Received 99% 9% 5%
Cutstanding . R _ . B 9% 5%
Total 100% 100% 100%
£44m £51m £55m
Purchases
T o - - 77 WEH-CU Vi’F;rr:C;l AI‘\h\_‘a‘StVedr
[4leieid] (BL Share) Not Rents
Sj[\ceIApr‘lr?”O?éw o e o Sector e (m Gn’* e £rm
Completed
DFS, Cambridge Retail Parks 7 7 1
Solartron Retail Park Retail Parks 35 35 3
Capitol Retail Park Retail Parks 51 51 5
Westwood Retail Park, Thanet Retail Parks 55 55 4
Mandela Way, Scuthwark London Urban Logistics 22 22 -
Peterhouse Extension, Cambridge Office 25 25 -
South Trumpington Land Gffice 8 g -
Tatal B o T 203 203 Y
1 British Land share of anqualised rent topped up for rent frees
Sales
o - B o T o e 7;;;75"7 i . e o
{100%) (3i Share) Net Rents
Since 1 Aprl 2023 e o I  Sectar o fm _Em £m’
Completed
Debenhams Chester Other Retail i 1 -
Deepdale Shopping Park, Preston Retail Park 61 31 2
Debenhams, Cardiff Other Retail 3 3 -
Paddington Central (75% sale) Campuses 939 694 27
Exchanged
126-134 Baker Street? Office 17 17 1
Totai e - T ] e 746 30

1. Brinsn Lang snace of annualisea rent togoed ug for ront froes
2 Excnanged ana complated vost oeniod and
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Portfolio Vaiuvation by Sector
ALSI March 2023

West End

City

Canada Water & other Campuses
Residential®
Campuses
Retail Parks
Shopping Centre

London Urban Logistics

Other Retail

Retaii & London Urban Logistics _
Total - S
Standing Investments
Developments

Group
Em

2,208
494
171
a0
2,963
1,800
309
258
252
2,619
5,582

4,745

R27

JONT ventures
£

330
2,072
285

2,687

176
437
5

Al
629
3,316
2,798
518

Tne British Land Campany PLC 00621920

7 Change

Tota: o i

£m B ,,,7,,,:?“, 777777 o H72 o
2,538 (2.5 m.2;
2,566 (3.6) (Mm.s8>
456 (1.6) (16.23
90 13.2 (M.2

5650 @7 M
1,976 (3.7) (6.9)
746 2.0 (5.63
263 (6.0) (19.3)
263 4.2 (B
3,248 36 7D
8,898 (3.0) (10.4)
7,543 (3.2) (9.4)
1,355 (1.5) (15.5)

e
a3y
(14.8)
(7.4
08
Q3.0
A0.2)
(7.6)
(24.2)
(9.7)
(10.9)

T 12.3)

1.7y
15.7)

On a proporticnally consolidated basis including the Group’s share of joint ventures and excluding non-controling mtaerests

1. Valuation movement during the penod (after taking account of capital expenditure) of properties hela at tne balance sheat date, including developments

{classified by end use), purchases and sales
2. Standalone residential

Gross Rental Income’

Accounting Basis £m
West End

City

Other Campuses
Residential?
Campuses

Retail Parks
Shopping Centre
London Urban Logistics

Other Retail

Retail & London Urban Logistics
Total

12 manths to §1 March 2022

;’.{irnup
89
15

205

320

Joint ventures
23

20

3

116

16

40

1

57

Toma Srowp ot vensures
n2 a5 15
105 15 93
14 9 3
231 109 m
TThes T Tz 14
80 39 M
7 g -
20 20 3
262 204 56
493 313 167

Annualised as at 31 March 2023

21

260

480

On a groportionally consolgated pasis incfuding the Group’s snare of joint vontures anc excluding non-centroliing interests
1. Gross rental income will aiffer from annualised valuation ronts duc to accounbing adjustments for fixed & mimimurm contracted cental uplifts and lease incentives

2. Standalone residential
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OTHER INFORMATION (UNAUDITED) continued

Portfolio Net Yields'?

As at 31 Wdrth?d?? - EPRA toppea 7074;’3'\ toppeé:' ’ 'Nc‘t eq‘;;a’l'cm

ERY Gro

PRA net Net céu‘vclsn{ T MNet
imnat yiend up het inital up net initial wid yialo roversionary
% yic'd yied % movemoent yrelo
. B —- - 2 CLE R bps O
West End 33 4.4 4.4 5.0 72 54 4.0
City 4.0 4.8 4.8 5.0 69 5.5 1.3
Other Campuses 53 5.3 5.7 5.5 43 6.2 (0 2)
Campuses o - 3.7 48 4.6 5.0 70 85 2.6
Retail Parks 7.0 7.4 7.5 6.6 T4l 6.6 2.8
Shopping Centre 7.9 8.3 8.5 7.9 39 7.8 1.2
London Urban Logistics 32 3.2 33 4.6 187 4.9 29.4
Other Retail 5.8 71 7.3 7.0 75 64 (0.3
Retail & London Urban Logistics 639 7.3 74 = 68 72 68 30
Total 5.1 5.7 5.8 5.8 71 6.0 2.B
On a groportronally consolidated 0ass including the Group's share of jeint ventures and excluding non-coatrolling Mmrerasts
Rosidential consists of only developments and ground rents, thereby excludea from yield analysis
1. Including notional purchaser’s Costs
2. Excluoing committea developments. assets hoid for development and residential assets
3 Including rent contracted from expiry of rent-froo poroas and fixed uplifts notin heu of rental growtn
4 sncluding hxed/minimurm uplifts {exciuoed from EPRA defimtion)
5. As calculated by MSC!
Total Property Return (as calculated by MSCI)
{Zmonths to 1 Mareh 2023 ofees T T CRew T Toml -
% . - o _E_!r‘ttsh__g._ar\c-‘ Ms(li) Bolt sk Larfgi_‘ Fft;CL G_r"_tlsh Land . P:!S’.‘.l
Capital Return 4.23 (15.3) (Mo az.7 3n aemn
- ERV Growth 26 1.6 30 0.4 2.8 35
~ Yield Movemant’ 70 bps 104 bps 72 bps 67 bps 71 bps 109 bps
Income Refurn o o 2.7 36 68 54 41 A
Total Property Return (11.9) (12.3) (5.0) {7.9) (9.5) 12.6)

On a proportianslly consalidated basis including the Group's share af joint ventures and excluding non-centrolling interests
1. Net sequivalent vield movement
2. Britisn Land Offices reflects Campusas: Britisit Land Retal reoflects Retad & London Urban t ogistics
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Top 20 Occupiers by Sector

% of

Retall & Longon

As at 31 March 2023

Wrkan Logstics ront

The Bntish Land Company PLC Q0821820

% of

As at 31 March 2023 Campuses rent

Retail & London Urban Logistics ] Campuses B
Next 51 Meta 20.3
Waigreens (Boots) 473 dentsu 55
M&S 37 Herbert Smith Freehills 34
JD Sports 3.2 SEFE Energy 3.1
Currys Plc 31 Vodafone 28
TIX (TK Maxx) 2.9 Sumitomo Mitsui 2.6
Sainsbury 26 Deutsche Bank 2.2
Frasers Group 2.4 Janus Henderson 2.0
DFS Furniture 21 TP ICAP Plc 1.8
Asda Group 2.0 The Interpublic Group 18
Tesco Plc 2.0 Softbank Group 18
Kingfisher 2.0 Reed Smith' 1.7
TGl Friday's 1.9 Mayer Brown 1./
Hutchison Whampoa 1.8 Mimecast Plc 1.5
Homebase 14 Milank LLP 1.5
Primark 1.4 Credit Agricole 14
River island 1.4 Accor 1.3
Pets at Home 13 Monzo Bank 13
Wilkinson 1.2 Visa International 12
H&M ) . 10 Dimensional Fund Advisors el
Total top 20 46.8  Total top 20 59.9
1. Ta<ing into account their pre-let of H4 000 sqg ft at Norton Folgate, % cantracted rent would rise to 3.7%
Major Holdings

’ e,/ e e e BL Shars sqft Rom 100%)  Occupancy  Lease
As at 31 March 2023 . % I _QE}O o _Em pat R rate %" * _ls\ngth yrsit
Broadgate B ] 50 4,468 192 949 60
Regent’s Place 100 1,740 83 96.0 89
Paddington Central 25 958 13 99.4 8.5
Meadowhall, Sheffield 100 563 15 991 2.2
Glasgow Fort, Glasgow 100 510 17 999 51
Teesside, Stockton 100 198 7 100.C 8.1
Hannah Close, Wembley 100 246 4 1000 2.8
Ealing Broadway, London 50 1,500 71 96.8 28
Drake’s Circus, Plymouth 100 1190 17 92.4 50
Giltbrook, Nottingham 100 540 12 g4.9 4.2
1. Annuatised EPRA contracted rent mciuding 100% of joint ventures
2 Includes accammodation under offer or subjoct to asset management
3. Weightod average to first broak
4 Excludes committod and near term developments
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OTHER INFORMATION (UNAUDITED) conimmued

Lease Length & Occupancy

As at 3. _Ma_rch 2023_
West End
City

Cther Campuses
Residential®

Retail Parks

Shopping Centre

London Urban Logistics

Other Retail

Retail & London Urban Logistics
Total

To expry
8.9

7.1

6.9
132

6.0
55
37
8.0
5.9

8.0

68

Tne Batisn Land Company PLC 0D621820

710 break
8.3
61
5.0

13.2

7.2
45
4.2
2.6
7.6

4.6

57

Qcougancy ratae %

-E::‘QA Cecupancy Dccupancy 7 )
' T 919 96.8
92.4 952

1000 100.0
100.0 100.0
924 =~ 962

96.1 988

925 94.1

9g.8 99.8

95.0 96.4
951 = 973

93.7 96.7

1. &pacc allocated to Storey is shown as ocoupied where thoro s a Storey tenant in place otherwise it s shown as vacant. Total occupancy for Campuses would rise
from 96.2% to 96.4% If Storey space were assumed to be fully fet

2. Inchludes accommodation under offcr or subject to asset management,

3, Whera occupiors have entered admunistration or CVA but are stil hable for rates, these are treated as cocudied, if units 17 advnistration are {reated as vacant,
then the occupancy rate for Retall & London Urban Logistics would reduce from 97 3% o 98 8%, and total occupancy would reduce from 96.7% to 96 4%

4 standalone residential

Portfolio Weighting

As at 31 March 2023
West End
City

Canada Water & other Campuses
Residential'

Campuses

Retail Parks

Shopping Centre

London Urban Logistics

Other Retail

Retail & London Urban Logistics

Total

London Weightin

41
0.7
66.6
202
7.6
3.0
2.6

J334

“100

73%

T anzs
£

" 2538

2,566
4585
90
5,650
1976
745
263
283

3,248

8,898

6,174

Qn a proportionally consobdatad basis incluaing the Groun's shan of 10t ventures and exclumng ~on-cont oling oierests

1 Standaione residential

250
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Annualised Rent & Estimated Rental Value (ERV)

Asa3iMarch 2023
Weast End?

City*

Other Campuses

Residential”

Campuses

Retail Parks

Shopping Centre

London Urban Logistics

QOther Retall

Retail & London Urban Logistics
Total

Annaa'ised rent (vaiation basis)

144

40
7
20

20 .

282

The Batism Land Company PLC 00621520

ERY Average ront

m Eem e
Total T_o_te\_ . Con:ra_e:;_ed;_ o = E_F?\_f_
82 127 57.3 745
88 120 56.1 618
6 7 27.0 345
176 254 55.1 60.2
158 a4 T o3y T T o003
82 77 26.1 236
7 12 139 212
20 18 143 12.6
267 251 225 20.3
443 505  30.4 304

On a proportionally consolidated basis including the group's share of joint ventures and funds, excluding committed, near term and assets held for developmant
1. Gross rents phus, where rent reviews are outstanding, any increases to ERV {as detarmined by the Group’s external valuers), less any ground rents payaile under
head leases, excludes contracted rent subject to rent free and future uolift

2 Annuahsed rent, plus rent subject to rent free
3. £psf metnics shown for office space only
4, Standalone residential

Rent Subject to Open Market Rent Review

}Vfar Qear to 31 March
As a3 March 2023
West End

City

Other Campuses
Residential’
Campuses
Retail Parks
Shopping Centre
Landon Urban Logistics

Other Retail

Retail & London Urban Logistics

Total

2024 2025 “zaza 2024-26 2024-28
. £m Erm £m o f%rl 7777&\2
5 15 1 29 52
15 8 1 50 56
- 1 - - - 1 1
20 24 36 27 ) 2 30 109
.“W-O N 8 9 a4 29 42
4 3 2 3 2 9 14
- 1 - - - 1 1
1 1 1 2 1 3 6

) 15 - _______'_YE_ n 14 7 - 42 &3
35 40 a7 41 9 122 172

O a groportionally consolidated basis including the Group’s share of joint veatures ang axchuding non-controlling interests as welt as committed. near term and

assets hela far cevalopment
1. Standalone resicential
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The British Land Company PLC Q0621820

OTHER INFORMATION (UNAUDITED) continued

For year to 31 March Coze 0 2025 T 2076 TTe027 7 2028 202426 2074-28
As ab 41 March 2023 e — e . _Em .. Em ko _Em o Em . Em | Em
West End 5 7 14 5 6 265 37
City 13 n 13 3 3 37 43
Other Campuses k] - - 1 - 3 4
Residential’ - - - - - - -
Campuses o o o . 21 18 27 ) 9 9 . 66 84
Retail Parks T30 20 25 1w s 78 109
Shopping Centre pi= 10 14 g 13 40 67
London Urban Logistics - 1 4 1 1 5 7
Other Retail 4 2 1 1 1 7 9
Retail & London Urban Logistics . 50 33 44 29 30 127 186
Total 7 mT s a3 s ws o
% of contracted rent 14 10 14 8 8 N 38 54

OCn a proportionally consolidated basis including the Groun's share of joint ventures and excluding non-contralling interests as well as committed, near tarm and
assets held for development
1. Standalonc resigential

Committed Developmaeants

E. Share 10Q% sq ft B¢ Current Cursgiw ERV 'F’ro—‘etﬂsl

Forocast

) jelelal Caiendar Yalur tocome £m- ungoer iRf
Year £im £m offer %

As at 31 March 2023 5 Sectar . . L T o o gt o . .
The Priestley Centre Life Science 100 83 Q42023 24 15 32 20 RV 21
Norton Folgate Office 100 335 Q4 2023 38 93 238 7.8 5 14
3 Shaldon Sguare Office 25 140 Q712024 29 10 25 1.7 1& 17
Aldgate Place, Phase 2 Residential 100 137 Q22024 86 44 6.4 - [S] 10
1 Broadgate* Office 50 544 Q2 2025 124 188 20.7 13.6 7 12
Canada Water
Roberts Close (Plat K13* Reasidential 50 62 Q32023 - 5 - -
The Dock Shed (Plot A2} Mixed use 50 246 Q4 2024 26 48 55 - Blended 10 Blended 13
1-3 Deal Porters Way (Plot AD? Mixed Use 50 270 Q42024 41 85 36 - I
Total Committed 1,817 648 488 65.7 25.1

On a proootionally consolicated pasis inzluding the Groun's snarg of joint vantu7es and funds (except a~ea which 1s snown at 100%)

1 From 31 March 2023 Cost 10 come excludes notional interest as interest 1z capitalised individually on cach develosment at our casitalisation rate

2. Estimated headhing rantal value net of rent payanle undor nead leases (axclucing tenant incentives)

4 The London Boraugh of Southwark has confirmed they will not be investing in Prase 1, but retain the rignt to participate n the develooment of subsequent plots
up to a Maximum of 20% witn their returns pro-rated accordingly

4. Pre-let & under offer excludes 114.000 sq ft of office space uncer option

5. Forecast iRRs reflect tre land value of tne point of commitments

6. Repased IRRs reflect current site valuns
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Near Term Development Pipeline

B Share 100% sa_f_t Sarngst Start Gurrent Valse Cout to came ERY
5

E.?.t 31 March 2023 Sector % elale] on 5ite £m o E,,Tl, . ,,ET}, p}ﬂ?}f{”‘”??ﬁ?‘“ o B
2 Flns_EuryAvenu_e_ T Ofﬁ_ce T o - SO 747 Gé 2023 o2 410 35.4 Consented
Peterhouse Extension,

Cambridge Life Science 100 896 Q32023 22 50 4.7 Consented
Vernay Road, Southwark {ondon Urban Logistics 100 200 Q4 2023 26 75 71 Submitted
Mandela Way, Sonrhwark | ondon Urban Loagistics 100 144 Q4 2023 17 53 4.7 Submitted

The Box, Paddington London Urban Logistics 100 121 Q4 2023 42 4l hbh  Consented

5 Kingdom Street Office 100 21N Q2 2024 60 226 19.0 Consented
Canada Water

?_I_’_._E_\NOFRS (Plots H1 & H2) Mixed Use 50 281 Q32024 7 & 92 86 Outline Consented
Total Near Term B 1,800 245 947 85.0

On a proportionally consolidated basis including tho Group's share of joint ventures and funds (except area which 1s shown at 100%)
1 From 31 Marcn 2023 Cost 1o comao excludes national interost as interest 1s caprtalised individually on cacn development at our capitalisabion rate
2. Esttmated headline rental value net of rent payable under head leases {excluding tenant incentives)

Medium Term Development Pipeline

"B Share | 100% 5q &
As at 31 March 2023 Sector % . C_)Cl:) N Fj_\_airjln_g §‘_3t_us o
1Appold Street Office 50 404 Consented
International House, Ealing Office 100 165 Consented
Euston Tower Office jlo]e] 571 Pre-submission
Finsbury Sguare London Urban Logistics 100 81 Pre-submission
Thurrock London Urban L.ogistics 100 644 Submitted
Enfield, Heritage House London Urban Logistics 100 437 Submitted
Hannah Close, Wembley London Urban Logistics 100 668 Pre-submission
Meadowhall London Urban Logistics 50 611 Consented
West One Development Mixed Use 25 73  Consented
Faling - 10-40, The Broadway Mixed Use 100 320 Consented
Canada Water
Plot H3 Office 50 313  Qutline consent
Zone L Residential 50 200 Consented
Plot F2 Mixed Use 50 447 Consented
Future phases’ Mixed Use 50 3,260 OCutline consent
Total Medium Term 8,194

On a preportionally consaldated oasis including the Grouo's share of joint venturaes and funds (except area which is shown at 100%)
1. The London Borough of Southwark has the right to invest in up to 20% of the completed dovelopment. The ownership share of the joint venture betweon Batish
Land and AustralianSuper will change over time dopending on the level of contributions made, but will be no less than 80%

EPRA best practice recommendations on sustainability reporting

We have received Gold Awards for sustainability reporting from the European Public Real Estate Association (EPRA), 11 years
running. Selected data in the Sustainability Progress Report 2023 has been independently assured by DNV in accordance with
the International Standard on Assurance Engagements {ISAE) 3000 revised - Assurance Engagements other than Audits and
Reviews of Historical Financial Information’ (revised), issuad by the International Auditing and Assurance Standards Board.

N This year, full disclosure against the EPRA Sustainability Best Practice Recommendations can be found in the Sustainability
e Progress Repert 2023 at britishland.com/data.

Governance indicators

Aé‘couums ZC-Q
Composition of the highest governance body Board's Executive and No xacutive Directors pages 108 to 1M
Tenures of Mon-Executive Directors page 129

I}IchmahngaTrdséi;Etln;thj?mhes?gov;nance body Appointment process for new Directors page 12& -

Process for managing conflicts of interest Board procedure for managing conflicts of interest page 115
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TEN YEAR RECORD

The table below summanses the last ten years results cash flows and balance sheets.

"Restatedt

The British Land Company PLC 00621320

R’es ated*
2023 2022 0N 2020 2019 2018 Pl 2016 205 2014

_____ Em __ Em Em £m £ £ £ £m Em _Em
SummarLsgd income s;atement‘ - - . S ]
Gross rental income 493 493 509 560 576 813 843 634 818 557
Net rental income 4468 425 359 478 532 576 610 620 585 562
Net fees and other income 18 13 N 13 10 15 17 17 17 15
Net financing charges Mmooy (03 am a2 28 (sl (180)  (20h  (202)
Administrative sxpense _ . (89) (89 _ (74) (74 (8D (83 _ (86) (94)  (88)  (78)
Underlying Profit 264 247 193 306 340 380 390 363 313 297
Exceptional costs
{not included in Underlying Profit) - - - - - - - - - -
Dividends paid 215 157 78 148 298 302 295 287 277 266
Summarised balance sheets’
Total properties at valuation® 8,907 10,476 9,140 MI7z7 12,316 13,716 13,240 14,648 13,677 12,040
EPRA net debt _(3,127) _(3397) (2877) (3.854) (3521) (3.973) (4.223) (4.765) (4,918) (4,890}
Other assats and liabilities (293) (273 (221 (Nm  (146)  (183) (219y 191 276 (123)
EPRA NTA/NAV (Fully diluted)® 5,487 6806 6080 7213 8649 9560 9498 10074 9035 7077
Cash flow movement - Group only
Cash generated from operations 238 256 218 404 617 351 379 341 8 243
Otier cashflows from operations 20D B (29 < 2 Q6 47 (33) (2D
Net cash inflow from T i
operating activities 240 245 149 375 613 353 363 294 2B5 218
Cash inflow (outflow) from
capital expenditure, investments,
acquisitions and disposals 26 (85) 910 (361 87 346 470 230 any  (BBO)
Equity dividends paid B {£213) (158 (76)  (295) (298) (304) (285) (235 (228) (159>
Cash (outﬂow)"mﬂow from ’ . o T ' 7 o o
management of liquid resources
and financing (339) 215 (1,022} 232 (365) (404) (538) (283 20 607
(Decrease) increase in cash‘-’ 14 (B80) (39) (55) 137 (9) ] - 5 '(34) 7
Capital veturns
Growth in net assets? {19.4)% N9% (i1573% (166)% (9.5)% Q7% (57)% 1N.5% 28.6% 17.8%
Total accounting return (16.3)% 146% (4.6)% MO% (3I3% B.9% 2.7%  142% 245% 20.0%
Total accounting return -
pre-exceptional {16.3)% 14.6% (4.6)% M0¥% (3.3)% 8.9% 2.7% 14.2% 24.5% 20.0%
Per share information - - - )
EPRA NTA/NAV per share’ 588p  730p 65  774p  $05p  967p  915p  919p  829p  688H
Memaorandum e o /s /e T/
Dividends declared in the year _ 22.64p 2182p 15.0p 16.0p 31.0p 30p 292p 284p 277p 27.0p
Dividends paid in the year 2332p 1696p  B84p 3155 30Sp  296p 288p 280p  273p  267p
Diluted e earnings T ' S 4 o o -
Underlying earnings per share 28.3p 27.0p 18.0p 327p 349p 37.4p 378p 34p  306p 294p
IFRS (lass) earnings per sharet (M2.0)p 1035p (108.0)p (MO.O)p (30.0)p 485p 4.7 M9.7p 1673p 110.2p

inclyding snare of [ont vantures and funas,

ncluging rastatement 11 2016,

[ R N TN

Fimancial Statemants for further information

254

Reopresents movomeAt In cash ang ¢asn couwatcnts under iFRS
EPRA NTA s disclosed 1n 2022 to 2021 and FPRA NAY 15 discloses from 2020 to 2014,
EPRA NTA pershare 13 cisclosed in 2022 to 2021 and EPRA NAY oer snare is disciosec from 2020 to 2014
Priar year comparatives nave been restated for a change 11 accounting nohizias 11 respect of rental £oncossions and tenant dooosits Refor to Nate 1 of the
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SHAREHOLDER INFORMATION

Analysis of shareholders - 31 March 2023

Number Balance as at

20_2_2/23 . Ef_tmldln_g_s % 31 March 2023’ %
1-1,000 3,604 5690 1320348 014
1.001-5,600 1467 2316 3,305,541  0.35
5,001-20,000 483 763 4,823,778 0.51
20,001-50.000 199 3.4 5,262,074 067
50,001-highest 581 917 922623238 0833
Total 6,334 100 938,334,979 100
Holder type e
Individuals 4,990  78.78 8855061 094
Nominee and

institutional

investors 1344 2122 929479918 99.06
Total 6,334 100 938,334,979 100

1. Cxeluding 11.266,245 sharas held in treasury

Registrars

British t.and has appointed Fquiniti Limited (Fguiniti) to
administer its shareholder register. Equiniti can be
contacted at:

Aspect House
Spencer Road
Lancing, West Sussex BN99 GDA

Tel +44 (0)371 384 2143 (UK and Overseas callers)

Lines are open from 8.30am to 5.30pm Monday to Friday
excluding public holidays in England and Wales.

Website: shareview.co.uk
By registaring with Shareview, shareholders can:

- view their British Land shareholding online
- update their details
- elect to receive shareholder mailings electronically

Equiniti is also the Registrar for the BLD Property Holdings
Limited Stock.

Share dealing facilities

By registering with Shareview, Equiniti also provides existing
and prospective UK sharehoiders with a share dealing facility
for buying and selling British Land shares online or by phone.

N For more information, contact Equiniti at shareview.co.uk/
7 dealing or call 03456 037 037 (Monday to Friday
excluding public holidays from 8.00am to 4.30pm, or for
enquiries from 8.00am to 6.00pm). Existing British Land
shareholders will need the reference number given on
their share certificate to register. Similar share dealing
facilities are provided by other brokers, banks and
financial services.

Website and shareholder communications

The British Land corporate webksite contains a wealth of
material for shareholders, including the current share price,
press releases and information on dividends. The website can
be accessed at britishland.com

British Land encourages its shareholders to receive
shareholder communications electronically. This enables
sharehalders to receive information quickly and securely as
well as in a more environmentally friendly and cost-effective
manner. Further information can ke obtained from Shareview
or the Sharehocider Helpline.

Tha British Land Company PLC 00621920

ShareGift

Shareholders with a small number of shares, the value

of which makes it uneconomic to sell them, may wish to
consider donating their shares to charity. ShareGift is a
registered charity (No. 1052686) which collects and sells
unwanted shares and uses the proceeds to support a wide
range of UK charities. A ShareGift donation form can be
cbtained from Equiniti.

Further information about ShareGift can be obtained from
their website: sharegift.org

Honorary President

In recognition of his work building British Land into the
industry leading company it is today, Sir John Ritblat was
appointed as Honorary President on his retirement from the
Board in December 2006.

Registered office

The British LLand Company PL.C

York House

45 Seymour Street, London W1H 7LX

Telephone: +44 ()20 7486 4466
Registered number: 621920
Website: britishland.com

Dividends

As a REIT, British Land pays Property Income Distribution
{PID) and non-Property Income Distribution (non-PiD)
dividends More information on REITs and PiDs can be
found in the Investors section of our website at
britishland.com/dividends

British Land dividends can be paid directly into your bank or
building society account instead of being despatched to you
by cheque. More information about the benefits of having
dividends pald directly into your bank or building society
account, and the mandate form to set this up, can be found
in the Investors section of our website at britishland.com/
dividend-fags

Scrip Dividend Scheme

British Land may offer shareholders the opportunity to
participate in the Scrip Dividend Scheme by offering a

Scrip Alternative to a particular dividend from time to time.
The Scrip Dividend Scheme allows participating shareholders
to receive additional shares instead of a cash dividend.

__% For more information please visit the investors section
of our website at britishland.com/scrip-dividend-scheme

Unsolicited mail

British Land is required by law to make its share register
available on request to other organisations This may result
in the receipt of unsclicited mail. To ilimit this, shareholders
may register with the Mailing Preference Service. For more
information, or to register, visit mpsonline org.uk

Shareholders are also advised to be vigilant in regard

to share fraud which includes telephone calls offering

free investment agvice or offers to buy and sell shares at
discounted or highly inflated prices. If it sounds too good to
be true, it often is. Further information can be found on the
Financial Conduct Authority’s website fca.org.uk/scams or
by calling the FCA Consumer Heipline on 0800 111 6768
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SHAREHOLDER INFORMATION confinued

Tax
The Group elected for REIT status on 1 January 2007, paving
a £308m conversion charge to HMRC in the same year

As a consequence of the Group's REIT status, tax is not
levied within the corporate group on the qualifying property
rantal business but is instead deducted from distributions

of such income as Property Income Distributions (PID) to
shareholders. Any income which does not fall within the REIT
regime is subject to tax within the Group in the usual way
This includes profits on property trading activity, property-
related fee income and interast income.

.“% Further information on our Tax Strategy can be found in
the section Qur Approach to Tax Strategy at britishland.
com/governance.

Forward-looking statements

This Annual Raport contains certain (and we may make
other verbal or written) 'forward-looking’ statements.

These forward-looking statements include all matters that
are not historical facts. Such staterments reflect current views,
intentions, expectations, forecasts and beliefs of British Land
concerning, among other things, our markets, activities,
projections, strategy, pfans, initiatives, objectives,
performance, financial condition, liquidity, growth and
prospects, as well as assumptions about future events

and developments. Such 'forward-looking’ statements can
sometimaes, but not always, be identified by their reference
to a date or point in the future, the future tense, or the use
of ‘forward-looking' terminclogy, including terms such as
‘believes’, 'considers’. "estimatas’, ‘anticipates’, 'expects’,
forecasts’, ‘intends’, ‘cantinues’, 'due’, ‘potential’, ‘possible’
‘plans’, 'seeks’, ‘projects’, ‘budget’, ‘ambition’, ‘missiorny,
‘objective’, ‘'goal’, ‘guidance’, ‘trends’, ‘future’, 'outlook’,
‘schedule’, target’, ‘aim’, 'may’, ‘likely to’, ‘will’, ‘would’, 'could’,
'should” or similar expressions or in each case their negative
or other variations or comparable terminology. By their
nature, forward-looking statements involve inherent known
and unknown risks, assumptions and unceartainties because
they relate to future events and circumstances and depend
on circumstances which may or may not occur and may be
beyond our ability to control, predict or estimate. Forward-
looking statements should be regarded with caution as
actual outcomes ¢r results, or plans or objectives, may
differ materially from those expressed in or implied by such
statements. Recipients should not place reliance on, and are
cautioned about rebying on, any forward-looking statements.

Important factors that could cause actual results {including
the payment of dividends), performance or achievaments

of British Land to differ materially from any cutcames and
resuits expressed or implied by such forward-iooking
statements include, among other things' (&) general business
and political, social and economic conditions globally, (b) the
consequences of the United Kingdom's withdrawal from the
Eurspean Wnion, () industry and market trends (ncluding
demand in the property investment rmarket and property
price volatility), (d) competition, (e) the behaviour of other
market participants, (f) changes in government and other
regulation including in relation to the environment, landlord
and tenant law, heazlth and safety and taxation (in particular,
i respect of British Land’s status as a8 Real Estate Investment
Trust), (@) inflation and consumer confidence, (h) labour
relations and work stoppages, (i) natural disasters and
adverse weather conditions, (j) terrorism and acts of war,

(k) British Land’s overall business strategy, risk appetite and
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investment choices in its portfolio management, (1) legal

or othar proceedings against or affecting British Land,

(m) reliable and secure IT infrastructure, (n) changes in
occupter demand and tenant default, (o) changes in financiat
and eguity markets including interest and exchange rate
fluctuations, (p) changes in accounting practices and the
interpretation of accounting standards, () the availability
and cost of finance, {r) the conseguences of the Covid-19
pandemic, {s) changes in construction supplies and labour
availability or cost inflation and (t) the Ukraine conflict and
its impact on supply chains and the macroeconomic outlook.

The Company’s principal risks are described in greater detail
in the section of this Annual Report headed Principal Risks
on pages 51 to 6Q (inclusive). Forward-loaking statements

in this Annual Report, or the British Land website or made
subsequently, which are attributable to British Land or
persens acting on its behalf, should therefore be construed
in fight of all such factors.

Information contained in this Annual Report relating to
British Land or its share price or the yield on its shares is not
a guarantee of, and should not be relied upcen as an indicator
of, future performance, and nothing in this Annual Report
should be construed as a profit forecast or profit estimate, or
be taken as implying that the earnings of British Land for the
current year or future years will necessarily match or exceed
the historical or published earnings of British Land. Any
forward-looking statements made by or on behalf of British
Land speak only as of the date they are made. Such forward-
looking statements are expressly qualified in their entirety
by the factors referred to above and no representation,
assurance, guarantee ar warranty is given in relation to them
{whether by British tand or any of its associates, Directors,
officers. employees or adwvisers), including as to their
completeness, accuracy, fairness, reliability, the basis

on which they were prepared, or their achievement or
reascnableness Other than in accordance with our legal

and regulatory obligations (including under the UK Financial
Conduct Authority’s Listing Ruies, Disclosure Guidance and
Transparency Rules, the UK Market Abuse Reguiation, and
the requirements of the Financial Conduct Authority and

the London Stock Exchanga), British Land does not intend
or undertake any obhgation to update or revise publicly
forward-looking statements to reflect any changes in British
Land's expectations with regard thereto or any changes in
information, events, cenditions, ¢ircumstances or other
information on which any such statement is based. This
document shall not, under any circumstances, create any
implication that there has been no change in the business

or affairs of British Land since the date of this document or
that the information contained herein is correct as at any
time subseqguent to this date.

Nothing in this document shall constitute, in any jurisdiction, an
offer or solicitation to sell or purchase any securities or other
financial instruments, nor shall it constitute a recommendation,
invitation or inducement, or advice, in respect of any
securities or other financial instruments or any other matter.

The Annual Report has beean prepared for, and only for, the
rmembers of British Land, as a body, and no other persons.
British Land, its Directors, officers, employees or advisers
do not accept or assume responsibility to any other person
to whom this document Is shown or into whose hands

it may come, and any such responsibility or lability is
expressty disclaimed
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